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This ‘Profile’ brings together a range of key facts about the Bodmin Community Network 
Area that will act as an evidence base to help determine how much growth the area should 
accommodate over the next twenty years to maintain to enhance its viability and 
resilience. Each ‘Profile’ is split into three sections: Policy Objectives, Infrastructure & 
Environmental Considerations and Socio-Economic Considerations. 
 
Summaries have been provided to indicate what the key facts might mean in terms of the 
need for growth – and symbols have been used as follows to give a quick overview: 
 

 
 

  

Supports the case for future 
growth 

No conclusion reached/ 
neutral factor/further 

evidence required 

Suggests concern over 
future growth 

 
Bodmin Overview: The Bodmin Community Network Area contains 7 parishes and a 
range of settlements. Bodmin is the key settlement within this area, and acts as the local 
service centre to the smaller settlements surrounding it. Larger villages in the area include 
Lanivet, Blisland and Helland whereas smaller villages include Millpool and Withiel. 
 
Bodmin town stands within a bowl of land surrounded by ancient field systems, and is 
ringed by various sites such as the Gilbert Monument, Berry Tower, Castle Canyke and the 
Gaol. It is historically Cornwall's chief town, and an ancient focus of roads heavily 
influences the grain and structure of the surrounding area. Its urban topography and built 
environment are of outstanding significance, including such things as the ancient burgage 
plots; as are the remains of former county-functions (e.g. Shire Hall, Gaol, Hospital, 
barracks) which have a Cornwall-wide significance1. 
 
The rural hinterland is typified by high moor lands in the east, largely empty of settlement 
(Temple being the only settlement of size), but full of archaeological remains, contrasting  
with the surrounding shouldering slopes and deep, wooded valleys - an area of richer 
farmland, large villages (Blisland, Cardinham), ornamental grounds, commercial 
woodlands. This mix of fragmented landscapes, large estates, ornamented and commercial 
forestry typifies much of the rest of the CNA, despite nominal changes in landforms and 
landscape - the influence of large estates is perhaps more marked here than in any other 
part of Cornwall1. 
 
The following section outlines key facts about the Bodmin area, and provides the 
background information that has been used to produce the overall conclusions on what 
factors could promote or inhibit additional growth in the area. 
 
 
 
 
 
 
 
 
 
 
 
 

                                            
1 Cornwall Council (2011) Bodmin Historic Environment Data Sheet - http://www.cornwall.gov.uk/default.aspx?page=19064  
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Section 1: Policy Objectives: this section identifies how the Bodmin area can contribute 
towards achieving the key strategic ambitions for Cornwall as set out in Future Cornwall2. In 
terms of the spatial strategy required to accomplish this, development is necessary to meet 
the needs of Cornwall’s communities for homes, jobs and access to our daily needs in a way 
that can improve our health. The role of the Cornwall Local Plan: Strategic Policies3 
document is to manage change and development pressures to enable and facilitate 
Cornwall’s wider objectives. 

 
Housing Need: Key Facts 
 There were 8,331 dwellings in the Bodmin area in 20114 and of these - 7,877 (94.6%) 

had at least one resident compared to the Cornwall average of 89%. 
 The number of additional households5 created by population growth could be around 

3,000 (5,000 population) in the next twenty years if trends up to 2008 continue as they 
have done. Many of these additional households will require new homes to be delivered. 

 555 people on the Home Choice Housing Register6 (waiting list) that are classed as in 
housing need (Bands A-D) have identified Bodmin as their preferred location (about 5% 
of the total). Another 630 people (Band E) have expressed a desire to live in Bodmin 
and are also recorded in the Register.  

 23 affordable homes7 are required each year to meet need – 0.29% of households 
compared to 0.65% of households across Cornwall. 

 
Growth 
Factor 

The number of new households in the area is forecast to grow by up to 3,000 
over the next twenty years if current trends continue, and many of these 
households will require additional homes to be built. In addition there is a need 
for over 200 additional affordable homes to be provided over the next ten 
years to accommodate those already in housing need, although the Housing 
register suggests this figure should be considerably higher.  

 

 
Housing Supply: Key Facts 
 8,3318 dwellings in 2011 – 3.2% of Cornwall’s dwellings  
 There has been a 32% increase in dwelling numbers9 (1991-2012 – average of 22.4% 

across Cornwall). Some 114 new dwellings per annum have been built in the area, 
predominantly in Bodmin town.  

 Work undertaken suggests that Bodmin town should grow by about 3,000 dwellings, 
although this will require a step change in delivery rates. The latest SHLAA10 has 
identified sufficient capacity in the urban area to accommodate this level of growth.  

 The surrounding rural area is proposed to accommodate around 200 dwellings in order 
to meet local needs housing and to support existing rural communities and facilities. 
Information is available on land availability11 in the smaller settlements in the area and 
this would suggest that there is potentially enough identified sites to accommodate the 
proposed growth. Past development rates of 10 dwellings p.a. (106 new dwellings 
between 1991 and 2012) would suggest that the levels of growth proposed are able to 
be accommodated. 

                                            
2 Future Cornwall (2010) Community Strategy - http://www.futurecornwall.org.uk/Default.aspx?page=5  
3 Cornwall Council (2013) Cornwall Local Plan: Strategic Policies Proposed Submission Version - 
http://www.cornwall.gov.uk/default.aspx?page=22887  
4 Office for National Statistics (2013) Census 2011 February 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
5 Cornwall Council (2010) PopGroup population and household projections 
6 Cornwall Council (2012) Home Choice Housing Register 
7 Peter Smith Research & Consulting (2010) Cornwall Housing Market Strategic Evidence Base 2010 Update - 
http://www.cornwall.gov.uk/default.aspx?page=17559  
8 Office for National Statistics (2013) Census 2011 February 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
9 Cornwall Council (2012) Housing Land Availability 
10 Cornwall Council (2012) Strategic Housing Land Availability Assessment 2012 Update - 
http://www.cornwall.gov.uk/default.aspx?page=19177  
11 Cornwall Council (2012) Strategic Housing Land Availability Assessment 2012 Update - 
http://www.cornwall.gov.uk/default.aspx?page=19177 
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 As at 31st March 2012 there were 48 dwellings under construction and 335 
unimplemented planning permissions12 across the area. 197 dwellings have been 
completed between 2010 and 2012. Given that a figure of 3,200 dwellings for the area 
has been chosen, almost 20% of this figure is already accounted for two years into the 
plan period.  

 About 1.9% of dwellings were registered as empty properties13 - Cornwall average 1.6% 
(2012) and 3.4% of properties were registered as second homes – Cornwall average 
5.4%. These figures indicate that a slightly higher than average proportion of dwellings 
remain vacant, and that there is minimal competition from other types of dwelling 
occupiers – most dwellings are used by permanent residents. 

 33% of dwellings paying Council Tax in 2012 were occupied by one person in the 
Bodmin area compared to the Cornwall average of 30.7%. 

 Average household size in the Bodmin area was estimated to be 2.33 in 201114 
compared to a Cornwall average of 2.27 indicating that there were more people per 
house than on average across Cornwall. 

 
The rate of new dwellings constructed in this area in recent times is at a slightly 
higher level than the average across Cornwall. This level will have to increase 
somewhat in Bodmin town to accommodate the additional population the area is 
predicted to grow by for the 3,000 growth target.  

 

Land to accommodate up to 5,000 homes has been identified in and around 
Bodmin town indicating capacity for growth.  

 

A small amount of housing land will be required in smaller settlements in the 
area (200 dwellings). Development rates over the last twenty years would 
suggest that this rate of delivery is achievable.  

 

Growth 
Factor 

The majority of new dwellings delivered in the area are likely to be used by 
permanent residents. 

 

 
Economy and Regeneration: Key Facts 
 This area falls within the St Austell Travel to Work Area, and as a result is in 

competition with other main centres such as St Austell, Liskeard and Newquay in 
attracting high quality business and employment. Given that more people work in 
Bodmin (5% of Cornwall’s total) than live in Bodmin (3.6% of Cornwall’s total) it 
appears to be competing successfully. 

 The Bodmin area produces 5%15 of Cornwall’s Gross Value Added figures. 
 Bodmin is a major commercial centre due to its connectivity via the A30 and A38, and 

has generated employment growth and development interest. The town is exposed in 
terms of some manufacturing industries such as food and drink and publishing/printing. 
The town has a number of large industrial estates including Walker Lines, Bodmin 
Business Park and Callywith Gate16. 

 A major scheme is proposed for the redevelopment of the Callywith Gate Industrial 
Estate in Bodmin town to provide larger, higher quality units suitable for high growth 
sector/knowledge based industries. Other schemes are proposed on the Walker Lines 
Industrial Estate and at St Lawrence’s Beacon Technology Park17. 

 Bodmin is a major employment centre for North Cornwall but is overly reliant on a 
limited range of jobs. Skill levels are below the County average and wages are relatively 
low18. 

                                            
12 Cornwall Council (2012) Housing Land Availability - http://www.cornwall.gov.uk/default.aspx?page=22474  
13 Cornwall Council (2012) Council Tax  
14 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
15 Cornwall Council (2011) Economic Development Intelligence Report (estimates) 
16 Nathaniel Lichfield & Partners (2010) Cornwall Employment Land Review - 
http://www.cornwall.gov.uk/default.aspx?page=26986  
17 Convergence Programme for Cornwall & Isles of Scilly - http://www.convergencecornwall.com/   
18 GVA Grimley and New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064 
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 No conclusive information of the need for additional employment land can be drawn out 
of the Cornwall Employment Land Review19 as Bodmin is part of the wider St Austell 
travel to work area. 

 In 201120, 25% of those aged 16 plus in the Bodmin area had no qualification compared 
to the Cornwall average of 22.4%. Of the remainder, 20.3% had level 4 and above 
qualifications in the Bodmin area compared to 25% on average across Cornwall. 

 
This area is within the same Travel to Work Area as St Austell, Liskeard and 
Newquay, and has to compete with these other urban centres in terms of 
attracting high quality business and employment workers and employers. It is 
currently performing well. 

 

The Bodmin area appears to be producing just over 5% of Cornwall’s GVA from 
less than 4% of Cornwall’s population, indicating that it is a good location for 
improving Cornwall’s overall economic output 

 

There are major schemes being proposed to enhance employment 
opportunities in the Town. 

 

Growth 
Factor 

Local skill levels are more of an issue in this area when compared to the 
average across Cornwall. 

 

 
Community Aspirations21 22: Key Facts 
 Identify the level and location of new growth. Create a better balance between the 

amount of housing and jobs and enable the delivery of affordable housing.   
 Promote better quality jobs to create a more balanced economy. 
 Expand Bodmin town centre to help to retain a greater level of comparison shopping 

trips. Maintain and enhance local shops, facilities and services with the aim of providing 
for local communities. 

 Address deprivation in education, training, skills, health as well as issues relating to 
disability. 

 Address the traffic congestion that leads to the air quality issues in the town centre at 
Bodmin. Promote walking and cycling links to Lanhydrock. 

 Ensure development is sensitive to the natural, built and historic environment of the 
area. 

 Investigate the need for new road infrastructure to address congestion and air quality 
issues and to allow continued growth of Bodmin, support drainage infrastructure and 
promote ICT infrastructure. 

 
Research and consultation on the Bodmin Masterplan area have lead to the identification of 
the Objectives listed below. 
 Improving the town centre 
 Improving the tourism offer 
 Improving the quality of jobs 
 Improving training and education 
 Improving air quality in the town centre 
 Improving potential for sustainable energy 
 Improving access to affordable housing 
 Improving arrival into the town 
 Improving access to green space 
 Improving public transport 
 
 

                                            
19 Nathaniel Lichfield & Partners (2010) Cornwall Employment Land Review - 
http://www.cornwall.gov.uk/default.aspx?page=26986 
20 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
21 Cornwall Council (2011) Bodmin Place Based Paper and the Options Response Report - 
http://www.cornwall.gov.uk/default.aspx?page=19064 and http://www.cornwall.gov.uk/default.aspx?page=32790    
22 GVA Grimley & New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064   
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The number of affordable homes that can be provided will be related to the 
number of total homes developed. High growth levels will enable the delivery of 
high numbers of affordable homes. 
 

 

Bodmin has aspirations to grow as long as it is carefully planned and is 
sustainable. 

 

The development of new housing to better balance the number of jobs is 
required, as is planning for the enablement of better quality jobs.  

 

Access to shops, community facilities and services in the town and villages in 
the area is important and growth can maintain or enhance the viability of 
existing provision. 

 

Growth 
Factor 

A proposed area of growth and associated distributor road could alleviate the 
problems of air quality in the town centre by diverting a significant proportion 
of traffic away from the town centre. 

 

 
Section 2: Infrastructure and Environmental Considerations: this section aims to 
demonstrate the ability of the area to cope with additional development, and to identify 
where there are specific constraints that will need to be carefully managed or mitigated 
against. 

Infrastructure23: Key Facts 
 Education – additional capacity is required to meet the need for primary age places in 

Bodmin town, and two of the existing primary schools will be required to expand to 
meet the needs of the proposed growth. Primary schools in the rural area are close to or 
exceeding capacity in some settlements (e.g. Nanstallon and Lanivet) and have a 
significant amount of capacity in other settlements (e.g. Cardinham and Blisland). 
Capacity for secondary school places in the area can be accommodated in the short to 
medium term at Bodmin College – additional assessment is required to assess capacity 
in the longer term. 

 In terms of the capacity of existing utilities (i.e. water, sewage, electricity, gas) a new 
electricity sub-station is proposed in this area. There are capacity issues with the waste 
water treatment facility in Bodmin town due to hydraulic overloads in several places 
(mainly due to domestic blockages, high rainfall and root damage). The capacity to cope 
with additional development will need to be assessed. 

 Bodmin town has a good range of spaces available to residents including allotments, 
sports pitches, children’s equipped play areas, informal green space and indoor sports 
facilities. Many of the settlements in the rural area include some small equipped play 
areas, informal green space and sports pitches. The Bodmin Masterplan24 has identified 
a number of improvements and new spaces as part of the proposed growth options. 

 Healthcare – residents can access their main healthcare providers in Bodmin town 
(doctors, dentists, opticians, chemists and the Community Hospital) and there is a part 
time doctors’ surgery held in Blisland Village hall. It is estimated that up to four 
additional doctors may be required in the Bodmin area depending on the level of growth 
proposed. More work needs to be undertaken to assess the need for additional dentists 
and other healthcare providers. 

 Crematoria and Cemeteries – crematoria capacity is sufficient to meet demand over the 
next twenty years whichever level of growth is proposed. In terms of the capacity of 
burial space, work is being undertaken to assess need. 

 
 
 
 
 
 

                                            
23 Cornwall Council (2012) Draft Infrastructure Needs Assessment Schedules - 
http://www.futurecornwall.org.uk/default.aspx?page=354  
24 GVA Grimley & New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064  
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Bodmin town residents have access to a wide range of infrastructure, and 
growth will help maintain or enhance these services and facilities.  

 

Rural residents in the area have access to some infrastructure and additional 
growth may help maintain these services and facilities. Rural residents will 
always need to travel to Bodmin or other urban areas to access key services 
and facilities. 

 

Growth 
Factor 

New development in the area will require additional infrastructure to be 
delivered, particularly in terms of primary age education, healthcare and 
improved public transport options. 

 

 
Transport Links & Accessibility: Key Facts 
 Bodmin town is on the strategic road network (A30 and A38) and has good access 

within and out of Cornwall. Other settlements in the area generally have good access to 
this network. 

 Traffic congestion in Bodmin town is an issue with related air quality issues, and some 
junction improvements are being proposed.  

 Improvements are required in terms of cycling and pedestrian routes in and around 
Bodmin town.  

 No mainline rail services – nearest access is about four miles away from Bodmin town. 
There is a rail link into the town via the Bodmin & Wenford Railway (tourist attraction). 

 Bodmin town has a good travel to work bus service25 to key centres such as Liskeard, St 
Austell, Truro and Newquay – settlements in the rural area have limited bus services 
and the majority do not have access to a travel to work bus service, resulting in a high 
dependency on private transport. 

 

Bodmin is strategically placed on the A30 and A38 within and out of Cornwall 
and growth will enhance the Town’s position as a key employment centre in the 
East of Cornwall.  

 

Good public transport links are available between Bodmin town and other key 
urban settlements, and an appropriate level of growth will help maintain and 
enhance the current level of service, and may help reduce the amount of 
subsidy required to currently run these services. 

 

Public transport is an issue in the rural area, and many residents are reliant on 
private transport to access employment and other key services and facilities. 
Growth may exacerbate this problem and increase the use made of private 
transport, or it could improve the viability of public transport options and 
facilitate the provision of additional or more frequent bus services. 

 

Growth 
Factor 

Congestion is an issue in the town centre and particularly the Dennison Road 
area, and additional housing development will increase the pressure unless 
mitigation works are put in place. 

 

 

Environment: Key Facts 
 A large part of the north east corner of the Bodmin area (Bodmin Moor) is designated as 

an Area of Outstanding Natural Beauty and Site of Strategic Scientific Interest26.  
 Important landscape designations in the area are identified on the map below: 

                                            
25 Cornwall Council (2011) Passenger Transport - http://www.cornwall.gov.uk/default.aspx?page=4476  
26 Cornwall Council (2011) Geographic Information System 
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 The Bodmin area is divided into five landscape type areas27. 
 Flood Risk & Mitigation – work needs to be undertaken to understand these issues in the 

Bodmin area, although some work has been identified as part of the Bodmin Masterplan 
proposals28. Proposed are schemes at Bodmin Leat, the flood alleviation scheme, Fore 
Street and so on29. 

 Historic Environment – Bodmin is essentially an early medieval monastic settlement 
which developed in a linear form along the valley side from the religious core of the 
Priory and its grounds. The town's constrained central street pattern still largely reflects 
the medieval layout, although relatively little above ground evidence remains from this 
period apart from the Parish Church30. The town's character owes much to its Victorian 
period of development which has been retained substantially intact from the St Petrocs 
Church area through to St Lawrence's Hospital31. 

 Conservation area statements are available for both Blisland and Bodmin32. 
 The Environment Service has identified major heritage at risk as the Public Rooms, 

Chantry Chapel, Bodmin Shop Fronts, St Lawrence’s and Priory House. Work is required 
on Bodmin’s historic buildings, conservation areas, historic landscape character reviews, 
highway heritage assets and Cornish character33. 

 
 
 

                                            
27 Cornwall Council (2007) Cornwall & Isles of Scilly Landscape Character Study - 
http://www.cornwall.gov.uk/default.aspx?page=24874  
28 GVA Grimley & New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064  
29 Cornwall Council (2012) Draft Infrastructure Needs Assessment Schedules - 
http://www.futurecornwall.org.uk/default.aspx?page=354  
30 North Cornwall District Council (1999) Bodmin Town Conservation Area Character Appraisal - 
http://www.cornwall.gov.uk/default.aspx?page=17406  
31 North Cornwall District Council (1999) North Cornwall District Local Plan Part 2 - 
http://www.cornwall.gov.uk/default.aspx?page=17400  
32 North Cornwall District Council/Cornwall Council various) Conservation Area statements - 
http://www.cornwall.gov.uk/default.aspx?page=17406  
33 Cornwall Council (2011) Historic Environment Data Sheets - http://www.cornwall.gov.uk/default.aspx?page=19064   
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A large part of the area falls within nationally recognised landscape and historic 
character designations. The focus of development in the area will be in Bodmin 
town, and any new development proposed has to be carefully planned to 
minimise its impact on the historic character of the settlement.  

 Growth 
Factor 

Water management and flooding is a concern particularly in Bodmin and 
mitigation works may be required in or as a result of new developments. 

 

 
Section 3: Socio-Economic Considerations: this section aims to identify what socio-
economic factors in the area exist that would indicate either a need for growth to meet 
future needs or which suggest a limited level of growth is required. 

Population: Key Facts34 
 Population of 18,656 (2011)35 – 3.5% of Cornwall’s population 
 The population growth rate between 2001 and 2011 is similar (6.6%) to the Cornwall 

average (6.6%) 
 Population by age36 in the Bodmin area comprises 16.4% aged 0-15; 63.5% aged 16-64 

and 20.1% aged 65 plus compared to 15.2%, 62.8% and 22.1% respectively across 
Cornwall, indicating a younger population than on average. 

 Based on trends experienced up to 2008, the population could increase by around 
5,00037 (26%) (3,000 households) between 2010 and 2030. 

 The area has a current dependency ratio of 68.2 which is lower than the Cornwall 
average of 72.2. This means there are fewer people in the younger and older age 
groups that need supporting by the working age population. 

 The Bodmin area accounts for about 5.2% of Cornwall by area (18,320 hectares). 
 Population density of 1.07 persons per hectare compared to the Cornwall average of 1.5 

persons per hectare. 
 

The population of the area could grow by around 5,000 over the next twenty 
years if trends up to 2008 continue, and a significant number of new homes 
will need to be provided to accommodate this increase in population. 

 
The area has experienced higher levels of growth than on average indicating 
that it is likely to be an area able to cope with future demand for housing.  
This is a relatively sparsely populated area, with a population density two-
thirds that of the Cornwall average - apart from Bodmin town no settlement 
stands out as being able to accommodate significant levels of growth. 

 

Growth 
Factors 

There is a good balance in the population between working age people and the 
more dependent younger and older age groups.  

 

Employment and Jobs: Key Facts 
 Bodmin is a major employment centre for North East Cornwall but is overly reliant on a 

limited range of jobs. Skill levels are below the County average and wages are relatively 
low. Evidence suggests that there is a lack of good quality office accommodation and a 
shortage of space for ‘start-up’ businesses which is restricting employment growth38. 

 The main employment sectors in Bodmin town in 2011 were manufacturing, wholesale & 
retail trades/repair of motor vehicles and human health & social work activities39 which 
reflects the pattern in 2001. The main employment sectors outside of Bodmin town are 
not so clearly defined but the top three sectors in 2011 were wholesale & retail 
trades/repair of motor vehicles, construction and human health & social work activities 

                                            
34 Cornwall Council (2010) Population Profile - http://www.cornwall.gov.uk/default.aspx?page=20177#PopulationProfiles  - A 
higher dependency ratio reflects more people who are not of working age, and fewer who are working and paying taxes. The 
higher the number the more people that need looking after. 
35 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html  
36 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
37 Cornwall Council (2010) PopGroup population and household projections 
38 GVA Grimley & New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064 
39 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html   
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which differs from 2001 as agriculture, forestry & fishing and manufacturing were then 
more important industries for the population. 

 In terms of employed people, the key sectors in the area are wholesale & retail 
trades/repair of motor vehicles and human health & social work activities40. 

 Manufacturing is proving more resilient in Cornwall when compared with the 
performance of the sector across the South West41.  

 Social care is a sector that is predicted to grow by 25% to meet the needs of an 
increasing number of older age people42. 

 In 201143, 25% of those aged 16 plus in the Bodmin area had no qualification compared 
to the Cornwall average of 22.4%. Of the remainder, 20.3% had level 4 and above 
qualifications in the Bodmin area compared to 25% on average across Cornwall. 

 68.4% of those in employment44 in the Bodmin area worked full time (31 hours per 
week plus) and 31.6% were part time (less than 31 hours) which is the same as the 
Cornwall average of 66.1% and 33.9% respectively. 

 The Job Seekers Allowance45 claimant rate for the area has increased from 2.1% of the 
working age population in January 2007 to 3.9% in January 2012 (low season – 
Cornwall average 2% and 3.3% respectively). The rate changed from 1.3% in July 2007 
to 3.4% in July 2012 (high season – Cornwall 1.3% and 2.6% respectively). The current 
rate (December 2012) stands at 3.8% of the working age population in Bodmin 
compared to 3% on average across Cornwall. 

 In 201146 36% of households in the Bodmin area contained no-one in employment, and 
of these households 11.8% had dependent children compared to the Cornwall averages 
of 37.8% and 8.3% respectively. 

 In 201147 28.5% of households in the Bodmin area contained at least one person with a 
long term health problem or disability, and of these households 18.6% contained 
dependent children compared to the Cornwall averages of 28.8% and 15.6% 
respectively. 

 
Bodmin town has aspirations to improve the quality and range of jobs available 
in the town. There are major schemes being proposed to enhance employment 
opportunities in the Town. 

 

Local skill levels are more of an issue in this area when compared to the 
average across Cornwall. 

 

The proportion of people claiming Job Seekers Allowance in the Bodmin area is 
generally higher than on average across Cornwall. 

 

Growth 
Factor 

There are higher proportions of dependent children living in households where 
no-one is in employment and/or contain at least one person with a long term 
health problem or disability than on average across Cornwall. 

 
 
Viable Places - Settlement Functionality48: Key Facts 
 Main settlement is Bodmin – categorised as a Category A settlement. Category A 

settlements are classified as the strategically significant towns in Cornwall, and are the 
main employment and service centres for Cornwall. 

                                            
40 NOMIS (2012) Business Register and Employment Service - http://www.nomisweb.co.uk/   
41 Nathaniel Lichfield & Partners (2010) Cornwall Employment Land Review - 
http://www.cornwall.gov.uk/default.aspx?page=26986 
42 Cornwall Council (2011) Economic Development – Sector analysis 
43 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html 
44 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html   
45 NOMIS (2012) Claimant Count data - http://www.nomisweb.co.uk/   
46 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html   
47 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html   
48 Cornwall Council (2012) Settlements: Hierarchy and Settlement Categories 2012 Update - 
http://www.cornwall.gov.uk/default.aspx?page=32813   
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 Category D settlements are smaller settlements that perform an important role in their 
local areas, i.e. ‘rural service centres’ – Blisland and Lanivet/Lamorrick. 

 Category E settlements are those that include either a primary school or a general store 
– Cardinham and Nanstallon.  

 

There is a limited mix of settlements in the area - an appropriate level of 
growth can help maintain and enhance the viability and resilience of existing 
communities.  

 Growth 
Factor 

Bodmin town is the main urban centre in the area and it has a good range of 
services and facilities available to meet the needs of the current and future 
populations and can accommodate a significant proportion of the growth 
allocated to the area. 

 

 

Retail49 50: Key Facts 
 Over three-quarters of residents in the area do their main food shopping in Bodmin 

town. The Sainsbury’s store is adjacent to the town centre – edge of town stores are 
Asda, Lidl and Morrisons. 

 Bodmin town contains a number of multiple retailers above the level found in many 
other centres in Cornwall - the remainder of outlets being independent retailers. 

 Small but increasing number of vacant premises in the town centre. This may be linked 
to the increasing unsuitability of current stock in the town centre. 

 In terms of yields and rents, Bodmin town is performing at a similar level to St Austell, 
Redruth, Helston and Liskeard. 

 Although Bodmin has enjoyed a modest retailer requirement historically, there was only 
one retailer requirement recorded for Bodmin town in October 2010. 

 The Bodmin area could accommodate between 5,700 and 6,800 sq m of comparison 
retail floorspace. 

 Improving the town centre is the Bodmin Masterplan51 Vision priority. New shops, 
leisure facilities, offices and parking would help Fore Street, the Dennison Road area 
and the rest of the town. 

 Residents choose Bodmin for many of their non food shopping but Truro is also 
mentioned as a shopping centre that people in this area use for clothes and other 
goods. 

 Bodmin town is the shopping centres chosen for DIY and household goods in this area. 
 81% of residents in the area considered Bodmin town to be their main shopping centre. 

52% liked Bodmin town because it was near and/or convenient although a third didn’t 
like the selection of shops available. 

 Bodmin town is very accessible by private car (A30) although traffic through the town 
centre can be an issue. The main bus terminus is close to the town centre. 

 A number of villages52 in the area include retail outlets such as general stores and post 
offices – these can provide many of the services residents require on a daily basis. 
 

The majority of residents in the area consider Bodmin town to be their main 
shopping centre for a range of goods, and growth will help maintain and 
enhance the quantity and quality of the retail offer in the Town.  

 

Bodmin town is performing relatively well, with a range of multiple and 
independent retail outlets. The town centre is constrained in terms of 
regeneration opportunities due to the increasing unsuitability of existing retail 
outlets, and vacancy rates are increasing. There is a requirement for additional 
comparison floorspace to be provided over the next twenty years. 

 

Growth 
Factor 

Improving the town centre is a Bodmin Masterplan vision priority. 
 
 

 

                                            
49 Cornwall Council/GVA Grimley (2009) Cornwall Household Retail Telephone Survey 
50 GVA Grimley (2010) Cornwall Retail Study - http://www.cornwall.gov.uk/default.aspx?page=26564  
51 GVA Grimley & New Masterplanning (2011) Bodmin Masterplan - http://www.cornwall.gov.uk/default.aspx?page=19064 
52 Cornwall Council (2012) Settlement Profiles - http://www.cornwall.gov.uk/default.aspx?page=19064  
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Some daily retail needs of residents can currently be met locally in a number of 
smaller settlements in the area, and an appropriate level of growth can help 
maintain these facilities. 

 

 
Deprivation: 
 Census 201153 has identified that 37.6% of households in the Bodmin area do not 

experience any form of deprivation compared to 40.2% on average across Cornwall. Of 
the remainder, 35.3% are deprived in one dimension, 20.3% in two dimensions, 6.3% 
in three dimensions and 0.6% in all four dimensions compared to 34.6%, 19.9%, 4.8% 
and 0.5% respectively across Cornwall. 

 The English Indices of Deprivation54 combines a number of indicators, chosen to cover a 
range of economic, social and housing issues, into a single deprivation score for each 
small area in England. This allows each area to be ranked relative to one another 
according to their level of deprivation. These Indices have been produced at a Lower 
Super Output Area level, of which there are 32,482 in England. 

 In terms of the overall Index of Multiple Deprivation, there are two areas in Bodmin 
town that appear in the most deprived quintile across England. 

 In terms of income deprivation, one area in Bodmin town appears in the most deprived 
quintile across England. 

 In terms of employment deprivation (conceptualised as involuntary exclusion of the 
working age population from the world of work), three areas in Bodmin town appear in 
the most deprived quintile across England. 

 In terms of education, skills and training deprivation, relating to a lack of attainment 
among children and young people, and a lack of qualifications in terms of skills, two 
areas in Bodmin town appear in the most deprived quintile across England. 

 
 

The Bodmin area generally experiences higher levels of deprivation than on 
average across Cornwall. 

 

There are areas in Bodmin town that appear in the most deprived quintile in 
terms of the English Indices of Deprivation.  

 

Growth 
Factor 

Growth and regeneration can improve levels of deprivation by giving people the 
training to find higher skilled and better paid jobs by enhancing training and 
employment opportunities in an area. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

                                            
53 Office for National Statistics (2013) Census 2011 January 2013 release - http://www.ons.gov.uk/ons/guide-
method/census/2011/index.html The dimensions of deprivation used to classify households are indicators based on the four 
selected household characteristics: Employment (any member of a household not a full-time student is either unemployed or 
long-term sick); Education (no person in the household has at least level 2 education, and no person aged 16-18 is a full-time 
student); Health and disability (any person in the household has general health ‘bad or very bad’ or has a long term health 
problem), and Housing (Household's accommodation is ether overcrowded, with an occupancy rating -1 or less, or is in a 
shared dwelling, or has no central heating). A household is classified as being deprived in none, or one to four of these 
dimensions in any combination.  
54 DCLG (2011) The English Indices of Deprivation 2010 - https://www.gov.uk/government/publications/english-indices-of-
deprivation-2010    
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Summary:  
 
Policy Objectives 
Housing Need 
and Supply 

The number of new households in the area is forecast to grow by up to 
3,000 over the next twenty years if 2008 based trends continue, and many 
of these households will require additional homes to be built. In addition 
there is a need for over 200 additional affordable homes to be provided 
over the next ten years to accommodate those already in housing need, 
although the Housing Register would suggest this figure should be 
considerably higher. Land has been identified to accommodate up to 5,000 
new homes. Housing development in this area is likely to be predominantly 
taken up by permanent residents 

 

Economy & 
Regeneration 

Bodmin is a key commercial centre in the east of Cornwall due to its 
proximity to both the A30 and A38. Although reliant on some key industrial 
sectors it has aspirations to develop more high quality employment 
opportunities and better balance the ratio of jobs to housing. Bodmin 
attracts people to work in the town from a wide area, and produces over 
5% of Cornwall’s GVA from a population of just over 3%, illustrating its 
prime location within the travel to work area. Local skill levels are an issue. 

 

Community 
Aspirations 

Bodmin has aspirations to grow in terms of both housing and employment. 
Housing and jobs need to be in better balance, and there is a need for more 
high quality jobs. 

 

Infrastructure and Environmental Considerations 
Infrastructure Bodmin town residents have access to a wide range of infrastructure, and 

growth will help maintain or enhance these services and facilities, although 
it will require the provision of additional facilities, particularly primary 
schools. Traffic congestion and air quality are a significant issue, and 
growth may help deliver various road improvements that will help alleviate 
the problems in the town centre. 

 

Transport 
Links & 
Accessibility 

Bodmin is strategically placed on the A30 and A38 within and out of 
Cornwall and growth will enhance the town’s position as a key employment 
centre in the east of Cornwall. Public transport is an issue in the rural area, 
and many residents are reliant on private transport to access employment 
and other key services and facilities. 

 

Environmental 
Considerations 

The focus of development in the area will be in Bodmin town, and any new 
development proposed has to be carefully planned to minimise its impact 
on the historic character of the settlement. Flood risk and mitigation are 
issues that need careful consideration. 

 

Socio-Economic Considerations 
Population The population in the area is forecast to grow by about 5,000 over the next 

20 years if 2008 based trends continue, and housing, jobs and facilities will 
need to be provided to meet this increase. There is a good balance in the 
population between working age people and the more dependent younger 
and older age groups. 

 

Employment & 
Jobs 

Bodmin is a major employment centre for north Cornwall but is overly 
reliant on a limited range of jobs. Skill levels are below the county average 
and wages are relatively low. The area experiences higher levels of 
unemployment than on average. 

 

Viable Places – 
Settlement 
Functionality 

An appropriate level of growth can help maintain and enhance the viability 
and resilience of existing communities. Bodmin town is the main urban 
centre in the area and it has a good range of services and facilities available 
to meet the needs of the current and future populations. 

 

Retail The majority of residents in the area consider Bodmin town to be their main 
shopping centre for a range of goods. Bodmin town is performing relatively 
well. Improving the town centre is a Bodmin Masterplan vision priority. 
Some daily retail needs of residents can currently be met locally in a 
number of smaller settlements in the area, and an appropriate level of 
growth can help maintain these facilities. 
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Deprivation The Bodmin area generally experiences higher levels of deprivation than on 
average across Cornwall. There are areas in Bodmin town that appear in 
the most deprived quintile in England in terms of deprivation. Growth and 
regeneration can reduce deprivation by giving people the training to find 
higher skilled and better paid jobs by enhancing training and employment 
opportunities in an area.  

 

 
 


