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1. INTRODUCTION 

Scope and Purpose 

1.1 This Sustainability Appraisal report has been prepared by GVA Grimley (in liaison with NEW 

Masterplanning, Roger Tym & Partners, WSP and RPS) in connection with the preparation of the 

Bodmin Masterplan.  The Bodmin Masterplan will form the Town Framework for Bodmin which will sit 

alongside the Core Strategy for Cornwall, within the overall umbrella of the Cornwall Local 

Development Framework (‘LDF’). 

1.2 The Planning and Compulsory Purchase Act 2004 introduced a requirement to carry out Sustainability 

Assessments (SA) as an integral part of preparing local development documents. Regulation 19(5) of 

the Planning and Compulsory Purchase Act 2004 requires authorities which are responsible for 

preparing the plans covered by the Act to: 

a) carry out an appraisal of the sustainability of the sustainability of proposals in each document; and 

b) prepare a report of the findings of the appraisal.  

1.3 Therefore, the key aim of this SA report therefore is to establish and assess the sustainability 

implications of the Masterplan and Vision for Bodmin showing how the policy options considered have 

been evaluated for their economic, environmental and social impacts and how this evaluation has 

informed the selection and refinement of options to arrive at the most sustainable strategy.  

1.4 The core elements of the Masterplan Vision are as follows: 

• Promoting growth in the town centre 

• Addressing air quality issues in the town centre 

• Improving the tourism offer 

• Improving the quality of jobs 

• Improving training and education 

• Improving access to affordable housing 

• Improving arrival in the town 

• Improving the provision of public transport 

• Improving access to green space 

• Improving potential for sustainable / renewable energy generation 
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Methodology 

1.5 The scope of this SA has been guided by ODPM guidance ‘Sustainability Appraisal of Regional 

Spatial Strategies and Local Development Documents’ (2005) which seeks to meet the requirement of 

both the Planning and Compulsory Purchase Act, 2004 and the SEA Directive (European Directive 

2001/42/EC).  

1.6 This document covers Stages A-C in the SA process. Table A below sets out the content of these 

stages.  

SA Stage A: Setting the context and objectives, establishing the baseline and deciding on the 

scope 

Masterplan Stage 1: Pre-production – Evidence gathering 

Task A1: Identifying other relevant policies, plans, programmes and sustainability objectives 

Task A2: Collecting baseline information 

Task A3: Identifying sustainability issues and problems 

Task A4: Developing the sustainability appraisal framework 

SA Stage B: Developing and refining options and assessing effects 

Masterplan Stage 2: Production – Prepare the Draft Masterplan 

Task B1: Testing the Masteplan objectives against the sustainability appraisal framework 

Task B2: Developing the options 

Task B3: Predicting the effects of the draft Masterplan 

Task B4: Evaluating the effects of the draft Masterplan 

Task B5: Considering ways of mitigating adverse effects and maximising beneficial effects 

Task B6: Proposing measures to monitor the significant effects of implementing the Masterplan 

SA Stage C: Preparing the Sustainability Appraisal Report 
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Task C1: Preparing the Sustainability Appraisal Report 

 

1.2 The constituent parts of Stages A-C are summarised in more detail below: 

Task A1: Identifying other relevant policies, plans, programmes and sustainability objectives 

1.3 This requires the documentation of how the Masterplan will be affected by other plans and policies 

and the identification of any constraints and how these may be addressed.  

Task A2: Collecting baseline information 

1.4 This task provides an evidence base for sustainability issues, the prediction of effects and monitoring 

informed by Task A1. The baseline information has been collected during the survey and evidence 

gathering stage, early in the Masterplan process.  There is a substantial overlap with the collecting of 

baseline information for the SA and the collection of information that informs the Masterplan directly.  

Task A3: Identifying sustainability issues and problems 

1.5 Arising out of tasks A1 and A2, a number of key sustainability issues will be identified.  These will 

define the key issues and direction for the Masterplan and inform its overall objectives and options.  

Task A4: Developing the sustainability appraisal framework 

1.6 The sustainability appraisal framework will comprises a range of sustainability objectives. Each 

objective is accompanied by an appropriate indicator to measure the performance of the options 

against the indicator. The sustainability objectives are drawn from the issues which arise from the 

baseline information, the sustainability issues facing Bodmin and the key elements of the Masterplan 

vision.  

Task B1: testing the Masterplan objectives against the Framework 

1.7 The project brief issued by Cornwall Council outlines the objectives for the Masterplan.  It is important 

that these objectives are in accordance with the sustainability principles.  Therefore, this task tests the 

compatibility of the Masterplan objectives with the SA objectives, in order to ensure that they are 

consistent with each other as well as helping to define the options for the Masterplan. 

Task B2: developing the Masterplan options 

1.8 Given the need for the Masterplan to contribute towards sustainable development, it is essential for it 

to improve on the situation which would exist if there was no Masterplan document.  Therefore, as part 

of the masterplanning process, a number of options and scenarios have been tested.  The options 
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which have been developed are sufficiently distinct in order to highlight the different sustainability 

implications of each, so that meaningful conclusions can be made.  The options are compared with 

each other and with the current social, environmental and economic characteristics of the area. 

Tasks B3 & B3: predicting and evaluation the effects of the draft Masterplan options 

1.9 The purposes of this task is to predict the social, economic and environmental effects of the options 

being considered in the Masterplan process.  Against each part of the sustainability framework, 

judgements are made regarding the potential effects of each option, including a comparison against 

each other.  The effects are evaluated against their significance, including their magnitude and the 

spatial extent of the effects. 

Task B5: considering ways of mitigating adverse impacts and maximising beneficial effects 

1.10 It is important for the SA and masterplanning process to include mitigation measures to prevent, 

reduce or offset any significant adverse effects of implementing the Masterplan proposals.  The 

mitigation measures which are outlined in this SA report coincide with the measures outlined in the 

implementation & infrastructure plan document. 

Structure of the Report 

1.11 The remainder of this report is structured in the following manner: 

• Section 2 outlines the environmental, policy and sustainability context for the Bodmin Masterplan 

• Section 3 summarises the sustainability issues for Bodmin 

• In Section 4, the sustainability appraisal framework is outlined. 

• Section 5 outlines the development of the options for the Bodmin Masterplan 

• Finally, Section 6 predicts and evaluates the effects of the various Masterplan options. 
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2. ENVIRONMENTAL, POLICY AND SUSTAINABILITY 

CONTEXT FOR THE BODMIN MASTERPLAN 

Introduction 

2.1 The first stage of the sustainability appraisal process involved reviewing relevant national, regional 

and local policy guidance, plans and strategies to identify their key environmental / sustainability 

objectives and requirements.  This was undertaken during the initial stages of the project in 

Spring/Summer 2009.  The extent of relevant plans, documents and strategies is set out below and 

has been updated throughout the course of the Masterplan project as new plans and strategies were 

published and existing plans/strategies were updated. 

Table B: International Level 

Policies, Plans and Programmes Author Date 

The Johannesburg Declaration on Sustainability 
Development 

United Nations 2002 

European Spatial Development Perspective ‘Towards 
Balanced and Spatial Development of the Territory of the 
EU’ 

European Commission 1999 

Bern Convention on the Conservation of European Wildlife 
and Natural Habitats 

European Community 1979 

European Habitats Directive (92/43/EC)  European Commission 1994 

European Biodiversity Strategy  1998 

Directive on Conservation of Wild Birds (79/09/EEC) European Commission 1979 

Kyoto Protocol to the United Nations Framework on Climate 
Change 

United Nations 1997 

The Convention on Biological Diversity, Rio de Janeiro United Nations 1992 

Directive for Establishing a Framework for the Community 
Action in the field of Water Policy (The Water Framework 
Directive) (2000/60/EC) 

European Commission 2000 

European Air Quality Directives (92/62/EC) (99/30/EC) European Commission 1996/1999 

European Nitrates Directive (91/676/EC) European Commission 1991 

European Waste Framework Directive (91/156/EEC) European Commission 1991 

Groundwater Directive (80/68) European Commission 1980 

Urban Waste Water Treatment Directive (91/271/EEC) European Commission 1991 

Ramsar Convention on Wetlands of International 
Importance (especially waterfowl habitats) 

Ramsar Convention 1971 

The Environmental Noise Directive (2002/49/EC) European Commission 2002 

Directive to promote Electricity from Renewable Energy 
(Directive 2001/77/EC) 

European Commission 2001 

European Regional Development Fund European Commission Set up in 
1975 

Aarhus Convention on Access to Information, Public 
Participation in decision making & Access to Justice in 
Environmental Matters 

 1998 

Strategic Environmental Assessment (SEA) Directive European Commission 2001 
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(2001/42/EC) 

EU Sixth Environmental Action Plan: Environment 2010  2010  

 

Table C: National Level 

Policies, Plans and Programmes Author Date 

Planning Policy Statement 1 (PPS1): Delivering 
Sustainable Development  

DCLG 2005 

Planning Policy Statement 1: Planning and Climate 
Change (Supplement to PPS1) 

DCLG 2007 

Planning Policy Statement 3 (PPS3): Housing DCLG 2010 

Planning Policy Statement 5: Planning and the Historic 
Environment 

DCLG 2010 

Planning Policy Statement 7 (PPS7): Sustainable 
Development in Rural Areas 

DCLG 2004 

Planning Policy Statement 9 (PPS9): Biodiversity and 
Geological Conservation 

DCLG 2005 

Planning Policy Statement 10 (PPS10): Planning for 
Sustainable Waste Management  

DCLG 2005 

Planning Policy Statement 12 (PPS12): Local 
Development Frameworks 

DCLG 2004 

Planning Policy Statement 22 (PPS22): Renewable 
Energy 

DCLG 2004 

Planning Policy Statement 23 (PPS23): Planning and 
Pollution Control 

DCLG 2004 

Planning Policy Statement 25 (PPS25): Development 
and Flood Risk 

DCLG 2006 

Planning Policy Statement 4 (PPS4): Planning for 
Sustainable Economic Growth 

DCLG 2009 

Planning Policy Guidance 8 (PPG8): 
Telecommunications 

DCLG 2001 

Planning Policy Guidance 13 (PPG13): Transport DCLG 2001 

Planning Policy Guidance 15 (PPG15): Planning and the 
Historic Environment 

DCLG 1994 

Planning Policy Guidance 16 (PPG16): Archaeology and 
Planning 

DCLG 2001 

Planning Policy Guidance 17 (PPG17): Planning for 
Open Space, Sport and Recreation 

DCLG 2002 

Planning Policy Guidance 24 (PPG24): Planning and 
Noise 

DCLG 2004 

‘Securing the Future’: Delivering UK Sustainable 
Development Strategy  

DEFRA 2005 

Sustainable Construction Strategy BERR 2008 

Sustainable Communities Plan: ‘Building for the Future’  2003 

The Equality Framework for Local Government (EFLG), 
Improvement and Development Agency for Local 
Government (IDeA), Local Government Association 
(LGA) and Equality and Diversity: Improving planning 
outcomes for the whole of the Community, Planning 
Advisory Service (PAS).  

  

Code for Sustainable Homes DCLG 2008 

Building a Greener Future DCLG 2007 

By Design: Urban Design in the Planning System – 
Towards Better Practice 

DETR/CABE 2000 
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Delivering Sustainable Communities: the role of Local 
Authorities in the delivery of new quality housing 

 2005 

Government Urban White Paper: Our Towns and Cities: 
the Future – Delivering an Urban Renaissance 

DETR 2000 

UK Climate Change Programme DEFRA 2000;2004;2006 

Stern Review on the Economics of Climate Change HM - Treasury 2006 

Our Countryside: The Future – A Fair Deal for Rural 
England 

DETR 2000 

A Future for Transport – A Network for 2030 DfT 2004 

Road Traffic Reduction Act HMSO 1997 

Eddington Transport Study   

White Paper – The Future of Air Transport  2003 

Towards a Sustainable Transport System: Supporting 
economic growth in a low carbon world 

  

Our Energy Future: Creating a Low-carbon Economy DTI 2002 

Energy White Paper DTI 2007 

Energy Review DTIA 2006 

Water Resources Strategy – Water: for people and the 
environment 

Environment Agency March 2009 

UK Foresight Programme – Foresight Report: Future 
Flooding 

DTI 2004 

Wildlife and Countryside Act (as amended) UK Government 1981 

The Countryside and Rights of Way Act UK Government 2000 

Future Water DEFRA 2008 

Barker Review of Land Use Planning   2006 

Circular 01/06: Planning for Gypsy and Traveller Caravan 
Sites 

DCLG 2006 

Sustainable Energy Act  2003 

‘Working Together’ The Air Quality Strategy for England, 
Scotland, Wales and Northern Ireland  

 2000 

‘Working with the Grain of Nature’: A Biodiversity 
Strategy for England 

DEFRA 2002 

The First Soil Action Plan for England: 2004-2006 DEFRA 2004 

Green Infrastructure Guidance Natural England 2009 

Better Neighbourhoods: Making Higher Densities Work CABE  

Physical Activity and the Built Environment CABE  

The Cost of Bad Design CABE  

This Way to Better Streets CABE  

Civilised Streets CABE  

Sustainable Design, Climate Change and the Built 
Environment 

CABE  

Building for Life CABE 2008 

Car parking: what works where English Heritage 2006 

Manual for Streets DCLG/ Department of 
Transport 

2007 

Urban Design Compendium English Partnerships 
& Housing 
Corporation 

2000 

Urban Design Compendium 2: Delivering Quality Places 
 

English Partnerships 
& Housing 
Corporation 

2007 

Safer Places: The Planning System and Crime 
Prevention 

DCLG / Home Office 2004 

Biodiversity by Design TCPA & Natural 
England 

 

UK Biodiversity Action Plan UK Biodiversity 1994 
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Partnership and UK 
Government 

The Countryside in and around town: a vision for 
connecting town and country in the pursuit of sustainable 
development 

Natural England  

Climate Change and Biodiversity Adaptation: the role of 
the spatial planning system 

Natural England  

Wildlife and Development Natural England  

Building in Context: New Development in Historic Area English Heritage  

The Historic Environment: A Force for Our Future English Heritage 2001 

MPS1: Planning and minerals DCLG 2006 

Future Water – The Government’s Water Strategy for 
England 

DEFRA 2008 

Natural England Landscape Policy  Natural England 2008 

The Heritage Dividend English Heritage 1999 

Making the past part of our future (2005- 2010) English Heritage 2005 

A New Commitment to Neighbourhood Renewal – 
National Strategy Action Plan 

Social Exclusion Unit 2001 

Creating Strong, Prosperous Communities DCLG 2008 

Living Places: Cleaner, Safer, Greener  2002 

Housing Green Paper DCLG 2007 

Lifetime Homes, Lifetime Neighbourhoods  2008 

Planning and Design for Outdoor Sport and Play  Fields In Trust 
(formerly the NPFA) 

2008 

Our health, our care, our say: a new direction for 
community services  

Department for Health 2007 

Sport England Strategy  2008 - 2011 

Living working countryside: The Taylor review of rural 
economy and affordable housing  

 2008 

Good practice guide on planning for tourism  2006 

Every Child Matters – Change for Children  2004 

Building Schools for the Future   

Leitch Skills Review: Prosperity for all in a global 
economy and the Learning and Skills Council 
Implementation Plan 

 2007 

Sector Skills LSC 2006 

 

Table D: Regional Level 

Policies, Plans and Programmes Author Date 

A Sustainable Future for the South West: The Regional 
Sustainable Development Framework for the South West of 
England 

South West Regional 
Assembly 

2001 

An Integrated Regional Strategy for the South West – Just 
Connect (2004 – 2026) 

South West Regional 
Assembly 

2004 

Regional Planning Guidance for the South West (RPG10) Government Office for 
the South West 

2001 

Developing the Regional Transport Strategy in the South 
West: Investment for the South West 

South West Regional 
Assembly 

2004 

Draft Regional Spatial Strategy for the South West 
incorporating the Secretary of State’s Proposed Changes  

Government Office for 
the South West 

2008 

London to South West and South Wales Multi Modal Study, 
SWARRMS Final Report 

Government Office of 
the South West 

2002 

Regional Economic Strategy for the South West of England Regional Development 2006 
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2006-2015 Agency 

RSS Employment Land Provision: spatial implications  2008 

Regional skills strategy 2006 - 2009   

Regional Strategy for Enterprise SWRDA 2006 

Action Today for a Sustainable Tomorrow – The Energy 
Strategy for Cornwall 

Cornwall Sustainable 
Energy Partnership 

July 2004 

South West Regional Housing Strategy 2005 - 2016 GOSW 2005 

Strategic Housing Priorities in the South West South West Housing 
Body 

2003 

Regional Spatial Strategy: South West Housing Growth and 
Water Supply to 2030 

Environment Agency 2005 

Sustainable Communities in the South West – Building for 
the future 

ODPM 2003 

Sustainable Communities Plan – The Way Ahead  SWRDA/SWRA/GOSW 2006 

State of the South West South West 
Observatory 

2004 

Our Environment, Our Future – The Regional Strategy for 
the South West Environment (2004 – 2014) 

South West Regional 
Assembly in 
association with the 
South West regional 
Environmental Network 

2004 

English Heritage – A Strategy for the Historic Environment 
in the South West 

English Heritage 2004 

In Search of Chunky Dunsters – A Cultural Strategy for the 
South West 

Culture South West 2003 

Towards 2015 – Shaping Tomorrow’s Tourism South West Tourism  2005 

A Biodiversity Guide for Planning and Development Sectors 
in the South 

South West 
Biodiversity 
Partnership and the 
Local Association of 
Local Government 
Ecologists 

2004 

South West Biodiversity Implementation Plan South West 
Biodiversity 
Partnership 

2004 

Action for Biodiversity in the South West South West 
Biodiversity 
Partnership 

1997 

Water Resources for the Future – A Strategy for the South 
West Region 

Environment Agency 2001 

Revision 2010: Empowering the Region – Renewable 
Energy Targets for the South West 

The Government Office 
for the South West and 
the South West 
Regional Assembly 

2004 

Regional Renewable Energy Strategy for the South West of 
England (2003 - 2010) 

The Government Office 
for the South West 

2003 

Heritage Counts – The State of the South West’s Historic 
Environment 

English Heritage  2004 

South West Regional Waste Strategy “From Rubbish to 
Resource” 

South West Regional 
Assembly 

2004 

Draft Low Carbon Housing & Fuel Poverty Strategy and 
Action Plan 

GOSW 2006 

Regional Strategic Review on Sustainable Energy GOSW 2006 

Warming to the Idea 
 

South West Climate 
Change Impacts 
Programme 

2003 

South West Climate Change Action SW Regional 2008 
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 Assembly 

Air Quality Strategy for England, Scotland and Wales and 
Northern Ireland 

DEFRA 2007 

South West Regional Flood Risk Appraisal SWRDA 2007 

Drought Plan for South West Region EA 2007 

Streets for All South West English Heritage 2005 

South West Strategy for Architecture and the Built 
Environment 

SWRDA 2002 

Regional Tourism Strategy: Towards 2015 – shaping 
tomorrow’s tourism 

 2005 

 

Table E: County Level 

Policies, Plans and Programmes Author Date 

Cornwall Structure Plan Cornwall County 
Council 

2004 

Cornwall Minerals Local Plan Cornwall County 
Council 

1998 

Cornwall Waste Local Plan Cornwall County 
Council 

2002 

Cornwall Minerals and Waste Development Framework  Cornwall County 
Council 

 

Sustainable Community Strategy for Cornwall and LAA’s Cornwall Strategic 
Partnership 

2008 

Cornwall’s Local Agenda 21 Plan Cornwall County 
Council 

2001 

Cornwall’s Biodiversity Initiative, Cornwall’s Biodiversity 
Volume 2: Action Plans 

Cornwall County 
Council 

1998 

Cornwall Local Transport Plan 2001 – 2006 – Bus Strategy Cornwall County 
Council 

2000 

Delivering Cycling in Cornwall to 2011 Cornwall County 
Council 

2007 

Action Today for a Sustainable Tomorrow – the energy 
strategy for Cornwall 

Cornwall Sustainable 
Energy Partnership 

2004 

Strategy and Action: The Economic Development Strategy 
for Cornwall and the Isles of Scilly 2007 – 2021.  

Cornwall and Isles of 
Scilly Economic Forum 

2007 

Employment Space Strategic Assessment Cornwall & Scilly 
Economic Forum 

2007 

Cornwall Tourism Strategy: A 3D Vision – Delivering 
Distinctive Differences 

Cornwall Tourism 
Focus Group 

2000 

Sea Level Rise Implications for Cornwall Cornwall County 
Council 

2008 

Geodiversity Action Plan, Cornwall and the Isles of Scilly Cornwall Wildlife Trust 2005 

The Objective One Programme for Cornwall and the Isles of 
Scilly – Single Programming Document 

Objective One 
Partnership for 
Cornwall and Scilly 

2005 

Climate Change Strategic Framework  Cornwall County 
Council 

2008 

The emerging Climate Change Action Plan Cornwall Strategic 
Energy Partnership 

 

Sustainable Development Plan Cornwall County 
Council 

2007 

State of the Cornish Environment Baseline Edition Cornwall County 
Council 

2002 
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Cornwall’s Children & Young People’s Plan 2008-2011 Cornwall Children & 
Young People’s 
Partnership 

2008 

Entitled to learn – 14 to 19 Education Strategy – a 
discussion document 

Cornwall LEA 2003 

Cornwall Community Safety Partnership Plan (2008 – 2011) Cornwall Community 
Safety Partnership 

2008 

A Healthy Future for All – Strategic Plan (First Draft) Cornwall and Isles of 
Scilly Primary Care 
Trust 

Jan 2009 

Cornwall State of the Environment Report  2006 

Cornwall Air Quality Strategy Cornwall Air Quality 
Forum 

2004 

Cornwall Strategic Flood Risk Assessment Cornwall Council 2009 

Cornwall AONB Management Plan 2004 - 2009  Cornwall AONB 
Partnership 

2004 

Tamar Valley AONB Management Plan 2009 - 2014 Tamar Valley AONB 
Partnership 

2009 

Cornwall and Scilly Urban Surveys (2002-2005) Cornwall Council & 
English Heritage 

2002 

Historic Landscape Characterisation Cornwall Council  1994 

A Design Statement for Cornwall: Achieving Quality in the 
Built Environment 

Cornwall Council  

Designing out Crime – Devon and Cornwall Constabulary   

 
Cornwall Gypsy & Traveller Accommodation Assessment  

  
2006 

Cornwall Play Strategy Cornwall Play Strategy 
Partnership 

2007 

Primary Care Trust Strategic Development Plan for 
Cornwall & Isles Of Scilly 

 2002 

Cornwall Health and Wellbeing Strategy  2008 

District level open space audits and strategies   

Tourism strategy for Cornwall 2000 - 2010  2000 

Convergence Programme for Cornwall and the Isles of 
Scilly Operational Programme 2007 - 2013 

 2007 

Connecting Cornwall   

 

Table F: Local Level 

North Cornwall District Local Plan North Cornwall District 
Council 

1999 

Cornwall Local Development Framework (In preparation) Cornwall Council -  

Making a Difference, North Cornwall Community Strategy North Cornwall District 
Council 

2003 

North Cornwall Tourism Strategy North Cornwall District 
Council 

2001 

North Cornwall: An Environment for Growth North Cornwall District 
Council 

2000 

North Cornwall Housing Strategy 2004-2007 North Cornwall District 
Council 

2002 

Social Inclusion and Equal Access Strategy North Cornwall District 
Council 

2004 

Contaminated Land Inspection Strategy North Cornwall District 
Council (now Cornwall 

2001 
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Council) 

Bodmin Town Centre Framework Plan North Cornwall District 
Council (now Cornwall 
Council) 

2007 

Camelford Health Check – Camelford Heritage Economic 
Regeneration Scheme 

North Cornwall District 
Council (now Cornwall 
Council) 

2005 

North Cornwall District Council Design Guide North Cornwall District 
Council (now Cornwall 
Council) 

1997 

 
Northern Peninsula Housing Market Assessment  

North Cornwall District 
Council (now Cornwall 
Council) 

 
2008 

 

2.2 The findings of the review of relevant plans and programmes is a useful exercise for the masterplan 

project team to ensure that the Bodmin Masterplan accords with the objectives and requirements of 

the relevant international, national, regional and local policy guidance, plans and strategies.  The most 

significant sustainability objectives and targets set out in the reviewed documentation that the 

Masterplan process will need to bear in mind in during the preparation stage are: 

• To create opportunities for employment and regeneration, and improve access to employment 

and education in Bodmin. 

• To protect and enhance the natural and built environment in and around Bodmin, particularly 

important local features such as Bodmin Beacon, Castle Canyke and the locally distinctive 

topography. 

• To improve the economic generation capacity of tourism in Bodmin, including making better 

connections between existing facilities and the town centre 

• Create opportunities to protect and enhance the vitality and viability of Bodmin town centre, 

including opportunities which stop the leakage of shopping trips to surrounding settlements. 

• With the recent abolition of the Regional Spatial Strategy process, and whilst the Cornwall LDF 

Core Strategy moves forward, there is not, at present, a clear strategic context for longer term 

residential and economic development Bodmin.  Therefore, in order to inform the LDF Core 

Strategy, the Bodmin Masterplan is unencumbered by a particular fixed strategy for future growth. 

• To protect and improve surface water drainage and flood risk issues in Bodmin, particularly those 

affecting the Bodmin Leat.  

 

Baseline Data 

2.3 A requirement of the SEA Directive is to provide information on the relevant aspects of the current 

state of the environment and the likely evolution thereof without implementation of the 
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plan/programme.  Collation of existing baseline information has helped to identify sustainability issues 

facing Bodmin.  This is set out in the following paragraphs, thus setting the context for the appraisal of 

the Masterplan.  Data is presented in terms of social, economic and environmental issues, although it 

is recognised that many issues are cross-cutting.  The baseline information will also provide the basis 

for predicting and monitoring the effects of the Masterplan  

2.4 The baseline date has been collected from a number of sources including the 2001 census, Cornwall 

Council data, former North Cornwall District Council data, the Environment Agency and bespoke work 

undertaken by the masterplan project team through this study.   

Planning Policy Context 

The development plan and emerging policy 

2.5 At the start of the Masterplan project, the development plan for Bodmin consisted of Regional 

Planning Guidance for the South West (‘RPG10’), the Cornwall Structure Plan (‘the Structure Plan’) 

and the North Cornwall Local Plan (‘the Local Plan’).  Up until May 2010, is was expected that the 

South West Regional Spatial Strategy (‘SWRSS’) (which will replace the Structure Plan and RPG10) 

would have been formally adopted.   

2.6 However, the new Coalition Government (elected in May 2010) has set out its desire to bring forward 

legislation to abolish Regional Strategies (‘RS’).  Attempts made by the Coalition Government to 

revoke RSs have been successfully challenged in the courts and at the time of finalizing this 

document RSs (including RPG10 in the south west) remain part of the development plan.  Despite the 

success of the legal challenge, the draft SWRSS will not be progressed to adoption and with the 

advent of the Localism Bill in December 2010, the 13,400 new home target for North Cornwall will be 

abandoned and Cornwall Council will set its own housing policies for Cornwall. 

2.7 At the local level, the North Cornwall Local Plan was, until the reorganisation of the various 

administrative areas in Cornwall into one unitary authority, intended to be replaced by the North 

Cornwall LDF.  It will now be replaced by a LDF for the whole of Cornwall, although the various draft 

documents (and supporting evidence base) for the North Cornwall LDF will have an influence on the 

future direction of the Cornwall LDF and this Masterplan. 

2.8 The purpose of this section is to provide a comprehensive summary of those parts of the existing 

development plan, and any future replacement parts, which are salient to the Bodmin Masterplan.  

This section does not intend to detail every single policy which will affect development in and around 

Bodmin.  In contrast it outlines the strategic direction of the town.  In addition, this section outlines the 

influence which current and future national planning policies and guidance will have on the 

preparation and content of the Masterplan. 
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The Cornwall Structure Plan  

2.9 The Structure Plan was adopted in October 2004 and Policy 22 of the Plan’s spatial strategy identifies 

that development in Bodmin should consolidate the current employment and retail function of the 

town, maintaining a balance of homes and jobs.  Policy 16 identifies Bodmin as a Strategic Urban 

Centre (along with Truro, St Austell, Camborne-Pool-Redruth, Falmouth-Penryn, Penzance and 

Newquay) where development should be focused. 

RPG10 and the Draft Regional Spatial Strategy for the South West 

2.10 Whilst RPG10 and the draft SWRSS will no longer formally influence the future spatial planning 

strategy for Cornwall and Bodmin in the longer term, given the advent of the Localism Bill, it is still 

useful to record the salient parts of these documents for information only purposes of the SA process. 

2.11 Within Policy SS18 of RPG10, Bodmin is likely to fall into the classification of a ‘main town’.  SS18 

asks local authorities, developers, infrastructure and transport providers and other agencies to work 

together to achieve inter alia the regeneration of the main towns to act as employment and service 

centres for their population and rural hinterlands. 

2.12 In terms of the SWRSS, the more recent version of this document is the Proposed Modifications 

published for consultation by the Secretary of State in July 2008.  Bodmin does not qualify as one of 

the Strategically Significant Cities and Towns (‘SSCTs’), the nearest ones being Truro, Camborne-

Pool-Redruth and Plymouth.  Bodmin was likely to fall within the definition of market and coastal 

towns within Development Policy B in the SWRSS which allows for provision to be made for housing, 

employment, shopping and other services that increase their self-containment and enhance their roles 

as service centres.  Settlements would have fallen within Development Policy B when they meet all of 

the following: 

• There is an existing concentration of business and employment and realistic potential for 

employment opportunities to be enhanced 

• There are shopping, cultural, faith, education, health and public services that meet the needs 

of the settlement and the surrounding area 

• There are sustainable transport modes that can be maintained or developed to meet identified 

community needs in the settlement and the surrounding area. 

 

2.13 Policy HMA10 was of specific reference to the Masterplan strategy as it includes Bodmin within the 

Polycentic Devon and Cornwall housing market area (‘HMA’).  This area extended to Barnstaple in the 

north (which is the only SSCT is this HMA) and also includes a large area of north Devon, Torridge 

and North Cornwall districts.  Within the supporting text to Policy HMA10, Bodmin was identified as a 
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larger town, alongside Bideford and Illfracombe.  HMA10 notes that provision will be made for growth 

of about 20,300 jobs and growth of at least 35,000 dwellings distributed North Devon, North Cornwall 

and Torridge.  HMA10 does not distribute the growth of jobs between these areas although the North 

Cornwall area was identified for growth of least 13,400 dwellings up to 2026.   

2.14 Within Table 4.1 of the SWRSS, the North Cornwall area had an overall net dwelling requirement of 

670 units per annum. In order to support the delivery of these homes Policy HD1 of the SWRSS 

required that: 

• LPAs should complete Strategic Housing Land Availability Assessments (SHLAAs) as 

evidence for LDFs 

• LPAs should identify and manage the release of land to maintain the momentum of housing 

delivery to meet the region’s objectives for places by: 

1. identifying sites and contributions from areas of planned change in LDFs to ensure a 15 

year supply of land for housing, including a 5 year supply of specific, deliverable sites 

2. where needed, identifying broad locations in LDFs so that these locations can be included 

in the 11-15 year supply and be further tested before sites are identified 

3. co-ordinating the release of housing land with the necessary improvement to and/or 

provision of infrastructure 

4. adopting a flexible approach to delivery by not treating housing figures as ceiling whilst 

ensuring that development is focused on locations that deliver the Plan’s Core Spatial 

Strategy 

5. maintaining housing and brownfield land trajectories and managing delivery where actual 

performance is outside of acceptable ranges.  

 

North Cornwall Local Plan 

2.15 The Local Plan was formally adopted in April 1999 and sets out North Cornwall District Council 

policies for the district up to 2006.  Whilst this timeframe has now passed, a number of the policies in 

the Local Plan have been saved and continue to be used by CC for development control purposes. 

However, since the adoption of the Local Plan national planning policy across various matters has 

evolved and therefore the Local Plan should be read alongside national policies.   

2.16 In terms of the strategy for development in North Cornwall, the Local Plan highlights that the main 

focus should be on Bodmin and Launceston which are assessed to have the best locations for 

attracting economic development and the least constraints.  The strategy within the ‘settlement 

statement’ for Bodmin also recognizes the strategic location of Bodmin, development opportunities 
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and infrastructure to accommodate development without undue detriment to the environment.  The 

Plan also notes that the growth of the town will also help to sustain and enhance services and facilities 

for the rural hinterland. 

2.17 In terms of housing development, land is allocated at Priory Road / Castle Canyke Road, Halgavor 

Road/Green Lane and St Lawrence’s Hospital (as part of a mixed use scheme).  Apart from the St 

Lawrence’s Hospital site, these sites now have permission for residential uses and are partially 

developed.   

2.18 In terms of industrial and employment development, there were two allocations.  Land to the west of 

Launceston Road was proposed for a business park within Classes B1 and C1.  Subsequently, 

planning permission was granted for a supermarket within the southern part of this area (now 

occupied by ASDA) and the northern part now has permission for non-food retail floorspace and a 

Class A3 restaurant.  The second allocation is to the east of the former A38 at Newtons Margate for 

Class B1, B2 & B8 uses and which now is partially developed. 

2.19 Within the town centre, the Plan allocates land to the south of Fore Street for car parking (which has 

now been provided), a pedestrian priority scheme for Fore Street, environmental improvements to 

Mount Folly and the proposals map identifies a primary commercial area
1
.  There are no proposals or 

allocations for retail development in the Plan.  Also, the Town Leat, which is the main watercourse 

taking surface water from the built up areas of the town to the River Camel and which runs through 

the town centre, is subject to its own policy within the Local Plan which prevented allocated and other 

sites from coming forwards until improvement works have been undertaken.  Improvement works 

were undertaken in 2000/1 and this issue is discussed in more detail later in this section. 

2.20 The final land use allocation for Bodmin within the Local Plan is to allow for the expansion of 

Berrycombe county primary school, to serve new residential development on the western side of the 

town.   

2.21 There are a number of landscape, open space and nature conservation designations which covers 

parts of Bodmin and the surrounding area.  The area including Bodmin Beacon and the area to the 

south is designated on the proposals map as an Open Area of Local Significance (‘OALS’).  The 

Beacon contains a 44m monument to Sir Walter Raleigh Gilbert which was built in 1857.  The Local 

Plan describes this as a highly visible area from within the town and all approaches to it act as a green 

wedge.  In 1993, the District and Town Councils launched a management plan to develop its 

landscape, conservation and recreation value to the town.  Part of this area is also designated as a 

Local Nature Reserve, with 11ha managed as hay meadows and a further 16ha planted as a 

community woodland in 1993.  The Beacon LNR is also identified as being home to a number of 

butterfly species. 
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2.22 Two other OALS (see plan at Appendix D) are designated by the Local Plan: the Scarletts Well Valley 

and the Castle Canyke area.  The Scarletts Well Valley area was recognized by the Local Plan as 

providing a superb recreational route for the Camel Trail
2
 and a green wedge into the built-up area.  

The eastern end of the designation is a narrow area shadowing Scarletts Well Road next to Bodmin 

Jail and the recent housing development at Scarletts Well Park and then widening in its central and 

western parts to encompass land to the north of Dunmere Road (surrounding the existing Sewage 

Treatment Works) and a small area of undeveloped land to the north of the Camel Trail. 

2.23 The Castle Canyke area is an historic monument, comprising an Iron Age fort, lying at the eastern end 

of the town close to the intersection of the A30 and A38.  The designation covers the Castle Canyke 

settlement area plus the surrounding undeveloped land to the west, north and east. 

2.24 Beyond the A30 which runs to the east of Bodmin is an Area of Great Landscape Value (‘AGLV’) and 

an Area of Great Scientific Value (‘AGSV’).  AGSVs are defined as areas around important and 

sensitive sites which facilitate movement of wildlife, maintain the richness and variety of the natural 

environment and highlight general areas of nature conservation value.  AGLVs are identified by local 

authorities and have historically been protected by local and structure plans.  The AGLV also wraps 

around to the north of Bodmin, although this is separated from the existing urban area by a large area 

of undeveloped land.  Development affecting LNRs and AGLVs are controlled by Policy ENV5 of the 

Local Plan. 

The North Cornwall LDF 

2.25 Starting in 2003, the former North Cornwall District Council commenced preparation of its Local 

Development Framework (taking into account the Planning & Compulsory Purchase Act 2004).  There 

were three key strands to the North Cornwall LDF: Core Strategy; Site Specific Allocations & Policies; 

and the Development Management Policies.  These documents reached the preferred options stage 

in October 2007 and the following information is of interest to the Bodmin Masterplan: 

2.26 Within the Core Strategy, Bodmin is confirmed as the principal growth centre and, along with 

Launceston, will be focus for a large proportion for the District’s employment and housing growth.  

65% of the (then) SWRSS housing allocation for North Cornwall (7,600) was proposed to be directed 

to the district’s towns (with the remaining 35% going to rural areas) and 40% of this provision being 

allocated to Bodmin.  This resulted in a 1,820 residential unit allocation in Policy CS2 for Bodmin, 

which was by far the largest allocation for any settlement in North Cornwall.  Policy CS4 outlined that 

where a community housing need is established, 50% of housing development (over 5 units or 0.2ha) 

should be affordable.  Policy CS3 outlined the need for 65ha of employment (Class B) land in North 

Cornwall and 75% of which should be directed to Bodmin and Launceston.  This resulted in about 

                                                                                                                                                                                                    
1
 Policy SAF1 will apply within the primary commercial area of Bodmin town centre.  SAF1 allows for the provision of shopping, office, 

leisure, public service and residential uses, subject to a range of development control criteria. 
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29ha of employment land for Bodmin, 16ha of which would be allocations.  Within the Core Strategy, 

the short to medium term growth strategy was to focus development on the eastern side of Bodmin.  

Longer term growth was directed by the Core Strategy to the western side of town. 

2.27 Within the Preferred Options document for the Site Specific Allocations, the provision of housing was 

proposed on a phased basis.  The following allocations are proposed to be delivered between 2006-

2016: 

• SAB1a - Land to the east of Scarletts Well (50 units) 

• SAB 1d - Land north of Castle Canyke Road (300 units) 

• SAB 1b - Land off Rhind Street (20 units) 

• SAB 1c - East Cornwall Hospital Site (20 units) 

• SAB 2 - Land to the south of Priory Road (50 units), with a further 400 units in the period 

2016-2021 

 

2.28 In addition to the 400 units to the south of Priory Road, a further 50 units on land to the north of 

Meadow Place (SAB 4b) during the period 2016-2021.  Finally, a further 450 units were planned as a 

longer term (2021-2026) development beyond the (current) defined development boundary between 

Dunmere Road and Westheath Avenue (SAB3).   

2.29 In terms of employment provision, the Site Specific Allocations document safeguards land at Newtons 

Margate, Bodmin Business Park, Callywith Gate, Cooksland Industrial Estate, Carminow Road, 

Woods Browning, Dunmere Road and Walker Lines for B1, B2 and B8 uses.  In addition, Beacon 

Technology Park is reserved for Class B1 uses only.  All of these areas were covered by the SAB5 

designation. 

2.30 Based on the needs assessed within the Core Strategy Preferred Options, the Site Specific 

Allocations document allocates two areas of land for further Class B employment development: 6ha of 

land at Old Callywith Road for B1, B2 and B8 uses; and, 12ha between Priory Road and Launceston 

Road for Class B1 uses only.  These sites are allocated by policies SAB6 and SAB7.  The decision by 

NCDC to restrict the Priory Road allocation to B1 uses was based on the aspiration to diversify the 

local economy in favour of the ‘knowledge’ economy. 

2.31 The Site Specific Allocations document also adopts the proposals of the BTCFP and allocates land 

either side of Fore Street, land on Dennison Road and land at St Petroc’s Gateway for the uses as set 

out in the BTCFP (SAB 4a – 4d). 

                                                                                                                                                                                                    
2
 The Camel Trail is an 18 miles off road cycle way on a former railway line which links Bodmin to Wadebridge and Padstow.  The Trail is 

well used and is strategic importance to the cycle network in Cornwall.  
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2.32 Within the Site Specific Allocations document, the mixed use allocation for St Lawrence’s Hospital in 

the Local Plan is not carried forwards, save for the Class B1 allocation around Beacon Technology 

Park.   

Evidence base documentation for the North Cornwall LDF 

2.33 As part of the evidence base for the North Cornwall LDF, a number of studies were commissioned: 

retail studies in 2005 and 2007: an employment land assessment in 2005, an open 

space/sport/recreation study in 2006 which informed a Local Provision Standards paper by NCDC, a 

Tourism Sector Study in 2007 and two retail studies in 2005 and 2007.  The retail studies and tourism 

study are reviewed below, whilst the employment land study is discussed in the socio-economic 

issues section and the local provisions standards assessment has its own sub-section later in this 

section. 

2.34 The first retail study to inform the LDF was undertaken in 2005.  As part of the preparatory work for 

the Bodmin Town Centre Framework Plan, this document was examined and the following 

observations made: 

• There is concern over the size of the survey area used to assess shopping patterns in and 

around the Bodmin catchment area; 

• Floorspace information for both convenience (food) and comparison (non-food) retail 

floorspace was considered to be inaccurate. 

• Benchmark turnovers for both food and non-food stores in Bodmin was checked against the 

latest data and found to be incorrect. 

• There was also no assessment of how the market share of Bodmin can or should change in 

the future in order to meet wider planning and sustainability objectives. 

• Concern was also expressed over the finding that there was no comparison (non-food) 

floorspace capacity in Bodmin in the short to medium term. 

 

2.35 The 2005 study was updated in 2007.  We have reviewed the 2007 study update and continue to have 

concerns over its robustness for the purposes of both the LDF and this Masterplanning exercise.  In 

any event, the 2005 and 2007 North Cornwall retail study documents has now been superseded by 

the Cornwall Retail Study, which was published in November 2010.  The 2010 Cornwall Retail Study 

will provides the following retail capacity recommendations for Bodmin:  

• If recent patterns of housing development in Bodmin are continued then there will not be any 

surplus capacity for additional convenience (food) goods retail floorspace up to 2026/2031.  
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Limited amounts of additional capacity (circa 1,100sq m net by 2026 and 1,700sq m net by 203) 

will only be achieved where a high residential growth scenario is pursued. 

• Based upon a continuation of past residential development trends, and a constant market share, 

there will be capacity for around 4,000sq m net of additional comparison (non-food) goods 

expenditure by 2026, rising to 5,800sq m net by 2031.  However, there are opportunities for a 

claw back in comparison goods expenditure which is currently lost from Bodmin to surrounding 

settlements.  Should around one third of current leakage be stemmed, then this could rise to 

8,300sq m net by 2026 on the basis of a continuation of past residential development trends.  If a 

higher residential growth strategy is pursued then there will be capacity for an additional 6,000sq 

m net by 2026, rising to 8,400sq m net, both of which can be achieved without the need to plan 

for increases in market share. 

 

2.36 The tourism study conducted in 2007 examined the quality and quantity of tourism provision, in terms 

of serviced and self-catering accommodation, plus a planning policy framework against the loss of 

tourism accommodation provision.  It also examined the policy base to enable qualitative 

improvements in the stock of tourism accommodation (without encouraging expansion in capacity) 

and a comment on the extent to which current and committed tourist accommodation satisfied existing 

and future market demand.  The report does not provide any specific recommendations for Bodmin, 

although the following broad recommendations are provided: 

• The support of the public sector towards the tourism sector 

• Continue to open up key assets to visitors, such as links between recreational routes and 

public transport routes 

• Delivery of tourism experiences which develop key niche markets (culinary, outdoor sports 

etc) throughout the year 

• Development new assets and themes, such as sailing and spa facilities 

• Investigate the potential for a new medium scale attraction in North Cornwall, which would 

encourage day visits and claw back leakage to other attractions across the County 

• Ensure that the family market is entrenched within the tourism strategy and further 

opportunities explored for encouraging overseas visitors. 

• Recommendations for a planning policy regime which protects against the unjustified loss of 

serviced accommodation, promotes appropriate new and converted self-catering 

accommodation which can be controlled for tourism use only, plus monitoring the level of 

camping and caravan sites to ensure that provision is not unduly eroded. 
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Other Material Planning Documentation 

2.37 In 2006, NCDC commissioned the preparation of the Bodmin Town Centre Framework Plan 

(‘BTCFP’).  The purpose of the document is to put forward proposals to ensure that the future 

development of the town centre is environmentally, socially and economically sustainable.  The 

element of the BTCFP can be summarised as follows: 

• To meet the need for new shops, bars and restaurants in Bodmin the town centre will be 

expanded Northwards on to land between Fore Street and Dennison Road. This is the only 

site in the town centre suitable for such uses. It will provide a range of high street style 

comparison (non-food) retail units complementary to the existing town centre retail offer, with 

residential accommodation on upper floors. It will create an attractive network of streets and 

places for pedestrians and create a ‘retail circuit’ within the town centre by linking to Fore 

Street and Honey Street. In order to allow the space for this expansion, the doctor’s surgery 

will be relocated on to land to the North of Dennison Road, along with a range of office and 

residential accommodation. 

• A new multi-storey car park is proposed to the rear of properties on Fore Street with direct 

(and level) links into Fore Street. This will more than compensate for the loss of parking on 

Dennison Road and allows the existing car park to the South of Fore Street to be redeveloped 

for a mix of houses and flats. Those Burgage plots which remain intact provide an important 

greenspace in the town centre and should be enhanced for community use. 

• Fore Street remains the heart of the town centre and the focus for shopping. The new car park 

will improve access for shoppers and allow improvements to be made to the design of 

servicing and on-street parking areas and reduce conflict between pedestrians and cars. 

Improvements to parking and the public realm on Lower Bore Street would also help local 

retailers. 

• The Texaco garage, at the Western end of Dennison Road, is suitable for a new hotel. The 

hotel would have close links to the Camel Trail, boost family and business tourism and provide 

an improved road frontage for Dennison Road. 

• The Eastern entrance to the town centre, known as St Petroc’s Gateway is proposed to be 

enhanced. New buildings on Priory Road would enhance the setting of the church, and 

provide retail, offices and flats with new townhouses fronting on to Priory Park. 

 

2.38 The BTCFP was published in July 2007 and adopted by NCDC shortly afterwards. 

2.39 In January 2009, a masterplan for the St Lawrence’s Hospital site in Bodmin was published.  The 

document was commissioned by SWRDA, the Cornwall Partnership NHS Trust and Community First 
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Cornwall.  We understand that the document has been approved by NCDC to be used as material 

consideration for future planning applications at this site.  The masterplan acts as guidance to the 

mixed use allocation of the St Lawrences area within the Local Plan.  It covers an area of (former 

hospital) land deemed surplus to requirements by the NHS Trust and the area of land covered by the 

RDA’s Beacon Technology Park.  The masterplan adopts the area already planned for Beacon 

Technology Park and proposes residential accommodation across the remainder of the site (plus 

smaller areas proposed for healthcare, community and employment uses).  The Brief does not 

incorporate any of the use restrictions/aspirations set by SWRDA in terms of types of employment use 

at the Technology Park or the Class B1 use restriction proposed by the NCDC LDF Preferred Options.  

The masterplan is also silent on the quantums of employment and residential uses which can or 

should be achieved across this site.  In terms of vehicle access points into this site, the existing 

roundabout on Dunmere Road and the existing access from Boundary Road are proposed to be 

utilised.  However, the framework plan also shows vehicle accesses further north along Boundary 

Road and an addition access further west along Dunmere Road.  The masterplan also pays only a 

cursory glance at linkages to future development beyond the site boundary and is also relatively silent 

in terms of its development contribution and the requirements of the LPA for future planning 

application submissions. 

Design Analysis and Characterisation of the Study Area 

Historic growth  

2.40 Bodmin’s historic core lies in the valley of the west-flowing Carn Water, with the valley sides rising 

steeply to north and south. The town is positioned on an ancient, possibly prehistoric, strategic east-

west route through Cornwall.  

2.41 The town’s historic core is essentially one long urban street following an historic route west from the 

early focus at St Petroc’s church. The resulting ‘one-street’ form of the town remains and is a defining 

characteristic.  

2.42 Early development focused on the northern valley slope, but the medieval and later town extended 

from the valley bottom around St Petroc’s church up and west across the southern side of the valley, 

avoiding the highest points. 

2.43 Primarily, development from the medieval period until relatively recent times appears to have taken 

place to the west of the early core, leaving the church on the eastern fringe of the built-up area. Only 

in the later twentieth century did development pressures produce expansion in this area.  

2.44 Since the 1960s, Bodmin has extended well beyond its original confines around the slopes of the 

valley, and the settlement now has a considerably greater visible presence in the wider landscape, 

although the highest points remain undeveloped including Beacon Hill.  
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2.45 The character of recent developments, however, has been essentially suburban or ‘out-of-town’, and 

has continued to follow the broad alignment of key transport corridors.  The building of a by-pass from 

the A30 to the east of the town in the mid 1970’s has encouraged development in this direction, 

particularly for industry.  

Landscape setting  

2.46 The town centre sits in a local topography dominated by Beacon Hill (designated Open Area of Local 

Significance and a Local Nature Reserve) to the south, an Area of Great Landscape Value to the east 

and north, and an Area of Great Scientific Value to the east. 

2.47 Castle Canyke (an ancient settlement area and Scheduled Ancient Monument) is a defining 

landscape feature located on one of the highest points surrounding Bodmin at the end of a ridge line 

on the eastern side of town. 

2.48 Future growth scenarios will need to consider the impact of development on the setting of the Beacon 

and Castle Canyke, protecting the sensitivities and key views to and from the site.  

2.49 There are also a number of other landscape, open space and nature conservation designations, 

including the Camel Valley and Tributaries SSSI to the north west of the town.  

2.50 A landscape feature to the north of the town is the historic field pattern, where the ancient narrow 

enclosures can be distinguished rising up the valley side. To the south, the field pattern tends to be 

more regular with straight boundaries indicative of recently enclosed land. These areas have been the 

focus for recent expansions to the urban area.  

2.51 Initial investigations highlight that the agricultural quality of land surrounding Bodmin is broadly ‘good’. 

Specific areas may vary from this general indicator and will need to be determined through more 

detailed investigations.   

2.52 Woodland areas adjoin the southern urban edge of the town (west and east of Beacon and south of 

Castle Canyke). These areas help to define the boundary of the town, which could constrain the 

potential for extensions to the urban area, but present opportunities for enhancement to improve 

public access and establish the areas as part of the town’s green infrastructure.  

Topography  

2.53 The steep slopes constitute a significant element in Bodmin’s character and help to define the 

distinctive shape to the town.  
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2.54 Clear high points in the surrounding landscape help frame the urban area, including Beacon Hill to the 

south, Whitley Hill to the north, and Castle Canyke to the east which lies at the end of high ridge line 

running the length of the eastern boundary.  

2.55 Generally, the town has followed a character of historic growth similar to neighbouring settlements in 

developing around, but not over the distinct high points in the landscape. The exception to this is at 

the far north east boundary, where modern industrial development at Callywith has encroached on the 

high ridge line.  

2.56 The sensitive nature of the landscape surrounding Bodmin requires a considered approach to any 

future development options to ensure that the quality and positioning of new development responds 

positively to the landscape and respects its setting.  

2.57 While the steep hills add drama to the town, providing views out to the surrounding countryside, it also 

presents a significant challenge for the town in considering the potential for expansion and improving 

the ease of movement and connections across the town.  

2.58 The steep valley slopes, particularly the valleys immediately to the north and east of the town, are 

potential constraints to development. In certain locations, where gradients reach 1 in 6 or steeper, the 

challenge for construction and the subsequent cost implications may impact on the viability of 

development. Connecting potential development areas to each other and back to the town may also 

incur the costs of new infrastructure to overcome the potential barriers created by the slopes.  

2.59 Where gradients are less restrictive, south facing slopes can however present potential benefits for 

sustainable development, creating opportunities for passive design and solar energy production, 

whilst also possibly increasing market values of dwellings with good natural light and south facing 

gardens. There are large areas of south facing slopes both north and south of the existing town.  

Flooding and drainage  

2.60 The steep surrounding topography establishes distinct catchment and watershed areas around the 

town, dictating drainage patterns to the tributaries that feed the River Camel to the west.  

2.61 The steep slopes surrounding the town direct a number of drainage patterns towards the town centre 

and into to the Town Leat, which flows through the heart of town. There is recognised insufficient 

capacity within the existing drainage infrastructure in the town to manage this and consequently the 

Town Leat presents a flood risk and development constraint.  

2.62 Future development in and around Bodmin will need to carefully consider the potential impact on the 

existing drainage pattern, to ensure flows to the Town Leat are not exacerbated. This will include the 

potential influence of new development downstream of the town centre, where interruptions to flow 

could result in the flood risk ‘backing up’.  
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2.63 Beyond the town centre, flood risk is primarily contained within the spring watercourses along the 

valley base both south and north of the town, and is not considered to present a significant constraint 

to the area of developable land.  

2.64 Opportunities exist in the landscape to provide Sustainable Urban Drainage (SUDs) systems to help 

mitigate the impact of discharges that could result from developing within existing catchment and 

watershed areas.  

Arriving in Bodmin  

• Edge of town gateways  

2.65 The A30 junctions north and south of the town are the two strategic gateways to Bodmin, where the 

town should successfully announce itself to maximise the potential from ‘passing trade’ on the main 

route through Cornwall. At present this potential is not fulfilled.  

2.66 The gateway to the north at Callywith is too discrete and can easily be bypassed. The lack of 

development around the gateway fails to create a positive frontage to the town and define this area as 

a key point of entry to encourage more people through. The sense of arrival and built quality beyond 

the gateway is also poor with the route through an industrial area.  

2.67 To the south, the gateway at Castle Canyke is an important point of arrival from the A30 travelling 

from the south and also from the A38 travelling from the east (Plymouth). Although this area benefits 

from the green surroundings, the lack of development defining the gateway area fails to reinforce this 

point of arrival and define a coherent route through to the town centre.  

2.68 From the south east, the gateways from Lostwithiel on the B3268 at the Leisure Centre, and from the 

south west at the hospital on the A389, are important approaches to the town, particularly to access 

employment areas such as Walker Lines and the Beacon Technology Park and Hospital. These are 

identified growth areas for employment in the town where enhancements are required to improve 

access and define a high quality sense of arrival.  

2.69 The approach from the west (Wadebridge) is not particularly well defined, and there is a need to 

enhance the sense of arrival in this location to help promote the significance of the Beacon 

Technology Park as a potential office and employment destination.  

• Edge of centre gateways  

2.70 Beyond the main gateways, the key points of arrival to the town centre are located at St Petroc’s to 

the east and St Laurence’s to the west.  

2.71 St Petroc’s gateway is focused on the intersection of Church Square, Primary Road and Turf Street. 

The area has the potential to be a very attractive gateway to the town centre, although at present it is 
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undermined by the quality of the built environment (particularly the area around the garage) and the 

volume of traffic passing through.  

2.72 The roundabout in this location dominates the public realm and undermines the space for pedestrians. 

The Bodmin Town Centre Framework Plan sets out proposals to enhance this area as an attractive 

arrival space, improving the setting of the church and improving pedestrian links through to the core 

retail area.  

2.73 St Laurence’s gateway to west is fairly well defined as an arrival point to the town centre, reinforced 

by the attractive historic buildings and public clock. The space is however dominated by traffic with a 

five arm roundabout managing the intersection of the A391 and A389.  

• Tourism gateways 

2.74 On the edge of the centre are tourist attractions, including Bodmin Jail, Bodmin & Wenford Railway. 

The Jail is located at the end of the Camel Trail, which links Bodmin to Padstow via Wadebridge and 

is an important feature of the tourism market in Cornwall.  

2.75 The connections between these attractions from the point of arrival to the town centre is however fairly 

poor, both in terms of signage and quality of routes for pedestrians and cyclists. Improving these 

linkages will be vital if Bodmin is to increase its popularity as a destination and encourage people to 

stay longer in the town.  

• Movement  

2.76 The transport network in the town centre is predominantly car based, and traffic congestion is a 

significant problem on both the approaches to the town centre and within the central area.  

2.77 As highlighted in the transport section of this baseline review, the highway network within and around 

the town provides a poor sense of arrival into parts of the town centre, creating significant severance 

between north and east parts of the town, vehicular / pedestrian conflict and air quality issues, 

particularly on Dennison Road.  

2.78 In terms of the hierarchy of routes, the A389 is the single primary route through the town for 

movements east to west and connecting to and from the A30. Consequently there are issues 

regarding junction capacity, and resulting traffic congestion detracts from the environmental quality of 

important parts of the town centre, notably around Church Square and Turf Street.   

2.79 Connecting routes run between the town centre and surrounding residential areas, primarily to and 

from the town centre gateways at St Petroc’s and St Laurence’s. The connecting route south of the 

town centre (Barn Lane / Beacon Road) is a ‘local’ alternative east – west route to the primary route 

(A389). This connection wraps around Beacon Hill, which as a protected nature reserve and historic 
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monument, constrains further opportunities to provide further east – west connections, adding 

significant pressure on the central movement network.  

2.80 As highlighted in the transport section of this report there are a number cycle and pedestrian routes 

connecting the town and the surrounding countryside. The ‘walk to work’ project has helped to create 

additional routes, including a vital east – west connection to the south of the Beacon, utilising the 

railway corridor  and providing a direct link between residential neighbourhoods and centres of 

education, commerce and leisure. The greenway also links through to the Cornish Way (cycle route) 

enabling residents in east Bodmin to gain access to Lanhydrock almost entirely 'off road' or along 

quiet lanes. The other new routes are geared towards positioning Bodmin as a start and finish point 

on the Camel Trail taking advantage of its economic potential. 

Bodmin town centre  

2.81 The historic extent of Bodmin town centre continues to be relatively well defined, with the character of 

almost all of the central area deriving strongly from the survival of historic buildings and the distinctive 

historic street layout. For the pedestrian the primary impression of the town as ‘one long street’ is still 

essentially the same as that of sixteenth-century. 

2.82 The town centre contains a significant number of listed buildings, with a particular concentration in 

Fore Street and Honey Street. The town also has a number of Scheduled Ancient Monuments, 

including St Petrcoc’s Church.  

2.83 The majority of the town centre falls within a conservation area, which extends from the Old St 

Lawrence’s Hospital to the west, running eastwards along Higher Bore Street and St Leonard’s into 

Lower Bore Street, Fore Street, including the area around the Priory and Church Square and then 

running south-eastwards along Mount Folly Square, Turf Street, St Nicholas and ending up in Bodmin 

Barracks.  

2.84 The main shopping area lies along Fore Street stretching from the junction of Fore Street, Crockwell 

Street and Honey Street in the east to its junction with Beacon Hill in the west. This area still follows 

its historic east-west route and is characterised by retail and service outlets, including a number of 

national multiples.  

2.85 Mount Folly Square forms the historic civic administration heart of the centre accommodating 

landmark buildings such as Shire House Hall and the public rooms. To the north of Fore Street is a 

pay and display car park along with a mixture of pre and post war developments along with Dennison 

Road which is characterised by a mix of residential, retail and underutilised land.  
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2.86 Previous studies have helped to establish the importance of the central area as the focus for new 

retail growth, office development, and new leisure and tourism attractions. The area between 

Dennison Road and Fore Street has been identified for new shops, leisure and office development.  

2.87 Traffic congestion and air quality, particularly on Dennison Road, are major issues for the town. An Air 

Quality Management Area (‘AQMA’) has been identified covering the majority of the central area. 

Addressing the unacceptable levels of pollution as a result of traffic congestion is an identified key 

priority for the town.  

2.88 Recent investment has helped to improve the public realm around some of the key buildings within the 

centre, such as Shire Hall, however, other landmark building such as St Petroc’s Church and the 

library suffer from a poor quality setting. Future development proposals within and adjoining the town 

centre will be required to pay careful consideration to safeguarding and enhancing the important 

historic character of the town as one of Bodmin’s key assets.   

Urban grain  

2.89 Dense urban grain clearly defines the historic centre of the town, particularly at the core around St 

Petroc’s. The continuous dense grain along Fore Street defines the strong linear high street and the 

historic east to west route through the town. Beyond the historic areas the urban grain is less dense 

reflecting the character of suburban residential developments that adjoin the town centre both to the 

north and south.  

2.90 The dispersed grain and large building footprints define the industrial areas to the east of the town 

extending from the central area along the main routes to the junctions with the A30. The grain of the 

larger retail sheds and industrial areas, particularly to the north west are clearly divorced from the 

more typical grain of the suburban areas demonstrating the lack of integration with more recent 

extensions to the town.  

2.91 Significant breaks in the urban grain are noticeable immediately to the east of the historic centre 

where the park is located and further eastwards to the potential housing allocations south of Priory 

Road. Beacon Hill dictates the urban form to the south, and the cleared areas around the Beacon 

Technology Park to the west highlight the significant potential of this site to reinforce Bodmin’s urban 

area.  

2.92 Beyond the town boundary, particularly to the south, clusters of small residential areas and farms are 

evident. How new development responds to these areas and the established urban grain will be an 

important consideration for potential expansions to the town.  
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Land use character  

2.93 Bodmin has an assortment of land uses, typical of a town of its age and size. The mixed use centre at 

the heart of the town is fairly well defined, surrounded by predominantly residential uses.  

• Retail provision  

2.94 The focus for retail activity in Bodmin is within the mixed use town centre, particularly along Fore 

Street. The Bodmin Town Centre Development Brief looks to extend the prime retail area of Fore 

Street and a connected series of routes to establish a ‘retail circuit’ and help meet expressed demand 

for new retail floorspace in the town centre. A key priority is for central Bodmin to remain as the 

primary area for retail activity.  

2.95 Two major food stores (Asda and Morrisons) are located on the east and north east edge of the town, 

in addition to a further major food store (Sainsbury’s) adjoining the town centre to the north. Only a 

limited number of local convenience stores are located south of the town centre (Co-Op and Spar on 

St Mary’s Rd and Rock Lane) potentially adding pressure on the central road network as residents 

may need to travel across the centre to access major food stores.  No local centres are located to 

north reflecting the proximity of this area to the mixed use town centre and edge of centre food stores.  

2.96 ‘Out of town’ retail uses are mainly positioned on the main entrance /exit routes to the town from the 

A30 junction, such as a DIY superstore (Homebase) and a car sales showroom (West End Motors) 

located off Launceston Road. Other out of town uses such as builders’ merchants and tool hire shops 

are located to the west of the town along Dunmere Road.  

• Employment provision  

2.97 The mixed use town centre is an important focus for employment through shops, services and offices. 

The majority of office floorspace in the mixed use centre is however converted accommodation above 

retail units, which has hindered growth of the local market and there is a recognised demand for new, 

modern office space within the town.  

2.98 Industrial and manufacturing uses are a significant part of the local economy supporting the majority 

of the local workforce. Industrial growth has focused on the strategic access points to the A30, with 

large estate developments at Callywith Gate to the north and Walker Lines to the south. Despite some 

recent investment and new development, notably at Callywith Gate, much of the industrial property 

stock is considered old and tired.  A number of vacant units exist within the Walker Lines Estate. This 

area has been identified for focused redevelopment to provide new hybrid industrial and office space 

along with new workshop units.  

2.99 The Beacon Technology Park is located on the western edge of the town and is identified as a 

potential growth area for new office space to enhance the local office market. The success of other 
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employment locations in the town is closely related to proximity and connections to the A30. To 

facilitate the Beacon Technology Park, and fulfil potential for office development, accessibility must be 

improved from the A30 helping also to reduce the pressure of traffic within the town centre.  

2.100 Further opportunities for office space have also been identified within the town centre as part of mixed 

use development schemes, where improving connections to the main line rail link will be essential to 

support growth of the office market.  

• Residential provision  

2.101 A mix of traditional terrace houses, flats above the shops and more recent backland development just 

off the main retail streets provides a diverse range of residential accommodation within Bodmin’s 

mixed use centre. Reinforcing the concept of ‘living in’ the town is closely related to Bodmin’s 

ambitions to significantly improve on its current town centre offer, particularly for leisure uses, eating 

and drinking establishments, and cultural activities.   

2.102 Residential development surrounds the mixed use town centre, offering a wide range of house types, 

age and tenure in distinct community areas, often separated from each other by transport 

infrastructure and the steep topography.  

2.103 In recent years the town has seen growth in new family housing particularly on the north side of the 

town, in addition to schemes converting older institutional buildings to flats and apartments, such as at 

St Lawrence’s Hospital site.  

• Education and health provision  

2.104 Three of the four primary schools in Bodmin are located south of the town centre along with Bodmin 

Community College, the main secondary school for the town. Residents located to the north of the 

town may therefore be required to travel across the town centre to access these facilities, potentially 

adding pressure to the local transport network.  

2.105 The main health facility is the Community Hospital located on Boundary Road to the west of the town 

centre. Other health facilities include an NHS health centre and doctors surgery, which are both 

located north of the town centre.  

• Leisure & tourism provision  

2.106 The town has a one main leisure centre (Dragon Leisure Centre) offering a swimming pool, tennis and 

squash courts, fitness suites and all weather sports pitches. The location of the facility on the far south 

eastern edge presents access difficulties for a number of the main residential areas, particularly those 

to the north of the town who are required to travel across the town centre.  
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2.107 Key visitor attractions include Bodmin Jail, Bodmin & Wenford Railway, St Petrocs Church, Military 

Museum and the Camel Trail, which are located on the periphery of the central area with a recognised 

need to improve connections to and from these attractions to the town centre. 

2.108 In terms of tourist accommodation, there are three main hotels, supported by a number of bed and 

breakfast facilities. The only central hotel (The Westberry) is positioned just north of the mixed use 

centre. There is an identified demand for new hotel accommodation in central Bodmin.   

2.109 The Bodmin Town Centre Framework Plan identified that within Bodmin’s mixed use centre there is 

lower than average number of food and drink outlets, which undermines the potential of the evening 

economy in the town. The current evening economy is restricted to public houses and takeaways, with 

a number of businesses located on Honey Street and Fore Street, include the recently opened JD 

Wetherspoons pub in the converted Methodist Church.  

2.110 The town lacks major leisure attractions such as a cinema or bowling alley and consequently 

residents often look outside of Bodmin to competing neighbouring towns such as Wadebridge and St 

Austell for their entertainment activities. The lack of major attractions significantly undermines the 

town’s potential to support growth in further evening economy uses such as eating and drinking 

establishments.   

• Green Infrastructure provision  

2.111 Bodmin benefits from its close proximity to the surrounding countryside and key areas of open space 

within or adjoining the town.  The main areas of open space are located south of the town centre, 

particularly more formal sports and recreation facilities positioned to the south east associated with 

the leisure centre. There are limited areas of public open space north of the town centre.  

2.112 Bodmin Beacon, Castle Canyke and the Scarletts Well Valley area adjoin the town to the north, south 

and east and are designated as Open Areas of Local Significance and afforded planning policy 

protection.  

2.113 Two allotment areas are located north of the town centre, with no provision to the south. There is an 

identified shortfall across for the town for allotment space.  

Socio-economic issues 

2.114 A review of socio-economic characteristics has been undertaken by RTP and is available as a 

separate document.  The RTP review builds upon the work undertaken for the Bodmin SIF and 

identifies that high quality sizable employment premises (for businesses to grow or attract inward 

investment) are in short supply.  The premises that do exist are poor quality, have a poor image and 

poor access.  There is also the suggestion that a lack of appropriate skills including employability and 

relevant vocational skills is preventing the local workforce from accessing new job opportunities, 
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particularly those associated with growth employment. Bodmin also lacks the quality and range of 

support services that would be expected by high value businesses. 

2.115 As already noted, Cornwall has been granted European Convergence Funding.  Bodmin has been 

defined as a significant settlement and, as a result, there is a requirement to produce a Strategic 

Investment Framework (SIF) which provides information on the current market failure in Bodmin and 

how to address this failure in a sustainable way.  A SIF has been prepared for Bodmin, whose 

contents are summarised in the RTP socio-economic note.  In order to address market failure in 

Bodmin, the SIF sets out a number of priority projects, including: 

• Town centre workspace development, including 1,590sq m of new office space at Dennison 

Road. 

• New workspace provision and associated infrastructure at Walker Lines.  Phase 1, which 

is already being progressed by the Council and Priority Sites will provide 1,960sq m of 

industrial, hybrid and office units.  Phase 2, which requires a business plan, will comprise 

approximately 7,500sq m of new workshop units. 

• The SIF contains provision for a Masterplan for North West Bodmin.  This has been 

completed by SWRDA in January 2009 (see earlier in this section) and relates to area already 

planned for Beacon Technology Park and also areas of former healthcare use which are now 

deemed surplus to requirements. 

• Callywith Gate workspace development.  Project to create approximately 18,000sq m of 

new larger higher quality units targeted at high growth sectors.  The chosen location for this 

project is a site currently occupied by a caravan/camping uses and which will be available for 

development in June 2010.  This site was allocated in the NCDCLDF Site Specific Allocations 

document for B1, B2 & B8 use. 

• Combined Universities Cornwall (‘CUC’) presence and business hubs.  This project aims 

to secure a presence for CUC in Bodmin.  The property market baseline report (available 

separately) highlights that CUC had, at the time of preparing the initial stages of the 

masterplan, recognised the gap in higher education provision and there are plans for bespoke 

centres/rooms within Bodmin, Launceston and Bude.  Originally in Bodmin, a development at 

Priory Park was chosen, although this project has stalled.  The CUC does not currently 

anticipate that there will be a requirement by large numbers of full-time students for HE 

courses in Bodmin and there is no intention at this time to build a specific building solely for 

this purpose.  Elsewhere in the education sector, Bodmin College is a specialist Science 

College and is currently working on developing more diverse and flexible courses for the 14-19 

age range. 
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2.116 It is generally acknowledged that these SIF projects will provide an important foundation for growth in 

Bodmin and should be supported by the Masterplan.  RTP predict that specific SIF projects will create 

around 20,000sq m ‘workspace’ targeted at higher growth sectors.  As will be outlined in the next 

section of this report, RTP highlight that the floorspace created by the SIF projects are not supported 

in quantitative terms by future employment projections, although they add to the quality and location of 

employment generating opportunities. 

2.117 The next section of this report outlines the key issues and factors which will guide and influence future 

employment growth in Bodmin, including the number of jobs and site area requirements by sector. 

Local Property Market 

2.118 GVA has completed a baseline review of the local property market.  This is available as a separate 

document.  The key messages to flow from this review are as follows: 

• Retail and town centre.  Whilst a number of vacant units exist in the town centre, research 

has shown that there is interest in these from local companies and those outside of Cornwall.  

However, existing units in the centre are generally small and poorly configured and evidence 

suggests that this is putting off larger national retailers who have (and continue to) show 

interest in Bodmin.  The level of retailer interest has decreased since the previous GVA 

baseline review for the BTCFP in 2006, although this is to be expected (and common across 

the South West).  Due to its property stock, it would appear that Bodmin is losing out to St 

Austell, Newquay, Truro and Plymouth.  Outside of the town centre there currently three large 

supermarkets (ASDA, Morrisons and Sainsburys).  There are also currently proposals for two 

deep discount foodstores (Aldi at the Henry Boot promoted retail development on Dunmere 

Road and Lidl at the existing Police Station site).  In terms of non-food provision, the recently 

completed retail warehouse scheme on Launceston Road (opposite ASDA) has full 

occupancy, although Henry Boot’s trade park and retail park schemes (which have consent, 

but have not yet been implemented) have no pre-lets. 

• Office.  A considerable amount of existing office stock in Bodmin is in converted 

accommodation.  Evidence suggests that there is a shortfall of good quality smaller office 

space (including start-up units).  New office accommodation is planned for Beacon 

Technology Park (promoted by SWRDA), although take-up on this development has been 

slow.  The Technology Park is however an important opportunity to create an environment to 

attract corporate occupiers and provide a step change in the office market.  Overall, evidence 

suggests that the current state of the local office market is weak, based on: demographics, 

location, limited supply and infrastructural weakness.   

• Leisure.  The baseline review, informed by those within the cinema industry, highlights the 

potential for a new cinema facility within Bodmin (possible 2-3 screens and 150-200 person 
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capacity).  This is an important potential use to be considered within the preparation of the 

Masterplan, given the current leakage of cinema trips to other settlements.  As highlighted by 

the BTCFP, there is a shortage of food and drink outlets within the town centre and the 

proposals of the BTCFP aim to address this situation and improve the night-time economy in 

the town.  There is also a requirement for a 45-53 bed hotel for Bodmin. 

• Residential.  Current construction of residential accommodation is occurring at Canyke Fields 

(Barratt), Victoria Park (Wombwell Homes) and Bethany Court (St Piran Homes).  Agents 

report that the majority of current demand is for 2-3 bedroom properties, with lower demand 

for flats.  Like the rest of the South West, the current economic climate is hampering home 

sales, although evidence suggests that conditions are improving.  In terms of the type of 

properties which will need to be provided in order to attract skilled workers (including first time 

buyers, young professionals and families) in higher value jobs, GVA predict that 2-3 bedroom 

homes (with gardens) will need to be provided. 

• Industrial. The baseline analysis indicates that much of the industrial property stock in 

Bodmin is old and tired, although there are plans to improve provision, such as at Walker 

Lines, which are receiving interest from occupiers.  The industrial market in Bodmin is an 

important part of employment provision and has traditionally been a key employer.  In addition 

to traditional industrial uses, 30,000sq ft of speculative hybrid office/industrial workspace has 

been provided at Callywith Gate by Priority Sites.  However, demand for these units has been 

slow and it has been suggested that they do not meet the current market in Bodmin. 

• Healthcare. Contact with the local NHS Trust and LIFT company (C1C) have confirmed that 

there is no current requirement to bring additional in-patient facilities to Bodmin.  An estates 

strategy exercise is currently being undertaken which may identify a need for administrative 

and clerical bases (along with some treatment facilities) and this will be clarified in the near 

future. 

 

Local Facilities & Services 

2.119 In October 2006, NCDC published a ‘working paper’ on the provision of the following types of facility 

across North Cornwall: equipped play areas, outdoor sports facilities, amenity green space, 

allotments/community gardens, natural and semi-natural green space, churchyards/cemeteries, 

beaches, country parks, swimming pools, indoor sports halls and village halls/community centres. 

2.120 The assessments were broken down to both ward level and sub-areas.  There are two wards in 

Bodmin, whilst the defined Bodmin sub-area comprises Bodmin, Cardinham, Helland, Blisland, 

Lanhydrock, Lanivet, Withiel, St Tudy and St Mabyn. 
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2.121 The following forecasts were made in the October 2006 report: 

• There is a forecast surplus in formal outdoor recreation space across the Bodmin sub-area 

between 2001-2026.  There is also a current surplus in Bodmin itself. 

• Whilst there is a current surplus in outdoor sports provision, this will turn into a deficit (-4.42ha) 

by 2026 if provision is not increased. 

• There is currently adequate provision of neighbourhood equipped play areas (NEAPs) in the 

Bodmin sub-area, although there is a shortfall of 3 local equipped play areas (LEAPs).  By 

2026, if provision is not increased, there will be deficit of 9 LEAPs and 1 NEAP. 

• There is a current shortfall of -0.57ha of allotment space in the Bodmin sub-area, which will 

increase to -1.21ha by 2026 if no new space is provided. 

• The 2006 report found that Bodmin had a surplus of provision for swimming pool space, which 

will continue to 2026.  Similarly, there would be a surplus of indoor sports provision (sports hall 

and village/community halls) between 2001-2026. 

 

2.122 However, it should be noted that the methodology for working out the sub-area forecasts for 2026 was 

based on a total housing growth of 9,248 units across the whole of North Cornwall and a population 

increase of 21,900.  Within this total, it was estimated that Bodmin town would have an increase of 

2,127 units and with the immediate surrounding area increasing by 555 units.  This was equivalent to 

a population growth of 5,020 people for Bodmin and 6,350 people for the Bodmin sub-area as a 

whole.  Given the potential change in the number of residential units to be built in Bodmin, these 

forecasts will need to be updated. 

Drainage, Flooding and Water Resources 

2.123 WSP has undertaken a review of existing drainage and flood constraints affecting the Bodmin area.  

This is available as a separate document.  Reviews have been undertaken of historic flooding, water 

quality issues, sewer and drainage issues, the water treatment works and recent Environment Agency 

alleviation schemes.  Attached to this document are two very useful plans which show existing 

drainage constraints, Flood Zones 2 & 3 within and around Bodmin and the natural catchment and 

watersheds in the Bodmin catchment.  The note provides the following conclusions: 

• Existing flood events are generally located in close proximity to the Church Square area within 

Bodmin Town Centre. 

• Existing flood events are predominantly a result of insufficient capacity within the existing drainage 

infrastructure and poor surface water conveyance. 
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• EA water quality mapping indicates that the River Camel has a natural ecosystem and may be 

used for any type of water abstraction, including potable supply. 

• SWW have confirmed that there are no proposed schemes within the Bodmin catchment for this 

financial year. 

• If Bodmin becomes allocated as a major development within the LDF, SWW will ensure that their 

future investment plans will make provisions to match such growth. 

• SWW have confirmed that there are no assets maintained by SWW that are not owned by the 

Company 

• Any new developments are expected to be served by separate foul and surface water systems 

• Any development must not increase flow into downstream catchments (piped or watercourses) 

and where possible should seek to reduce downstream flow. 

• Additional discharge volumes must be controlled in ponds or other on-site facilities. 

• Existing discharges could be reduced through the implementation of SUD systems (e.g. 

permeable paving, swales, soakaways etc). 

• SWW have confirmed that sewage treatment capacity will need to be provided as required 

• Bodmin’s foul sewers drains to two existing sewage treatment works; the exact capacities of each 

works requires further assessment in respect of the development proposals 

• The EA Flood Alleviation Scheme was only designed for 70 year critical storms; today’s 

legislation stipulates that we should be designing for the 100yr critical storm with 30% allowance 

for climate change. 

• Erosion issues within the Halgavor and Callywith Streams are unlikely to affect the development 

options within the Bodmin Catchment. 

 

Landscape Analysis 

2.124 A Baseline Landscape and Urban Characterisation Appraisal has been undertaken by RPS.  This is 

available as a separate document.  In addition to making reference to urban ‘Historic characterisation 

for regeneration’ report (2005), the landscape quality and value of the Landscape Description Unit 

(‘LDU’) sub-character areas surrounding Bodmin (as defined by the Cornwall & Isles of Scilly 

Landscape Character Study 2005-7) have been assessed.   

2.125 The RPS baseline assessment indicates that the landscape quality of all areas surrounding the urban 

area is ‘good’
3
 apart from the Camel Valley area (which is separated from Bodmin) which is assessed 

                                                           
3
 Attractive landscape with some distinctive features; Recognisable landscape structure, characteristic patterns and 
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to be of ‘high’ quality
4
.  In terms of their landscape value, areas to the north of Bodmin range of 

‘medium’
5
 to ‘high’ value

6
, areas to south of the urban area are classified as medium value, whilst the 

area surrounding Castle Canyke is considered to be of high landscape value. 

Transportation & Accessibility 

2.126 A comprehensive review of transport and accessibility issues has been undertaken by WSP (available 

separately).  The review provides information on: 

• Bus and rail services 

• Travel to work patterns 

• Town centre traffic flows 

• Consideration of park and ride facilities for Bodmin 

• Air quality 

• The local road network 

• Pedestrian and cycle routes, including the walk to work project 

• A summary of the salient contents of the Local Transport Plan 

• Details of the scope of the traffic model to be built as part of the Masterplan project 

Bus and rail services 

2.127 Bodmin has a town bus service which operates on an hourly basis, along with services which link to St 

Austell, Padstow, Liskeard and Wadebridge.  A number of these services are routed to avoid traffic 

congestion along Dennison Road (see below) although this is not possible for the town service and, 

given that there are no bus priority measures, this affects journey times and the overall attractiveness 

of the service.  The main concentration of bus passengers is on the western side of the town, with 

limited patronage in relation to retail stores and employment areas on the eastern side of town
7
.   

Importantly, bus patronage is increasing in Bodmin, with concessionary fare passengers increasing by 

30% last year and fare payers increasing by 10%. 

2.128 Bodmin Parkway station is on the London to Penzance line and is served by First Great Western and 

Cross Country services.  Cross Country services connect to Taunton and then on to Birmingham, 

                                                                                                                                                                                                    
combinations of landform and landcover are still evident; Scope to improve management for land use and landcover; 
Some features worthy of conservation; Sense of place; Some detracting features. 
4
 Very attractive, semi-natural or farmed landscape with distinctive or unusual features; Strong landscape structure, characteristic patterns 

and balanced combination of landform and landcover; Appropriate management for land use and landcover but potentially scope to 
improve; Distinct features worthy of conservation; Strong sense of place; Occasional detracting features. 
5
 Areas of medium landscape value are considered to be: Typical and commonplace or in part unusual; Good or ordinary landscape 

quality; Potential for substitution. 
6
 Areas of high landscape value are considered to be: Very attractive or attractive scenic quality and in part rare; High or good landscape 

quality; Limited potential for substitution. 
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Manchester, Leeds and Edinburgh.  FGW services connect to Taunton and London.  It appears that 

the station’s primary function is for Bodmin and further afield travelling outwards. 

Travel to work patterns 

2.129 WSP has undertaken a detailed analysis of travel to work patterns from the 2001 Census, which 

shows the destinations of outbound and inbound work trips to and from Bodmin.  As would be 

expected for such a rural area, the majority of trips are by car (70%-80%), although there are a 

substantial work from home numbers (5%-8%) and also a good proportion of walk to work trips (10%-

14%).  There are very few trips to work by bus and inbound and outbound trips are spread in all 

directions with a significant proportion to and from the west bringing trips through the town centre road 

network. 

Car parking 

2.130 Car parking is provided by Cornwall Council and Bodmin Town Council facilities.  The full range of 

facilities are listed in the WSP note and the largest and most popular facilities are at Dennison Road, 

Priory park and Mount Folly.  The WSP analysis highlights that these facilities are on the eastern side 

of town and all have an impact on the highway network in this area.  In contrast, the facilities on the 

western side are smaller.  As a result, the spatial distribution of parking may be having an effect on 

movement around the town centre. 

Air quality 

2.131 CC is under a duty to monitor and assess air quality.  This requirement has resulted in the 

identification of significant pollution levels along Dennison Road.  As a result, an Air Quality 

Management Area (‘AQMA’) has been identified and this covers all of the town centre.  Following the 

identification of the AQMA, an Air Quality Management Area Action Plan (‘AQMAAP’) has been 

drafted and which includes a wide range of measures to try and address the air quality problems. 

2.132 WSP have highlighted that there are many overlaps between the AQMAAP and the scope of this 

Masterplan.  The AQMAAP actions which the masterplan can support and enhance include: 

• Safer routes to school 

• Improvement of walking and cycling environments and promotion of sustainable walking and 

cycling networks 

• Coordination of traffic signals 

• Work to prevent future air quality impacts from new development 

                                                                                                                                                                                                    
7
 Employers say this is because employees travel in from outside Bodmin with limited opportunity for travelling by bus 
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• Presumption in favour of mixed use development 

• Examination of the movement of HGVs in the local area 

• Improvements to key junctions and road layouts 

• Parking controls 

• Investigation of linking bus and rail timetables. 

 

Road Network 

2.133 The WSP note outlines the key aspects of the road network in and around Bodmin, including the A30 

and routes in and out of the town.  The main characteristic of the road network in Bodmin is the single 

principal east-west route incorporating Priory Road, Dennison Road and Higher Bore Street.  This is 

the main route for both traffic accessing the town centre and through traffic.  It has restricted width, 

tight bends and a constrained junction at St Petrocs Church which result in congestion along its entire 

length.  Other cross-town routes do exist, such has via Barn Lane and Beacon Road, although this 

has little benefit as traffic still needs to rejoin the principal route at St Petrocs.  Other routes include 

Castle Canyke Road (from Carminnow Cross), which is the access route for the Walker Lines 

industrial area, a minor route across the southern side of the town via Crabtree Lane, Gladstone 

Road, Kirkland Road and Westheath Road. 

2.134 WSP have identified that the key junctions in Bodmin are: 

• Double-mini roundabout at Dunmere Road, Westheath Avenue, Barn Lane and Town End.  

Junction experiences congestion at peak periods. 

• Junction of Dennison Road and Berrycombe Road.  Junction with restricted space, which is 

also the route for the Camel Trail.  This can cause delays for through and side road traffic. 

• Bell Lane / Dennison Road junction.  This junction serves traffic using the local authority car 

park and service areas to the north side of Fore Street.  The right turn out of Bell Lane can be 

difficult due to traffic volumes. 

• Dennison Road / Turf Street / Priory Road junction.  This junction is the main source of 

congestion in the town centre.  Improvements to this junction have been examined, although 

additional land is likely to be required. 

• There are a number of junctions on Turf Street (to Priory car park, Fore Street, Mount Folly car 

park and Crinnick Hill) which have close interaction and become congested. 

• Launceston Road / Priory Road junction.   
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• There are two significant junctions at either end of Cooksland Road where it meets 

Launceston Road and Priory Road.  Both are very busy and the latter has a poor layout. 

 

2.135 In recent years, there have been proposals for a new service area on the A30, the need for which has 

been acknowledged by the Highways Agency.  The closest proposal to Bodmin was at Innis Downs 

(adjacent to the recently completed dualling of the A30).  This included a proposal for a hotel.  

However, a planning application for this development has recently been dismissed at appeal, 

Pedestrian and cycle routes and the Walk to Work project 

2.136 The plan contained as an annex to the WSP document shows existing and proposed pedestrian and 

cycle routes in and around Bodmin.  Bodmin is of a size where walking and cycling within the town are 

realistic propositions, although the topography means that some routes are hilly.  Walking within 

Bodmin has benefitted in recent years from the ‘walk to work’ project which has linked residential 

areas to workplaces and schools.  This has involved the provision of an east to west route across the 

southern part of the town linking residential areas around Westheath with Bodmin College and the 

Walker Lines industrial area.  The project has been very successful, although there is a gap between 

the route and the nearby Camel Trail.   

2.137 As already noted, Bodmin lies at the eastern end of the Camel Trail which links to Wadebridge and 

Padstow.  The trail is a very well used leisure route for cyclists and is widely recognised as having 

great potential for Bodmin as a tourist and leisure destination.  However, the linkage between the end 

of the trail and the town centre is very poor, with the route transferring to the main road and there is 

poor signage.  In addition, Dennison Road is also a barrier to movement and there is only limited cycle 

parking within the town centre at the junction of Dennison Road and Berrycombe Road. 

2.138 Cornwall Council also has plans for a ‘Discovery Route’ which would circulate around the town, 

picking up points of local interest and having connections back into the town centre at various 

locations.  The proposed Discovery Route would utilise a couple of existing links over the A30 at 

Halgavor Plantation and at Callywith. 

Utilities 

2.139 In order to inform the planning strategy for the Masterplan, WSP have prepared a note on existing 

utility constraints and issues.  This is available as a separate document.  The evidence gathered to 

date can be summarised as follows: 

• Gas 

1. there are limited issues with the diversion of gas mains for connection within Bodmin 
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2. development to the west of Bodmin, depending on location, may require diversion of the 

intermediate gas mains 

3. the low pressure gas mains to the east of Bodmin have spare capacity, however land 

ownership would need to be established to ensure connection opportunities 

4. there is no gas infrastructure within the area to the north of the Bodmin urban area and 

new development would require new connection from existing intermediate pressure or 

medium pressure infrastructure to the west 

• Electricity 

1. Western Power Distribution have recently upgraded electricity supply in Bodmin and this 

has alleviated short-term supply issues in the town 

2. future development located to the east of Bodmin is favourable for electricity supply, 

followed by the north western area 

3. future development located to the south west of Bodmin is least favourable for electricity 

supply 

• Water 

1. water supply is generally available at source (i.e. service reservoirs) 

2. off-site reinforcement works will be required if the future development is located adjacent to 

inadequate distribution mains. 
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3. THE SUSTAINABILITY ISSUES FOR BODMIN 

3.1 From the baseline study, plus the issues which have been raised by stakeholders during the 

workshops held in May and November 2009, the following key issues were identified for particular 

consideration within the preparation of the Masterplan and the associated SA process.  A number of 

the issues outlined below are inter-related. 

• Housing. 

• Access to services and facilities 

• Employment, education, skills and training 

• Environment  

• Sustainable transport 

 

Table G: the Sustainability Issues for Bodmin 

Sustainability Issue Topic 

o Housing supply will increase; therefore there is a need 

to create sustainable communities of mixed housing 

types and tenure related to need. 

o Sustainable communities should include provision for 

affordable housing. 

o The efficient use of land has consequences for housing 

density and use of brownfield land. 

o Bodmin has been identified as a key strategic 

settlement, which could increase the pressure to deliver 

new housing development. 

Housing 

o The scale and range of retail, service, community and 

other town centre facilities which are available in 

Bodmin will affect the ability of the town to retain 

shopping, leisure and other trips. 

o Access to quality greenspace and open space for 

leisure, socialising, relaxation and recreational 

purposes is an issue for health and wellbeing. 

Access to services and facilities 

o Co-location of housing, employment and other facilities 

could help to create sustainable communities. 

o Bodmin has a large workforce which leads to in-

commuting  and has implications for access and traffic 

impact 

Employment, education, skills and training 
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o Low levels of educational attainment and a lack of basic 

skills affect the employability of local people 

o Access to higher and further education is a key factor in 

providing the local workforce with the necessary proper 

skills. 

o A changing business structure has implications for the 

size, nature and location of businesses and 

employment which impacts on the required mix of 

employment land. 

o There is a need to minimise growth in greenhouse gas 

emissions, encourage the use of renewables and 

ensure that development and infrastructure is resilient 

to the impacts of a changing climate 

o Development pressures for increased housing will bring 

increased traffic flows and associated air pollution 

issues 

o Reduction in permeable surfaces from new 

development will increase risk of surface water flooding. 

o Overall levels of new housing and other forms of 

development required for a growing population will bring 

significant change and have an impact upon the 

character of the landscape and the built environment. 

Environment  

o Traffic levels are likely to continue on their upward 

trajectory exacerbating  current congestion and air 

quality issues. 

o There is a need to ensure that the environmental 

impacts of transport, both public and private, are 

recognised and mitigated against particularly in terms of 

carbon emissions, journey times and congestion.  This 

should be achieved through the promotion of 

sustainable transport modes and, importantly, reducing 

the need to travel through the appropriate location, mix 

and design of development. 

o It is crucial that appropriate transport infrastructure, 

particularly those which encourage sustainable 

transport choice, are provided as an integral part of any 

new development to avoid exacerbating congestion and 

pressures on the network. 

Sustainable transport 
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4. THE SUSTAINABILITY APPRAISAL FRAMEWORK 

4.1 The development of SA objectives is a recognised way in which environmental, economic and social 

effects can be described, analysed and compared.  National SA guidance recommends that the 

objectives are developed with key stakeholders.  For the Bodmin Masterplan SA, the SA objectives 

have emerged out of the Masterplan Vision which has been developed through a series of workshops 

with key stakeholders in 2009.  Stakeholders have made a very important contribution to the Vision 

and the content of the Vision was presented to, and discussed with, stakeholders in a workshop in 

November.  In addition, the Masterplan Vision has been set out and explained on the Bodmin 

Masterplan page on Cornwall Council’s web-site. 

4.2 The ten Vision priorities outlined in the Masterplan Vision are: 

• Promoting growth in the town centre 

• Addressing air quality issues in the town centre 

• Improving the tourism offer 

• Improving the quality of jobs 

• Improving training and education 

• Improving access to affordable housing 

• Improving arrival in the town 

• Improving the provision of public transport 

• Improving access to green space 

• Improving potential for sustainable / renewable energy generation 

 

4.3 It is considered that these Vision priorities should form the main SA headline objectives.  These 

objectives are the outcomes that the Masterplan should be seeking to achieve in relation to the 

various aspects of sustainable development. 

4.4 Within each headline objective, a number of specific sub-objectives have been established.  These 

sub-objectives deal with specific issues which fall under the broad umbrella of each headline 

objective.  For example, the headline priority of improving growth in the town centre has within it a 

number of individual issues relating to inter alia provision of new retail and leisure floorspace, reducing 

traffic congestion, improving air quality etc.   



Bodmin Masterplan Sustainability Appraisal  

 

 

 

May 2011   45 

4.5 The scope of the headline objectives and the specific sub-objectives have been devised in order to 

ensure that the various options for the Masterplan can be assessed in a robust way.  They will ensure 

that the individual characteristics (both positive and negative) of each option is fully predicted and 

evaluated.  This will ensure that the preferred options which are included in the Masterplan document 

have been fully tested and represent the optimum solution for the environmental, social and economic 

characteristics of Bodmin. 

4.6 Table H overleaf shows the resulting proposed framework for sustainability appraisal of the 

Masterplan.  This has three main components: 

• Headline objectives: the outcomes that the Masterplan should be seeking to achieve in relation to 

the various aspects of sustainable development.  These headline objectives match the priorities 

set out in the Masterplan Vision. 

• Specific sub-objectives: a suite of more specific objectives which cover all the salient issues and 

characteristics within each headline objective. 

• Measurement indicators: this explains how and what will be used to measure the performance of 

each masterplan option against each objective.  This will involve both qualitative and quantitative 

assessments and informed judgements over the type and scale of impact.   
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ECONOMY    

Priority  Objective Assessment 

Deliver sufficient growth needed to generate / encourage 
significant retail and leisure investment in the town centre 

 
Will the scenario deliver the amount of development 
needed to stimulate market investment in leisure and 
retail in Bodmin town centre?  
 
What comparison/convenience retail and office 
floorspace requirements are there for Bodmin to 
2026? How would these most likely be met and what 
are the delivery issues?  
 
Are there appropriate locations for offices, cinema, 
hotel and town centre workspaces? 
 

 
Focus development within walking distances of the town centre to 
help enhance the viability of town centre businesses 
 
 

 
How much development will be within walking 
distance (1km) of the central area?  
 

 
Reinforce the potential expansion areas for the town centre to 
deliver new retail and leisure floorspace  
 

 
Will the development be able to reinforce identified 
potential expansion areas, such as the opportunity to 
extend the town centre even further to the west and 
connect Dennison Road to Sainsbury’s? Will new and 
improved pedestrian and cycle connections help bring 
more visitors from the Camel Trail and the Jail area 
into the heart of the town centre. 
 

 
Reduce congestion in the town centre to help facilitate 
improvements to key streets and spaces 
 
 

 
Will the scenario help to reduce the amount of non 
essential traffic in the town centre and enable public 
realm improvements at key spaces such as the St 
Petroc’s gateway?   

Promoting growth in the town centre 

 
Enhance the historic qualities of the town centre  
 
 

 
Will the scenario help to deliver regeneration and 
environmental enhancements within the town centre, 
helping to maintain and improve historic assets and 
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the Conservation Area designation?  
 
 

 
Improve the visible approaches to the town to help enhance 
perceptions of Bodmin 
 

 
Is development focused to enable improvement to the 
key approaches such as along the A30?  
 

 
Improve gateways to ensure Bodmin successfully announces itself 
and maximises the potential benefits of its strategic location 
 

 
Is development focused at the key gateway areas, 
particularly from the east from the A30 and the west 
from the A389?  
 

 
Improving arrival to the town  
 
 

 
Improve the sense of arrival and connections to the town centre 
from key tourism attractions  
 

 
Will development help reinforce key tourism 
destinations and arrival points, such as the Camel 
trail, Bodmin Jail, B&W Railway and links to the town 
centre?  
 

 
Promote investment to deliver new employment opportunities   
 

 
Is development focused in locations that will 
encourage investment in employment to help 
generate new high quality jobs? 
 
Are the sites well connected, easily accessible, 
attractive settings, and in close proximity to the town 
centre?  
 
Is the quantum / mix of employment land appropriate 
to meet future needs?  
 
Are the SIF projects all provided for? 

 
Improving the quality of new jobs  
 

 
Improve access to facilitate new employment opportunities 
 

 
Will development help to unlock existing and potential 
development sites for employment identified in the 
SIF, such as the Beacon Technology Park, extension 
of Walker Lines and town centre sites? 
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Enhance the town centre environment and help to reinforce the 
area as a destination 
 

 
Will the development scenario relieve traffic pressure 
in the town centre to improve air quality conditions, 
enhance the pedestrian experience and facilitate 
public realm improvements? 
 

 
Reinforce town centre expansion to improve the ‘offer’ for visitors  

 
Will the development be able to strengthen, through 
new pedestrian and cycle connections, identified 
potential expansion areas in the town centre to help 
deliver new retail and leisure floor space?  

 
Improving the tourism offer  

 
Improve the sense of arrival and connections to the town centre 
from key tourism attractions  
 

 
Will development help reinforce key tourism 
destinations and arrival points, such as the Camel 
trail, Bodmin Jail, B&W Railway and links to the town 
centre?  
 

ENVIRONMENT  

Priority Objective Assessment 

 
Reducing the amount of non-essential traffic in the town centre 
 
 

 
Will the development scenario reduce the level of 
traffic and issues associated with congestion in the 
town centre?  
 
 

 
Addressing air quality issues in the 
town centre 
 

 
Minimising the need to travel to help reduce the pressures 
associated with traffic in the central area  
 

 
Will development be located within walking / cycle 
distance of the town centre and current / future 
employment areas?  
 
Is there development capacity to deliver sufficient 
number of homes alongside employment and retail – 
mixed use / local centre development? 
 
Would the market support mixed use development in 
these locations?  
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Establishing priority routes for public transport to improve reliability 
and frequency  
 

 
Will the development scenario facilitate bus priority 
measures through the town centre?  
 

 
Improving access to public transport 

 
Will the development areas be within walking distance 
(200m) of a public transport route / node (bus stops / 
train station)?   
 
Can development be served through extensions to 
existing routes or will new routes be required?  
  

 
Encouraging greater pedestrian and cycle movements  

 
Will the development scenario encourage greater 
movements by foot or cycle – is it located near 
established routes – reinforce ‘Walk to Work / 
Discovery Trail’? 
 
 Proximity / access to the town centre?  
 
Will it deliver employment along side housing? 
Connections to the countryside?  
 

 
Promoting sustainable travel  
 

 
 
 
Minimising the impact to the A30 
 
 

 
Will the development scenario result in unacceptable 
impacts on the operation of the A30 and the two main 
Bodmin junctions at Callywith and Carminnow  
 

 
Access to green space  
 
 

 
Improve access to green space  
 

 
Will development increase opportunities to access 
countryside and green spaces – are new routes and 
connections possible?  
 
 
Improve access to areas east of Bodmin (over the 
A30 barrier) for pedestrians and cyclists? 
 
Improve access to Bodmin Moor? 
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Minimising the impact upon areas of landscape character  
 
 

Will the development scenario have potential adverse 
impacts upon the Camel Valley?  
 
Will the development scenario have potential adverse 
impacts upon views to and from the Beacon (including 
direct impacts) / to and from Castle Canyke?  
 
Will the development scenario have potential adverse 
impacts upon the AONB, AGLV, and Open Area of 
Local Significance?  
 
Can any proposed road be constructed whilst 
minimising the extent of cut and fill?  
 
Can any proposed road be constructed without the 
need for road lighting or can the extents of road 
lighting be minimised?  
 
 
Will the development scenario or any part of it result 
in a potentially significant adverse landscape 
character impact?  
 

 
Conserve the landscape setting  

 
Will development change the character of views from 
the town centre and adjoining residential areas?  
 
Will development continue the historic development 
pattern (following a major transport corridor and 
generally confined to the valley base and sides)?  
 
Will development help to conserve the character of 
views to Bodmin from the A30 and from main 
approaches to the town?  
 

Conserve and enhance the character 
of the landscape and cultural heritage  
 
 
 
 
 

 
Retain and enhance landscape features and key characteristics 

 
Will the development scenario allow for retention of 
characteristic landscape features such as green 
lanes, hedge banks, watercourses, wetland and 
woodlands? (RPS to review)  
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Will the development offer the potential to maximise 
the attractive qualities of the landscape setting?  
 
 

 
Conserving and enhancing  features of cultural heritage  

 
Will development minimise the potential adverse 
impact on known designations (Sites and Monuments 
Record)?  
 
Will development minimise the potential adverse 
effects on the setting of listed buildings / SAMs?  
 
Will development minimise potential effects on 
Anciently Enclosed Land?  
 
Will development have the potential to provide any 
significant cultural heritage enhancements?  
 

 
Promoting sustainable energy production  

 
Will development present opportunities for on site 
renewable energy (wind and water)?  
 
Will the development scenario provide sufficient 
critical mass to potentially provide CHP / District 
Heating? 
 
Will there be potential for biomass production?  
  

 
Maximise opportunities for solar gain  

 
Will the development scenario focus development 
towards south facing slopes?  
 

 
Maximise regeneration of previously developed land  
 

 
Will the development scenario help to support the 
regeneration of previously developed land, through 
improved access and connections to key sites, and 
reinforcement of the town centre?  
 

 
Energy & Sustainability  

 
Managing flood risk and promoting sustainable drainage  
 

 
Does the growth scenario present opportunities to 
reduce / manage flood risk? 
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Will development discharge to the Town Leat / other 
catchments?   
 
 

COMMUNITY  

Priority  Objective  Assessment  

 
 Increasing the provision of affordable housing     

 
Will the development scenario deliver sufficient level 
of growth to facilitate a significant increase in 
affordable housing provision and address local 
needs?  
 
 

 
Improving access to affordable 
housing and community facilities 
  
 
 
 

  
Ensuring new communities have easy access to essential 
community facilities, helping to reduce the need to travel 
 

 
Proximity of development (new homes) to the facilities 
of the town centre, health facilities, shops, 
employment areas, schools (existing and future 
potential) 
 

  
Provide community facilities to meet future growth requirements  

 
Will the scenario deliver the right amount of 
community facilities (i.e. GPs/PCT services, 
community centres, faith, indoor/outdoor sports, 
policing etc)?  
 
Will the development scenario help facilitate new 
facilities such as the Priory Community Centre / 
Foster Building?  
 
 

  
Providing the training / education provision to help residents 
access high value job opportunities  
 

 
Will development assist delivery of planned Bodmin 
College / CUC facilities? (RT&P to review) 
 

 
Improving skills and qualifications   
 
 
 
 

 
Improve access to training and education facilities  
 
 
 
 

 
Will development create opportunities for new 
facilities to address the north / south imbalance?  
 
Will development help to improve accessibility to 
training and education facilities – improved cycle, 
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pedestrian and public transport connections?  
 

 
 
 
 
 
 
 

 
Ensure training and education opportunities meet the needs of a 
growing population 
  

 
Will development help to reinforce existing education 
centres such as Bodmin College and help facilitate 
growth and improvement to the facilities?  
 

DELIVERY  

Priority  Objective  Assessment  

 
Viability and delivery  

 
Infrastructure costs   
 
 
 
 
  

 
How much new road (length) will need to be 
provided?  
 
How many junctions will need to be improved?  
 
How many crossings (water, road, and rail) will need 
to be provided?  
 
Utilities – will development require a major upgrade / 
diversion?  
  

  
Land ownership 

 
Land within public ownership?  
 
Will development require agreement with multiple 
landowners?  
 
Are there existing uses requiring relocation?  
 

  
Topography  

  
 
Will development focus in areas with steep 
topography (over 10% gradient)? 
 
 
 

 
 

 
Market interest   

 
Will the growth scenario help change the perception 
of Bodmin as a place for investment? 
 
Is growth focused in areas of interest for the private 
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sector? 
 

  
Planning policy  
 

 
Will the growth scenario be consistent with SW RSS / 
LDF strategic objectives?  E.g. self containment, 
enhance role as service centre, proportion of HMA10 
North Cornwall housing allocation, densities, etc 
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Testing the Masterplan’s aims against the framework 

4.7 This section of the report tests the proposed aims outlined in Cornwall Council’s brief for the 

Masterplan, and the aims for the Masterplan outlined in the Bodmin SIF, against the sustainability 

objectives outlined in the previous part of this section in order to determine whether the objectives are 

consistent and to provide a suitable framework for testing the masterplan options. 

4.8 The background context for the Masterplan draws on themes which have emerged from a number of 

sources, including the Bodmin SIF, the Bodmin Town Centre Framework Plan, the abandoned North 

Cornwall LDF and the emerging Cornwall LDF.  Arising out of these projects is an overall aim for a 

visionary plan for Bodmin that is built upon consensus and that will redefine Bodmin, building on its 

strengths, addressing its weaknesses and result in increased private and (where necessary) public 

sector investment.  As a consequence, the overall aims of the project are: 

• Achieve balance between housing, employment, community facilities and other infrastructure 

• Provide a range of good quality, well-paid jobs for the local workforce  

• Expand the type of sites and premises available 

• Establish and generate a higher level of investor interest, confidence and  commitment to 

innovative development in Bodmin 

• Provide improved community facilities and services 

• Achieve high quality urban and architectural design 

• Improve the quality and physical appearance of employment areas 

• Provide sustainable transport links within the town and achieve a reduction in the need to travel 

• Improve air quality in the centre of the  town  

• Renewable energy provision and energy conservation 

• Encourage and achieve good community consultation on the vision and Masterplan for Bodmin 

• Ensure all development and other activity adhere to sustainability principles, including meeting 

the challenge of achieving a low carbon economy 

• Ensure the vision and Masterplan are deliverable 

• Ensure the vision and Masterplan provide the necessary flexibility to meet future challenges 

• Achieve a vision and plan that has undergone public consultation and sustainability appraisal in 

accordance with the principles applying to local development frameworks, to ensure its valid 

contribution to the Cornwall LDF. 
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4.9 The overall SA headline objectives have been tested against the aims of the Masterplan and this is 

set out in Appendix A to this document.  

4.10 The analysis at Appendix A shows that, in general, the aims for the Masterplan are in accordance with 

the sustainability principles of this SA.  As a consequence, this SA can move forwards to developing 

and testing the masterplan options against the sustainability framework. 
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5. DEVELOPING THE OPTIONS FOR THE 

MASTERPLAN 

5.1 In order to achieve the aims and objectives of the Masterplan it is important that different options to 

achieve these aims are thoroughly tested.  As part of the preparation of the Bodmin Masterplan a 

number of contrasting options have been tested in order to understand and evaluate how different 

scales and directions of growth perform against the sustainability framework.  This section of the SA 

report outlines the rationale for (and content of) the original options which have been tested. 

5.2 As a starting point, the ODPM guidance on sustainability appraisals asks that reasonable, realistic and 

relevant option should be put forward.  They should be sufficiently distinct to enable meaningful 

comparisons to be made of the implications of each. 

5.3 The development and appraisal of options will be an iterative process, with the initial scope of options 

being revised to take account of the appraisal findings and consultation responses.  This will inform 

the selection of options and their development in detail for inclusion in the draft Masterplan which is 

published for consultation.  As each option is refined, a commentary on the key sustainability issues 

and problems arising is prepared, with recommendations on how each of the options could be 

improved e.g. through mitigation measures.  

5.4 In this instance, the Masterplan options to be tested in the SA are grouped into two broad scenarios: 

the market trends scenario and the growth scenarios.   

• Market trends scenario.  The baseline scenario is a very useful and valuable starting point for 

the options analysis as it represents the ‘business as usual’ approach to future development in 

Bodmin.  Given that it is unrealistic to propose a zero growth scenario in Bodmin, the market 

trends scenario assumes a continuation of recent levels of housing growth, namely 130 dwellings 

per annum.  This amounts to 2,600 dwellings until circa 2026.  Also, the market trends scenario 

assumes that there is no significant new investment in infrastructure to support growth in Bodmin.  

It assumes that there is no strategic decision to promote higher levels of residential or 

employment development in Bodmin above what is already being provided. 

• Growth scenarios.  The options appraisal has also considered a series of scenarios whereby 

higher levels of growth (above the level envisaged by the baseline scenario) in Bodmin are 

delivered.  The rationale for this scenario is based, in part, on the development quantums for 

North Cornwall outlined in the (now abolished) draft SWRSS.  It was also based upon the need to 

evaluate how higher levels of growth, which could potentially improve the performance of Bodmin, 

would perform against the sustainability framework.  Based upon the initial evidence gathered as 
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part of the baseline review stage, it is anticipated that these scenarios will require significant 

investment in transport infrastructure and other community facilities.  Within the growth scenario, 

there are a number of contrasting sub-scenarios, which are: 

1. delivery of higher growth scenario through development along existing strategic corridors to 

the south of Bodmin, without any significant investment in new transport infrastructure and 

services. 

2. delivery of higher growth through development along existing strategic corridors to the south 

of Bodmin, supported by a new strategic transport route to the south of the town centre. 

3. delivery of higher growth through development to the north of Bodmin, along with a new 

strategic transport route to the north of the town centre. 

 

5.5 This four scenarios are outlined in detail below. 
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MARKET TRENDS SCENARIO 
 

The market trends scenario assumes that there is no significant new investment in infrastructure to support 
growth in Bodmin.  It assumes that there is no strategic decision to promote higher levels of residential or 
employment development in Bodmin above that which the market will naturally provide and which is 
consistent with the current planning policy framework.   
 
It is unrealistic to propose a ‘zero growth’ scenario.  The market trends scenario therefore assumes a 
continuation of recent levels of housing growth, namely 130 dwellings per annum.  This amounts to 2,600 
dwellings from 2006-2026.  From 2006-2009, 262 dwellings were completed.  From 2009-2026, a further 
2,338 dwellings therefore need to be provided.   
 
The current assessment shows that as of April 2009 141 dwellings were under construction.  Approximately 
2,200 additional dwellings would therefore need to be allocated under the market trends option.   
 

Infrastructure Requirements 
 

The market trends scenario tests the deliverability of continued growth 
without major new infrastructure investment.  Consideration was given to 
a new local connection, south of the town centre, connecting the A389 
Lanivet Road to the B3268.  Preliminary analysis indicated however that 
this would do little to relieve congestion in Dennison Road (the main area 
of concern) and that it could undermine the success of the ‘Walk to Work’ 
initiative.  A local connection was therefore considered to be 
counterproductive and was not modelled within the market trends 
scenario. 
 

Areas of Search 
 

Growth in Bodmin has historically occurred along the main road routes 
through the town.   The areas of search in the market trends option 
therefore seek to continue this pattern of growth, and do not seek to go 
beyond the natural boundaries of the town.  They are identified on the 
plan at Appendix B to this report. 
 
These areas are close to the major centres of employment (existing and 
proposed) and should therefore provide the best opportunities for 
minimising the need for travel, particularly by car.  Major local features 
such as the Beacon and Castle Canyke are excluded from the areas of 
search.  Boundaries are set by river courses, railway lines, the A30 and by 
steep slopes which would be uneconomic to develop. 
 

Growth Levels 
 

The areas of search incorporate more than 150ha.  Although the areas of 
search need to be refined to assess development potential in more detail, 
this appears more than sufficient to deliver 2,200 dwellings in addition to 
the employment land requirements and associated infrastructure including 
schools, playing fields and open space. 
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GROWTH SCENARIOS 
 

The market trends scenario identifies potential for 2,600 additional dwellings.  In contrast, the growth 
scenarios are considered on the basis that they should deliver a higher scale of residential growth, which 
will create a sustainable pattern of movement for Bodmin and Cornwall in line with Bodmin’s status as a 
strategic town.  It is anticipated that these scenarios will require significant investment in transport 
infrastructure and residential growth over and above the 2,600 baseline level to reduce levels of in-
commuting and create a more balanced and sustainable settlement. 
 
We considered that an appropriate starting point for testing the growth scenario would be the delivery of 
around 5,400 dwellings up to the end of the LDF period (2030) to deliver this balanced and sustainable 
growth.  On the basis (as outlined above) that 262 dwellings have already been completed and 141 were 
under construction at the start of this study, the areas of search need to identify potential for a further circa 
5,000 units. 
 

Growth Scenario 1a – Southern Growth Scenario (without new road infrastructure) 
Overview This scenario considers the potential of Bodmin to deliver a scale of 

growth significantly above the market trends scenario through continued 
expansion along the strategic movement corridors identified in the 
baseline scenario.  This scenario provides the greatest possibility of 
delivering growth without significant investment in new transport 
infrastructure and services. 
 

Infrastructure Requirements 
 

This scenario tests the ability of Bodmin to deliver higher growth and 
associated social infrastructure without the need for investment in 
significant new transport infrastructure.  No new local connections to the 
south of the town centre are provided for the reasons outlined under the 
market trends scenario.  It is recognised that this could cause significant 
congestion and air quality issues for the town centre, and Scenario 1b 
therefore considers similar patterns of growth but with the delivery of a 
new route. 
 

Areas of Search 
 

Growth in Bodmin has historically occurred along the main road routes 
through the town.   The areas of search in growth scenario 1a therefore 
seek to continue this pattern, but will inevitably extend further along these 
routes which provide the opportunity for public transport corridors to the 
town centre and major employment areas.  This would be likely to require 
new local centres as the distance from the town centre increases. 
 
The areas are identified on the plan at Appendix C.  To the south east 
(along the 3268) the boundaries are set by natural features such as 
woodland, floodplains and by the A30.  To the south west (along the A89) 
the boundary to expansion of the town is less clearly defined.  The 
boundary has therefore been set at a level which is able to deliver the 
critical mass to support a new local centre and a sustainable community 
along this corridor.  All new development areas are expected to be within 
walking distance of ‘strategic’ radial bus connections into the town centre. 
 

Growth Levels 
 

The areas of search incorporate a total of more than 300ha.  Although the 
areas of search need to be refined to assess development potential in 
more detail, this appears broadly sufficient to deliver approximately 5,000 
dwellings in addition to the employment land requirements and associated 
infrastructure including schools, playing fields and open space. 
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Growth Scenario 1b – Southern Growth Scenario (including new road 
infrastructure) 

Overview This scenario is similar to Scenario 1a in that it considers the potential of 
Bodmin to deliver a scale of growth significantly above the market trends 
scenario through continued expansion along the strategic movement 
corridors identified in the market trends scenario.  Scenario 1b however 
recognises the difficulties of delivering such growth without some form of 
traffic relief for the town centre.  It therefore proposes a strategic transport 
connection to the south of the town centre, connecting the A30 at its 
junction with the A38 to the A389 Wadebridge Road. 
 

Infrastructure Requirements 
 

Scenario 1b assesses the implications of providing a strategic southern 
connection.  The purpose of the connection is to remove unnecessary 
through traffic from Dennison Road in particular and the town centre in 
general.  It is also anticipated that it will improve the accessibility of 
Beacon Technology Park.   
 
A route for the southern connection is shown on the plan contained at 
Appendix D.  The initial route was chosen to avoid slopes greater than 1 
in 14 and to minimise costs and visual impact of cut and fill, and has been 
refined at a desk top level to reduce potential impact on sensitive 
landscape areas.  Improving connections with the A30 to create ‘all 
movement’ junctions has been ruled out on the basis of cost. 
 

Areas of Search 
 

Growth in Bodmin has historically occurred along the main road routes 
through the town.   The areas of search in growth scenario 1b therefore 
seek to continue this pattern, but will inevitably extend further along these 
routes which provide the opportunity for public transport corridors to the 
town centre and major employment areas.   
 
The areas of search are identified on the plan at Appendix D and are 
similar to those under Scenario 1a. It is considered however that 
introducing a southern connection south of the Beacon means that 
consideration should also be given to new development along this route 
(both to help fund it and to support public transport services along this 
route).  Areas south of the Beacon and within walking distance of this new 
connection are therefore included within the areas of search.  Regard 
would need to be had to the impact on the setting of the Beacon and on 
how sustainable connections could be created back to the town centre. 
 

Growth Levels 
 

The areas of search incorporate more than 450ha.  Although the areas of 
search need to be refined to assess development potential in more detail, 
this appears than sufficient to deliver approximately 5,000 dwellings in 
addition to the employment land requirements and associated 
infrastructure including schools, playing fields and open space.  It 
therefore gives flexibility to refine the areas of search to identify the most 
appropriate and sustainable areas for development, or to consider the 
potential for additional development (post 2026-2030) if needed to deliver 
the infrastructure investment. 
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Growth Scenario 2 – Northern Growth Scenario 
Overview It is possible that the southern connection proposed under Scenario 1b 

will not be direct enough to remove sufficient through traffic from the town 
centre, and address congestion and air quality issues in Dennison Road.  
There is also concern that such a route would not be sufficiently strong to 
improve accessibility of the Beacon Technology Park from the A30. 
 
It has therefore been considered appropriate to model in parallel a 
northern route which would connect the A30 at its Callywith junction to the 
A389 Wadebridge Road.  Scenario 2 therefore assesses the implications 
of providing a strategic northern connection.   
 

Infrastructure Requirements 
 

Scenario 2 assesses the implications of providing a strategic northern 
connection.  The purpose of the connection is to remove unnecessary 
through traffic from Dennison Road in particular and the town centre in 
general and to improve the strategic accessibility of Beacon Technology 
Park.   
 
A route for the strategic northern connection is shown on the plan at 
Appendix E.  The initial route was chosen to avoid slopes greater than 1 in 
14 and to minimise costs and visual impact of cut and fill, and has been 
refined at a desk top level to reduce potential impact on sensitive 
landscape areas.  Improving connections with the A30 to create ‘all 
movement’ junctions has been ruled out on the basis of cost. 
 

Areas of Search 
 

The new northern route opens up a major area of search to the north of 
the town centre.  This does not follow the historic growth patterns of the 
town, but does respect the character of development remaining within the 
original valley.  It would also be consistent with development occurring 
along the strategic movement corridors through Bodmin.   
 
There is a steep valley immediately north of the town centre, sensitive 
burgage plots and an overhead power line which could constrain 
development potential but there is still significant areas with development 
potential and within walking distance of the town centre.  Regard would 
need to be had to the sensitivity of the Area of Great Landscape Value 
and on views from the Beacon. 
 

Growth Levels 
 

The areas of search incorporate a total of 380ha.  Although the areas of 
search need to be refined to assess development potential in more detail, 
this appears than sufficient to deliver approximately 5,000 dwellings in 
addition to the employment land requirements and associated 
infrastructure including schools, playing fields and open space.   
 

 

5.6 In addition to the different options for the scale and direction of residential growth within Bodmin over 

the next 20 years, the Masterplan options also include provision for a mix of other uses across 

Bodmin.  The options testing exercise has assessed whether these uses are capable of being 

delivered under each Masterplan option and the results are recorded in Section 6 and the 

accompanying appendices. 

5.7 Within the town centre, the following potential development projects have been included: 
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• The BTCFP project for new retail and residential uses between Fore Street and Dennison Road, 

plus new office uses to the north of Dennison Road. 

• Further mixed use development to the north west of the town centre around Dennison Road and 

Berrycombe Road, including the area currently occupied by a Sainsburys store, doctors surgery, 

residential uses and other mixed commercial uses. 

• The redevelopment of areas on the northern edge of Priory Park, currently occupied by Council 

office and healthcare uses, for new office development. 

• The redevelopment of under-used land adjacent to Crinnicks Hill for additional office uses. 

 

5.8 Beyond the employment floorspace projects within the town centre (listed above), the following 

employment projects have been included in the options appraisal assessment: 

• The Callywith Gate workspace project, included in the Bodmin SIF, for the provision of 18,000sq 

m of new Class B1a, B2, B8 floorspace. 

• Phases 1 and 2 of the Walker Lines workspace project, as included in the Bodmin SIF. 

• The provision of 15,000sq m of Class B1 office uses at Beacon Technology Park, as per the 

existing Local Plan allocation and planning permission. 

• The provision of additional land for Class B1c, B2 and B8 development on land to the north-west 

of the new Bodmin Police Station, between Priory Road and Launceston Road. 

 

5.9 Finally, as part of the options appraisal exercise we have also considered the level of mitigation 

measures which are required in order to accommodate the growth in residential, employment and 

town centre facilities.  This includes, for example, new schools, car parking facilities, relocation of 

existing uses in order to accommodate new development and also improved highway junctions.   

5.10 The analysis also takes into account committed development in Bodmin, such as the retail 

commitments on Launceston Road and Dunmere Road, plus residential land use permissions, when 

evaluating impacts. 
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6. PREDICTING AND EVALUATING THE EFFECTS OF 

THE MASTERPLAN OPTIONS 

Introduction 

6.1 This section, along with its accompanying appendices, predicts and evaluates the effects of the 

masterplan options, leading to a set of conclusions on the overall sustainability of each option and the 

selection of preferred option(s). 

6.2 As noted in the previous section, the development and appraisal of options is an iterative process, 

with the potential for original options to be revised to take account of the initial appraisal findings. In 

some instances, as is the case here for the Bodmin Masterplan, some initial options are dropped from 

further detailed consideration in the on-going appraisal process as they fail to comply with prevailing 

policy or other operational reasons.  This section of the report maps the development and testing of 

the original options, with reference to their effects, and their evolution into the options which are 

subject to the main sustainability appraisal. 

The Evolution of Masterplan Options 

6.3 At set out in the previous section of this report, four original options for the masterplan were set out for 

testing by the project team.  In summary, these are: 

• Market trends scenario; 

• Growth scenarios: 

1. southern growth (with no new road infrastructure) 

2. southern growth (with new road infrastructure) 

3. northern growth (with new road infrastructure) 

 

6.4 Each of these four options were subject to initial testing, against the appraisal framework outlined in 

Section 4 of this report.  The initial areas of search for each of these four options are shown in 

appendices B – E.  Alongside this initial appraisal process, further assessment work has been 

completed as part of the masterplan, such as the traffic model.  This additional information, along with 

the initial findings of the appraisal process, have led to refinement of some of the options and also the 

discarding of the southern growth scenario which does not include new road infrastructure.  The 

reasoning for this process is outlined below. 
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6.5 Regarding the southern growth scenario (scenario 1a) which excludes new road infrastructure, it 

became apparent very quickly that this could cause significant congestion within not only the town 

centre but across the many parts of the road network in Bodmin.  Existing and future residents of the 

town, plus the inflow of Bodmin’s existing and future workforce and also traffic passing through the 

town, would be required to use the single main route or find alternative routes along the indirect minor 

roads.  The existing road network in Bodmin can already become congested in places at certain peak 

times and growth which would lead to a significant enlargement of the town would cause severe 

problems and lead to very poor performance against the assessment criteria.  Significantly increased 

congestion would in turn lead to significant adverse impacts upon air quality in the town centre and 

would, in tandem with the traffic congestion, suggest a very poor performance against the assessment 

criteria.  With both southern growth scenarios also performing poorly against other assessment 

criteria, such as promoting sustainable travel and access to the town centre, it was therefore 

concluded that the southern growth without new road infrastructure option should not form any further 

part of the options appraisal process as it would not provide a sustainable and acceptable growth 

option for Bodmin. 

6.6 The matrices used for the appraisal of the remaining three options against the SA objectives are 

contained at Appendix F-H to this report.  The key findings of the appraisal process are discussed 

below under the heading of the ten Vision priorities / headline SA objectives.  Under each heading, the 

performance of each option/scenario is summarised including, where appropriate, where further 

sustainability benefits or mitigation of impacts might be achieved. 

6.7 At the end of this section a summary of the key findings of the appraisal is provided, along with the 

rationale for the selection of the preferred option for the Masterplan strategy and a series of mitigation 

measures which are likely to be required to accompany this preferred strategy. 

6.8 As part of the assessment process, refinements have also been made to the three remaining 

masterplan options.  The initial areas of search were subject to a comprehensive review process, 

incorporating a strategic landscape assessment.  A series of refinements were made to the areas of 

search and these are recorded below. 

6.9 The market trends scenario has been subject to a number of refinements as a consequence of the 

results and interpretation of the traffic model and also to allow for implementation constraints 

associated with the higher growth scenarios.  In relation to the transport model, it has been found that 

the level of traffic which is generated by the scale of development if house building continues at 

historic rates would cause significant congestion at certain key junctions within the town.  As a 

consequence, the amount of development which can be achieved without any new road infrastructure 

is reduced and the content of the market trends scenario was refined to reflect this.   
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6.10 On a separate issue, through the initial stages of appraising the deliverability of the two higher growth 

scenarios which require new road infrastructure it has become clear that there are certain risks 

associated with a new road, particularly from a funding perspective.  Therefore, in order to ensure 

flexibility in the delivery of growth in Bodmin, the market trends scenario has been refined to ensure 

that the areas of development shown in this scenario are also included in both the northern and 

southern growth options.  This does not mean that the refined market trends scenario (known in the 

masterplan document as the Core Masterplan) cannot be chosen as the preferred option in its own 

right; in contrast it allows a switch between lower and higher growth in Bodmin without a complete 

reversal of the wider strategy should circumstances surrounding the funding and delivery of the new 

strategic transport route change.   

6.11 For the southern growth scenario refinements were made to the initial areas of search at Appendix D 

with the following key aims: 

• To minimise or avoid any potential adverse effects upon areas of high landscape character; 

• To limit the visibility of development within views to and from Castle Canyke, Beacon, and views 

to and from the A30 to Bodmin; and 

• To respect the landscape setting of Bodmin, as influenced by its varied topography, and the 

historic development pattern of growth. 

 

6.12 Accordingly, a number of exclusions were made to the initial search areas in order to meet these key 

aims.  Adjustments were also made to the potential new strategic route.  The areas which were 

excluded include those parts directly to the south of the Beacon to the north and south of Crabtree 

Lane and also to the west and south of Halgavor Road.  In addition, the southern growth scenario has 

been refined to ensure that it includes the constituent parts or the market trends scenario.  The refined 

southern growth scenario is shown on the plan at Appendix I. 

6.13 For the initial northern growth scenario (Appendix E) refinements were made to the areas of search 

with the following key aims: 

• To minimise or avoid any potential adverse effects upon areas of high landscape character, such 

as the Camel Valley and the historic field patterns; 

• To limit the visibility of development within views to and from the Beacon, and views from the A30 

to Bodmin; and 

• To respect the landscape setting of Bodmin, as influenced by its varied topography, and the 

historic development pattern of growth. 
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6.14 As a result of the above aims, a number of exclusions were made to the initial areas of search 

including the majority of the large areas to the west of the historic field pattern at Copshorn Road 

along with refinements to the new strategic transport route.  In addition, the search areas to the south 

of the Bodmin urban area adjacent to Lostwithiel Road were also excluded as the remaining northern 

growth areas provided sufficient physical capacity to meet the housing growth requirements. Also, the 

southern growth scenario has been refined to ensure that it includes the constituent parts or the 

market trends scenario.  See plan at Appendix J. 

6.15 The findings of the appraisal process for the three remaining scenarios are summarised below.  

Significant focus is given to the contrasting performance of the southern and northern growth 

scenarios, although the differences between the higher and lower growth scenarios is also explained.  

Promoting growth in the town centre 

6.16 The northern route scenario promotes growth in the town centre more successfully. Whilst both 

northern and southern growth scenarios are likely to accommodate sufficient growth to help stimulate 

market investment in leisure and retail, the northern scenario delivers more development and a 

greater critical mass within walking distance of the town centre and is therefore better placed to 

connect with and reinforce identified expansion areas in the town centre. The northern route scenario 

is considered more likely to encourage Sainsbury’s supermarket to relocate, which in turn facilitates a 

more comprehensive regeneration scheme for the Berrycombe Road area to reinforce the retail and 

leisure growth of the central area.  

6.17 The northern route is considered more deliverable both physically and economically than the southern 

route due and therefore more likely to provide an option to relieve the existing traffic congestion 

problems to enable improvements to key spaces and routes in the central area. An improved public 

realm and pedestrian environment will also help to enhance the setting of key historic assets in the 

town centre. 

6.18 Within the market trends scenario, the town centre is still able to growth in terms of new development.  

However, the scale of new town centre facilities, including retail and leisure floorspace will be lower for 

two reasons.  First, the lower scale of residential development will lead to lower increases in retail 

spending power.  This will have an effect on the capacity for additional new retail floorspace.  Second, 

and following on from the first point, the level of additional spending within the local catchment area 

will not be sufficient to support the relocation of the Sainsburys store from Berrycombe Road and 

therefore this site will not become available in its entirety for redevelopment. This will have an impact 

on providing linkages between the town centre, the Camel Trail and Bodmin Jail.  Finally, under the 

market trends scenario there will be no new strategic route across town and therefore routes through 

the town centre will be required to accommodate additional traffic movements, which could have an 

impact upon the health and attractiveness of the town centre. 
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Improving arrival into the town 

6.19 The northern scenario offers more potential to improve arrival to the town centre. It provides a focus 

for new growth to the north east of Bodmin, where new residential development could help to reinforce 

employment led growth at Callywith Gate. This is a critical gateway area for the town with the main 

junction to the A30, and is identified as a priority area for improvement. Both growth scenarios would 

help to unlock development potential to the west of the town to help improve arrival from the A389, 

however the northern scenario is considered more likely to reinforce arrival to the town centre from 

key tourism points such as the Camel Trail and Bodmin Jail, particularly if it enables Sainsbury’s to 

relocate from the Berrycombe Road area to establish a more welcoming arrive space and route into 

town.  However, these improvements will not be achieved under the market trends scenario which 

does not allow for the relocation of Sainsburys from Berrycombe Road.  The northern route can also 

create good views into the town and an attractive gateway to Bodmin potentially encouraging more 

people to stop and visit the town. 

Improving the quality of jobs 

6.20 A new strategic transport connection to the south or north of the town should serve to unlock the 

employment potential to the west (Beacon Technology Park), although it is considered that the 

northern route scenario would present a more direct route to and from the A30. The northern route will 

help generate a greater critical mass of people within walking and cycling distance of the town centre 

helping stimulate greater investment and the delivery of needed central office floorspace to 

encouraging better quality employment opportunities.  

6.21 Both growth scenarios should help to reinforce SIF priority areas, at Walker Lines through the 

southern route and Callywith Gate through the northern route. The northern route however is 

considered more likely to help improve the quality of new jobs by focusing new growth closer to the 

town centre, which will reinforce the potential of the town centre to deliver new office floorspace. 

6.22 The market trends scenario will also contribute to improving the quality of jobs in the town and can 

accommodate the same amount of employment development as the higher growth scenarios.  

However, it would provide lower amounts of population growth in Bodmin which could impact upon the 

critical mass of population required to attract new employers to town. 

Improving the tourism offer 

6.23 The northern route will deliver more people closer to the town centre and is likely to generate more 

demand for new cultural and leisure facilities that could improve Bodmin’s offer to visitors. The 

potential to relocate Sainsbury’s and significantly enhance the arrival and route to the town centre 

from the Camel Trail is considered greater through the northern route. It is also anticipated that the 
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northern route scenario presents a more deliverable strategic transport connection to help relieve 

traffic congestion issues to improve air quality conditions and facilitate public realm improvements. 

This would enhance the pedestrian environment and make the town a more attractive visitor 

destination. 

6.24 The southern route cannot delivery some of these benefits/improvements, which is also true of the 

market trends scenario particularly in relation to removing traffic from the town centre and providing 

better linkages between the town centre, the Camel Trail and Bodmin Jail. 

Addressing air quality issues in the town centre 

6.25 Whilst both growth scenarios have the potential to provide a new strategic transport connection to 

reduce the traffic congestion in the central area, the northern route scenario is considered more likely 

to help reduce the need to travel by car into the town centre. It focuses more development within 

walking / cycling distance of the town centre and future and current employment locations. The 

northern route provides a shorter link road and shorter journey times and therefore offers a more 

attractive alternative route and helps reduce traffic movements through the town centre. 

6.26 The market trends scenario is unable to contribute significantly to addressing air quality issues in the 

town centre, due to the lack of a new strategic route across town and the need for existing routes 

through the town centre to accommodate increases in traffic movement.  Addressing air quality issues 

is a key reason why refinements are required to the market trends scenario to limit the amount of 

development which can be accommodated within the town centre and existing road network without 

significant detriment.  

Promoting sustainable travel 

6.27 Both growth scenarios are likely to ensure that good public transport connections are provided, 

although the southern route may facilitate an easier extension of existing services than the northern 

route. The northern route however focuses more growth potential closer to existing and proposed new 

employment areas, helping to reduce the need to travel by car. The northern route scenario also 

delivers more growth in closer proximity to the town centre, encouraging greater pedestrian and cycle 

movements.  The market trends scenario also has the potential to improve public transport services, 

including possible extensions to existing routes.  However, with no new route across town, bus 

frequency and reliability could be affected. 

Access to green space 

6.28 Both growth scenarios provide an extension into the surrounding countryside and therefore offer the 

potential to provide access to significant areas of green space. The northern route scenario offers 

more potential to link with established green areas such as the camel trail and woodland areas along 
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the camel valley. The potential to relocate Sainsbury’s is greater through the northern route scenario 

facilitating more comprehensive improvements to the Camel Trail arrival area west of the town centre 

which, conversely, is a negative aspect of the market trends scheme. 

Conserve and enhance the character of the landscape and cultural heritage 

6.29 The high quality countryside surrounding Bodmin creates a sensitive landscape setting. Both growth 

scenarios therefore present significant landscape considerations, whilst this is much less of an issue 

for the market trends scenario.  

6.30 The areas of search in the northern and southern growth scenarios have already been subject to an 

initial strategic landscape review and refinements made to ensure that key landscape features and 

historic characteristics are protected. The southern route scenario follows a more traditional growth 

pattern through focusing new development along historic routes, whereas the northern route scenario 

seeks to respect the character of retaining growth within the valley.  

6.31 Both growth options also seek to respect the setting of landscape features such as the Beacon to the 

south and the historic field enclosures to the north. The alignment of the new strategic transport 

connection is also a key consideration. The northern route is aligned on the valley slope facing the 

town and is more concealed to the wider countryside beyond the valley. The southern route would be 

more visible from the Beacon with greater exposure to the wider countryside. Both new routes will 

also require infrastructure, including bridges to cross water and valleys, but the southern route is likely 

to require more infrastructure and more road to be constructed which could present landscape 

implications. 

Energy and sustainability 

6.32 Both growth scenarios offer significant potential for approaches to renewable energy production, with 

access to water, high ground and south facing slopes. The southern route scenario offers greater 

potential to maximise opportunities for solar gain with the majority of areas of search benefiting from 

south facing slopes. Both growth scenarios present opportunities within the landscape to provide 

Sustainable Urban Drainage systems to help mitigate the impact of discharges that could result from 

developing within the existing catchment and watershed areas. The northern area is more likely to 

help support the regeneration of previously developed land, through improved access and 

connections to key sites and growth areas in the town centre. 

Improving access to affordable housing and community facilities 

6.33 All scenarios present the opportunity to deliver a substantial element of affordable housing helping to 

retain and attract families to the area, although the northern and southern growth scenarios offer the 

potential for higher levels of affordable housing.  



Bodmin Masterplan Sustainability Appraisal  

 

 

 

May 2011   71 

6.34 The northern route scenario enables the delivery of new housing in closer proximity to the town 

centre, reinforcing new communities with access to the key facilities of the central area. Whilst both 

growth scenarios include the opportunity for the facilities at Bodmin College to grow and improve, the 

potential to focus development in closer proximity in the southern route scenario may help to support 

the college growth further and widen access to the facilities at the college. The focus of new 

development away from the town centre in the southern route scenario may however result in the 

delivery of larger local / district centres to serve the new communities, which could serve to divert 

investment from the town centre. 

Improving access to green space 

6.35 Both growth scenarios provide an extension into the surrounding countryside and therefore offer the 

potential to provide access to significant areas of green space. The northern route scenario offers 

more potential to link with established green areas such as the camel trail and woodland areas along 

the camel valley.  

6.36 The potential to relocate Sainsbury’s is greater through the northern route scenario facilitating more 

comprehensive improvements to the Camel Trail arrival area west of the town centre.  This aspect 

cannot be achieved in the market trends scenario. 

Improving skills and qualifications 

6.37 Both growth scenarios anticipate expansion of secondary school facilities to help improve the facilities 

to meet the needs of the growing population. The southern route scenario focuses more people in 

closer proximity to Bodmin College, which may help to reinforce this growth and enable easier access 

to the training and educational opportunities. However, significant growth is unlikely to be achieved at 

the existing Bodmin College facility and a new secondary school is likely to be required, probably with 

the other significant growth area on the south-western side of Bodmin. 

6.38 Delivery of the northern scenario would provide more educational facilities north of the town centre, 

including the provision of a new secondary school, which would help to address the current imbalance 

of facilities across the town. It is also considered that the northern scenario would better support the 

regeneration aims of the town centre, through focusing new growth closer to the central area and 

reinforcing key expansion opportunities. A revitalised central area should help raise the profile of the 

town and change perceptions of Bodmin to attract new investment. This may help the need to engage 

higher education providers such as the Combined Universities Cornwall to meet the current gap in this 

sector. 

6.39 The provision of a new secondary school is likely to have an impact upon the availability of funding for 

the provision of a range of infrastructure to support higher levels of growth in Bodmin. 
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6.40 All scenarios require the provision of new primary school facilities, with one new facility in the market 

trends scenario and three additional facilities in the higher growth scenarios.  The provision of these 

facilities has the potential to provide a better distribution of facilities across the town and the northern 

growth scenario is likely to perform better than the southern growth option due to the lack on existing 

facilities on the northern side of Bodmin at present.   

Viability and delivery 

6.41 Both growth scenarios will require significant investment to ensure the delivery of a new strategic 

transport connection, but it is considered that the northern scenario is more deliverable in comparison 

to the southern scenario. The biggest concern is the length and cost associated with the southern 

route. The route would be very expensive as a number of bridges are required and would therefore be 

more difficult to deliver. In addition, without a change to the A30 Carminnow Cross junction, traffic 

travelling southwards and wishing to use the new route will need to negotiate existing industrial areas 

on the eastern side of Bodmin, adding further to journey times and creating unnecessary conflict with 

other traffic in the town. 

6.42 The northern scenario will also be better placed to attract funding sources which will be critical to the 

delivery of this route. The northern route should help to improve access to key employment locations 

and support the wider regeneration objectives for the town centre, helping to justify public sector 

investment to support its delivery. The northern scenario would focus more development within 

walking distance of the town centre helping to stimulate market interest and investment in the central 

area needed to realise the key regeneration aims. 

6.43 There is a lack of certainty over the ability to deliver a new strategic route across Bodmin and this has 

led to refinements being made to the market trends scenario (which does not require the provision of 

a new route).  The scope of development in the market trends scenario now fits within aspects of both 

the northern and southern growth scenarios to ensure flexibility in delivery and ensure the ability to 

switch between lower and higher growth planning strategies without the need for a fundamental 

change strategy in the future. 

Summary and Conclusions 

6.44 Whilst both growth scenarios seek to provide a new strategic link road to reduce pressure on the town 

centre and deliver additional town centre improvements, the northern route is considered to offer 

greater potential to reduce central traffic, enable greater regeneration benefits, and is likely to be more 

deliverable. The northern route presents a shorter and more direct connection to encourage more 

traffic to use an alternative route, helping to reduce the impact of traffic in the town centre. This could 

help to address the air quality concerns and enable improvements to the physical environment.  
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6.45 The northern route scenario will establish a greater critical mass of people living closer to the town 

centre, encouraging more walking and cycling movements and helping to stimulate demand and 

investment for the town. The route is also more likely to encourage the relocation of Sainsbury’s 

supermarket to facilitate comprehensive regeneration of the Berrycombe Road area and improve the 

Camel Trail arrival and route into the town. It is recognised that both routes are difficult to deliver both 

physically and financially. However, the northern route is considered to be more deliverable due to the 

shorter distance of the connection to the north and the and likely need for more infrastructure support 

to south, including more bridge connections.  Indeed, for these reasons alone, it was concluded that 

the new road link would render the southern growth scenario undeliverable and therefore it did not 

require detailed consideration within the traffic model. 

6.46 The market trends scenario also has the ability to deliver a number of benefits for Bodmin, including 

improvements to the town centre and it will have less of impact on the surrounding landscape due to a 

lower level of growth.  However, within the market trends approach non-essential traffic is not taken 

out of the town centre and due to congestion the scale of growth is limited to around half of what 

would normally be delivered under the ‘business as usual’ approach.  

6.47 Overall, the northern growth scenario and the market trends scenario are chosen as the preferred 

approach for the Bodmin Masterplan.  This is supported by the results of the Sustainability Appraisal 

which finds that the performance of the northern growth and market trends scenarios is better, on 

balance, than the performance of the southern growth and market trends scenarios against the SA 

priorities and objectives. 

Mitigation Measures 

6.48 Even in the preferred scenario there are a number of negative impacts across a range of 

characteristics in Bodmin and which require measures to prevent, reduce or offset these effects.  

These could be straightforward mitigation measures and/or may be proactive avoidance measures. 

6.49 Outlined below is a summary of the likely mitigation measures which will be required for the preferred 

masterplan scenario and these are arranged under the ten priority categories which have guided the 

appraisal process. 

Table I: potential mitigation measures for the preferred masterplan scenario 

Categories Potential Mitigation Measures 

Promoting growth in the town centre o The need for reprovision of car parking lost from Fore 

Street / Dennison Road as a result of retail development 

scheme.  Priory car park chosen as primary candidate. 

o Within growth scenario where Sainsburys store relocates, 

retention of food retail presence within town centre will be 

required. 
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o In order to protect health and attractiveness of the town 

centre (traffic congestion), limit on new residential 

development in Bodmin will be required in market trends 

scenario. 

o In order to improve traffic flow and congestion, Priory Road 

junction improvements will be required. 

o All development proposals should be assessed against 

their impact on air quality within the town centre. 

Improving arrival into the town o Within northern growth scenario, provision of appropriate 

new junctions at either end of new link road.  

o Ensuring improvements to Camel Trail, between western 

side of town and the town centre, are delivered as part of 

redeveloped schemes. 

Improving the quality of new jobs o Beyond existing commitment at Beacon Technology Park, 

Cornwall Council to ensure that, through the LDF and 

development management decisions, all new office 

floorspace is directed towards Bodmin town centre. 

o If Cornwall Council office requirement locates at Beacon 

Technology Park, Council to ensure, through LDF and 

development management decisions, that sufficient office 

development land is available 

Improving the tourism offer o In order to improve traffic flow and congestion, Priory Road 

junction improvements will be required. 

o Ensuring improvements to Camel Trail, between western 

side of town and the town centre, are delivered as part of 

redeveloped schemes. 

Addressing air quality o All development within and surrounding town centre, and all 

other large scale development proposals in Bodmin, to be 

designed to mitigate and, where appropriate, improve air 

quality conditions within the town centre. 

o In order to protect air quality issues in the town centre, limit 

on new residential development in Bodmin will be required 

in market trends scenario. 

Promoting sustainable travel o Ensuring that existing bus services, particularly the existing 

town bus service, are extended to allow new residential 

communities east access to public transport. 

o Ensuring that all new development contributes to extending 

and enhancing pedestrian and cycle movement in and 

around Bodmin, including Camel Trail, extending the walk 

to work project and provision of the Discovery Route. 

Access to green space o Ensuring that all new residential provides the appropriate 

amount of new green space within development areas. 

o Ensuring that linkages between existing and residential 
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development areas are enhanced. 

o Ensuring that additional green space is provided through 

the northern growth scenario. 

Conserve and enhance the character 

of the landscape and cultural heritage 

o The analysis of the impact of the preferred scenario 

indicates a potential impact upon the character of the 

landscape and cultural heritage.  As a result of these 

impacts, the areas of search have been refined in order to 

reduce the most severe impacts.   

o However, there will also be impacts associated with the 

refined areas of search and further mitigation will be 

required as part of providing more detailed planning 

guidance for the northern growth area and through 

development management decisions. 

Energy and sustainability o In order to minimise the impact of the preferred masterplan 

strategy, residential and commercial development should 

incorporate infrastructure for the generation of renewable 

energy. 

o In order to provide a sustainable approach to development, 

the development of brownfield land in the market trends 

scenario should be prioritised over greenfield development 

in the market trends and northern growth scenario areas of 

search. 

o Mitigation in relation to surface water drainage will be 

required particularly for areas to the east of the town centre 

which drain into the Town Leat, although all areas will be 

required to implement on-site mitigation measures including 

Greenfield run-off rates etc. 

Affordable housing o The development of residential accommodation in Bodmin 

will need to conform to the Council’s policies in relation to 

affordable housing, including type and split of tenure, taking 

into account the characteristics of the Bodmin area.  

Mitigation to be applied through the LDF preparation 

process and through development management decisions. 

Community facilities o The level of population growth and additional employment 

floorspace within both the market trends and northern 

growth scenarios will lead to a need for increased levels of 

infrastructure to support the working and, more importantly, 

resident population of Bodmin. 

o Additional infrastructure will be required in relation to 

education, children’s play space, open space, highways 

and pedestrian/cycle route infrastructure. 

o These mitigation measures should be set out in detail as 

part of the Cornwall LDF process and required by Cornwall 
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Council as part of the development management process. 

Viability and delivery o In order to ensure delivery of the Masterplan, the Cornwall 

LDF should outline the two stage approach to the Bodmin 

Masterplan (market trends and northern growth scenarios). 

o This should be enshrined within the Bodmin Town 

Framework and allowed for when making development 

management decisions and securing planning obligations 

via either Section 106 or via a CIL-type system set up by 

the Council. 

o The LDF and development management decisions, 

including the scope of planning obligations sought by the 

Council, should be clear about the level of growth which is 

achievable in Bodmin without the delivery of new strategic 

road infrastructure. 

o In order to promote the delivery of a new strategic cross 

town route in the northern growth scenario, the Cornwall 

LDF and other Council produced documents (i.e. LTP3) 

should make reference to the need for and delivery of the 

new route and the steps which need to be taken (including 

identity of funding sources) in order to deliver this new 

route. 
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testing the masterplan aims against the sustainability framework 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



BODMIN MASTERPLAN 

SUSTAINABILITY APPRAISAL

Promoting growth in 

the town centre

Improving arrival to 

the town

Improving the quality 

of new jobs

Improving the 

tourism offer

Addressing air quality 

issues in the town 

centre

Promoting 

sustainable travel

Access to green 

space

Conserve and 

enhance the 

character of the 

landscape and 

cultural heritage

Energy & 

sustainability

Improving access to 

affordable housing 

and community 

facilities

Improving skills and 

qualifications Viability and delivery

Achieve balance between housing, employment, 

community facilities and other infrastructure positive compatible neutral positive compatible neutral potential conflict positive compatible potential conflict potential conflict positive compatible positive compatible positive compatible potential conflict

Provide a range of good quality, well-paid jobs for the 

local workforce positive compatible neutral positive compatible positive compatible potential conflict positive compatible neutral positive compatible positive compatible neutral positive compatible potential conflict

Expand the type of sites and premises available positive compatible neutral positive compatible neutral potential conflict positive compatible potential conflict potential conflict positive compatible neutral positive compatible potential conflict

Establish and generate a higher level of investor 

interest, confidence and  commitment to innovative 

development in Bodmin positive compatible positive compatible positive compatible positive compatible potential conflict positive compatible neutral positive compatible positive compatible potential conflict positive compatible potential conflict

Provide improved community facilities and services positive compatible neutral neutral neutral neutral positive compatible positive compatible positive compatible positive compatible neutral neutral potential conflict

Achieve high quality urban and architectural design positive compatible possible conflict neutral positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible neutral neutral

Improve the quality and physical appearance of 

employment areas neutral positive compatible positive compatible neutral neutral positive compatible neutral positive compatible positive compatible neutral neutral neutral

Provide sustainable transport links within the town 

and achieve a reduction in the need to travel positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible neutral positive compatible neutral neutral potential conflict

Improve air quality in the centre of the  town potential conflict positive compatible neutral neutral positive compatible positive compatible neutral positive compatible positive compatible neutral neutral potential conflict

Renewable energy provision and energy conservation positive compatible neutral neutral neutral positive compatible positive compatible positive compatible neutral positive compatible neutral neutral potential conflict

Encourage and achieve good community consultation 

on the vision and Masterplan for Bodmin neutral neutral neutral neutral neutral neutral neutral neutral neutral neutral neutral neutral

Ensure all development and other activity adhere to 

sustainability principles, including meeting the 

challenge of achieving a low carbon economy positive compatible neutral positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible neutral potential conflict

Ensure the vision and Masterplan are deliverable positive compatible positive compatible positive compatible positive compatible potential conflict positive compatible positive compatible positive compatible positive compatible potential conflict positive compatible potential conflict

Ensure the vision and Masterplan provide the 

necessary flexibility to meet future challenges positive compatible neutral positive compatible positive compatible neutral positive compatible positive compatible potential conflict positive compatible potential conflict positive compatible potential conflict
Achieve a vision and plan that has undergone public 

consultation and sustainability appraisal in 

accordance with the principles applying to local 

development frameworks, to ensure its valid 

contribution to the Cornwall LDF. positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible positive compatible

 

SA Objectives

Masterplan Aims

Appendix A - Assessing the Masterplan Aims Against the Sustainability Appraisal 
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B: 

Market trends scenario – initial areas of search 
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C: 

Southern growth scenario without new road infrastructure – initial areas of search 
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D: 

Southern growth scenario with new road infrastructure – initial areas of search 
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E: 

Northern growth scenario – initial areas of search 
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Market trends scenario – sustainability appraisal 
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Appendix F – Appraisal of ‘Market trends’ Scenario  
 

ECONOMY    

Priority  Objective Assessment 

Deliver sufficient growth needed to generate / encourage 

significant retail and leisure investment in the town centre 

 

Will the scenario deliver the amount of development needed to stimulate market investment in leisure and retail in Bodmin town centre?  

What comparison/convenience retail and office floorspace requirements are there for Bodmin to 2026? How would these most likely be met 

and what are the delivery issues? Are there appropriate locations for offices, cinema, hotel and town centre workspaces? 

 

• If recent patterns of housing development in Bodmin are continued then there will not be any surplus capacity for additional convenience (food) 

goods retail floospace up to 2026/2031.    

• Based upon a continuation of past residential development trends, and a constant market share, there will be capacity for around 4,000sq m net of 

additional comparison (non-food) goods expenditure by 2026, rising to 5,800sq m net by 2031.  However, there are opportunities for a claw back in 

comparison goods expenditure which is currently lost from Bodmin to surrounding settlements.  Should around one third of current leakage be 

stemmed, then this could rise to 8,300sq m net by 2026 on the basis of a continuation of past residential development trends.   

• Sufficient land exists along Dennison Road to deliver offices and hotel uses (as per BTCFP).  

• The level of growth is likely to generate less expenditure than the wider growth scenarios. 

• Without new strategic link road Sainsbury’s are more unlikely to relocate from current site, which limits the comprehensive redevelopment of this 

area.  

 

 

Focus development within walking distances of the town centre 

to help enhance the viability of town centre businesses 

 

 

 

How much development will be within walking distance (1km) of the central area?  

 

• The potential development areas are all within 800m walking distance of the town centre, helping to reduce the reliance on car 

travel to access key services and facilities.  The scenario has identified growth capacity beyond this distance threshold, but this 

unlikely to be deliverable without significant new infrastructure and improvements to public transport services.  

  

 

Reinforce the potential expansion areas for the town centre to 

deliver new retail and leisure floorspace  

 

 

Will the development be able to reinforce identified potential expansion areas, such as the opportunity to extend the town centre even 

further to the west and connect Dennison Road to Sainsbury’s? Will new and improved pedestrian and cycle connections help bring more 

visitors from the Camel Trail and the Jail area into the heart of the town centre.  

 

• Growth capacity likely to focus town centre regeneration to BTCFP identified sites only  

• Enhancements can be made to the arrival route from the Camel Trail / Jail, but the level of growth is unlikely to generate capacity to 

support additional convenience floorspace and encourage relocation of current Sainsbury’s store to facilitate comprehensive 

redevelopment 

 

Promoting growth in the town centre 

 

Reduce congestion in the town centre to help facilitate 

improvements to key streets and spaces 

 

 

 

Will the scenario help to reduce the amount of non essential traffic in the town centre and enable public realm improvements at key spaces 

such as the St Petroc’s gateway?  

 

• Junction improvement projects (e.g. Priory junction) are available and will need to be implemented in order to maximise the scale of 

new development and limit congestion in the town centre 

• The existing road network through the town centre will continue to accommodate all across town traffic (including  traffic 

associated with planned growth), which could limit the scope for significant improvements in public realm at key arrival points in the 

town centre 
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Enhance the historic qualities of the town centre  

 

 

 

 

 

Will the scenario help to deliver regeneration and environmental enhancements within the town centre, helping to maintain and improve 

historic assets and the Conservation Area designation?  

 

• Potential to deliver town centre regeneration projects identified in BCTFP and enhancements to the appearance of Dennison Road, 

and Priory Road junctions, which should enhance the designation and setting of key buildings.  

• Opportunities for public realm enhancements in the central area may also be possible to improve the physical environment.  

• Scenario will not delivery new strategic link road, limiting the potential to significantly reduce traffic congestion in the central area 

and facilitate wider environmental enhancements 

• Scenario unlikely to deliver improvements to the north of Dennison Road and enhanced links to the Jail  

 

 

Improve the visible approaches to the town to help enhance 

perceptions of Bodmin 

 

 

Is development focused to enable improvement to the key approaches such as along the A30?  

 

• Employment led redevelopment at Callywith Gate could enhance key approaches from the A30 

• A continuation of existing development and infilling, is however unlikely to bring about significant change/improvements  

 

 

Improve gateways to ensure Bodmin successfully announces 

itself and maximises the potential benefits of its strategic 

location 

 

 

Is development focused at the key gateway areas, particularly from the east from the A30 and the west from the A389?  

 

• Scenario can improve western gateway at Beacon TP 

• Scenario can improve eastern gateway  via southern A30 junction 

• Scenario unlikely to be able to significantly change north-eastern gateway via northern A30 junction and Launceston Road 

 

 

Improving arrival to the town  

 

 

 

Improve the sense of arrival and connections to the town centre 

from key tourism attractions  

 

 

Will development help reinforce key tourism destinations and arrival points, such as the Camel trail, Bodmin Jail, B&W Railway and links to 

the town centre?  

 

• Opportunities to improve Castle Canyke area (through open space contributions from housing development) 

• Improvement opportunities to links between the Jail, Camel Trail and the town centre can be made, but limited in comparison to 

wider growth scenarios, which could facilitate the relocation of Sainsbury’s 

 

 

Improving the quality of new jobs  

 

 

Promote investment to deliver new employment opportunities   

 

 

Is development focused in locations that will encourage investment in employment to help generate new high quality jobs? 

 

• Range of employment sites delivered to meet the identified need, and the scenario identifies sufficient land available to achieve this 

aim 

• Employment development provided at Walker Lines, Callywith Gate, BTP and adjacent to existing employment areas on the eastern 

side of town, plus space within the town centre – these areas are the best current locations to encourage market interest 

• Provision of council office requirement at Priory Park will make a significant positive contribution to promoting and encouraging 

investment in Bodmin 

 

Are the sites well connected, easily accessible, attractive settings, and in close proximity to the town centre?  

 

• This scenario builds upon previous trends, in terms of the eastern side of the town, reinforcing growth associated with the access to 

the A30, plus the extant commitment at BTP to the west. 

• Aim to introduce new employment uses adjacent to the town centre, and within through BTCFP sites and the potential at Priory 

Park  

• New residential development in this scenario will improve accessibility to employment areas and town centre  

 

Is the quantum / mix of employment land appropriate to meet future needs?  

 

• Sufficient to meet identified theoretical demand and also likely market interest. 
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• Doubts over the ability to deliver 15,000sq m at BTP on the western side of town, although additional residential development at St 

Lawrence’s may improve marketability 

 

Are the SIF projects all provided for 

 

• This scenario provides for all SIF projects and assists with their delivery.   

• This scenario also identifies a further project (Priory junction)  

• SIF project to improve camel trail may be affected by the inability to redevelop the Sainsburys area in this scenario 

 

 

Improve access to facilitate new employment opportunities 

 

 

Will development help to unlock existing and potential development sites for employment identified in the SIF, such as the Beacon 

Technology Park, extension of Walker Lines and town centre sites? 

 

• Beacon will be assisted by increased residential development surrounding this area.  However, the lack of a new road link across 

town may reduce the potential compared with wider growth options. 

• Improvements to priory junction could provide an important contribution to delivery 

• Lack of new road link may also affect the delivery of town centre office space, due to congestion and air quality issues   

• Callywith Gate is not fundamentally affected by this scenario.  It remains in the same place and required improved access 

arrangements. 

• This scenario includes workspace development Walker Lines.  Overall, scenario is likely to have a neutral or (if the priory junction 

scheme is implemented) minor positive impact on these scheme. 

 

 

Enhance the town centre environment and help to reinforce the 

area as a destination 

 

 

Will the development scenario relieve traffic pressure in the town centre to improve air quality conditions, enhance the pedestrian 

experience and facilitate public realm improvements? 

 

• Existing traffic conditions within the town centre are unlikely to materially improved, save for any localised junction improvements.  

Therefore, existing ‘congestion’ may not be improved and may actually worsen in light of the additional development.  

• With the existing road network through the town centre required to continue to accommodate all across town traffic (including  

traffic associated with planned growth), this could limit the scope for significant improvements in public realm at key arrival points 

in the town centre.  

 

 

Improving the tourism offer  

 

Reinforce town centre expansion to improve the ‘offer’ for 

visitors  

 

Will the development be able to strengthen, through new pedestrian and cycle connections, identified potential expansion areas in the town 

centre to help deliver new retail and leisure floor space?  

 

• No change in through traffic, which may limit the potential to provide new pedestrian and cycle connections. 

• Improvements can be made, but are more limited than the wider growth scenarios. 

• Priory junction is a key improvement priority.  

 

ENVIRONMENT  

Priority Objective Assessment 

 

Addressing air quality issues in the 

town centre 

 

 

Reducing the amount of non-essential traffic in the town centre 

 

 

 

Will the development scenario reduce the level of traffic and issues associated with congestion in the town centre?  

 

• The scenario relies on the existing road network.  Existing traffic conditions within the town centre are unlikely to materially 

improved, save for any localised improvements.  Congestion unlikely to be improved and may actually worsen in light of the 

additional development planned within this scenario. 

• Development capacity is constrained by the ability of the existing network to manage further traffic levels.  
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Minimising the need to travel to help reduce the pressures 

associated with traffic in the central area  

 

 

Will development be located within walking / cycle distance of the town centre and current / future employment areas?  

 

• Development areas are all within 800m of the town centre and 400m from major employment areas helping to promote sustainable 

patterns of growth. Further development capacity is identified beyond this threshold, but is constrained without delivery of 

significant new infrastructure.  

 

Is there development capacity to deliver sufficient number of homes alongside employment and retail – mixed use / local centre 

development? 

 

• There is physical capacity to deliver up to 2,600 homes in this scenario, constrained to approximately 1,300 without new 

infrastructure, in balance with the identified employment, retail and leisure growth.  

 

Would the market support mixed use development in these locations?  

 

• Best opportunity for mixed use development will come from area around St Lawrence’s, to the west of the town.   

• In principle, there is market support for the residential and retail development in this scenario.  Also, potential market support for 

workspace projects, although there are opportunities for an improvement in the level of market interest. 

 

 

Establishing priority routes for public transport to improve 

reliability and frequency  

 

 

Will the development scenario facilitate bus priority measures through the town centre?  

 

• There is limited physical scope to provide bus priority measures in any scenario, but particularly this scenario 

• Lack of new route across town may also affect bus frequency and reliability. 

 

 

Improving access to public transport 

 

Will the development areas be within walking distance (200m) of a public transport route / node (bus stops / train station)?  (NEW / WSP to  

review) 

 

• Development areas are all within 200m of bus routes helping to promote sustainable patterns of growth. Further development 

capacity is identified beyond this threshold, but growth is constrained without delivery of significant new infrastructure.  

 

Can development be served through extensions to existing routes or will new routes be required?  

 

o Extensions to existing routes, including possible splitting town bus service into two routes 

  

 

Encouraging greater pedestrian and cycle movements  

 

Will the development scenario encourage greater movements by foot or cycle – is it located near established routes – reinforce ‘Walk to 

Work / Discovery Trail’?   Proximity / access to the town centre?   Will it deliver employment along side housing? Connections to the 

countryside? 

 

• All development located within walking distance of the town centre and major employment areas.  

• Location of new residential development will improve access to employment uses on eastern and western sides of town. 

• St Lawrence’s farm area could provide the missing link between the camel trail and the walk to work project, although, for traffic 

capacity reasons, the whole of this scenario may not be delivered.  Therefore, there is a risk to delivery. 

• No opportunity in this scenario to provide the discovery route. 

 

 

Promoting sustainable travel  

 

 

 

 

Minimising the impact to the A30 

 

 

 

Will the development scenario result in unacceptable impacts on the operation of the A30 and the two main Bodmin junctions at Callywith 

and Carminnow.  

 

• Likely that this scenario (including the restriction on residential development) will have a lower impact on the two A30 junctions 

than the growth scenarios. 

No adverse impact on A30 junctions expected. 
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Access to green space  

 

 

 

Improve access to green space  

 

 

Will development increase opportunities to access countryside and green spaces – are new routes and connections possible?  

 

• Potential to improve access and opportunities to enjoy green space to the east through new growth close to Castle Canyke. 

• Limited growth to the north may present opportunities to improve access to the surrounding countryside. 

• The constrained growth may limit the potential for improvements to the Camel Trail arrival  

 

Improve access to areas east of Bodmin (over the A30 barrier) for pedestrians and cyclists? 

 

• Potential to improve access to existing footbridge over the A30 to encourage greater access to Cardinham Woods and beyond 

 

Improve access to Bodmin Moor? 

 

• This scenario is unlikely to alter current access arrangements. 

 

 

Conserve and enhance the character of 

the landscape and cultural heritage  

 

 

 

 

 

 

Minimising the impact upon areas of landscape character  

 

 

 

Will the development scenario avoid potential impacts upon the Camel Valley? 

 

Direct impacts upon Camel Valley avoided except for very minor direct impacts due to part of search area M (could be avoided if northern 

boundary realigned to follow an existing hedgeline). 

 

Will the development scenario avoid potential impacts upon views to and from the Beacon, and direct impacts upon the Beacon itself? 

 

No.  Direct impacts upon Beacon due to search areas J and K.  Area J most prominent.  Minor impacts upon views to north due to Area E and 

impacts upon views to east from Area G. 

 

Will the development scenario avoid potential impacts upon views to and from Castle Canyke? 

 

No.  Direct impacts upon views to and from Castle Canyke due to search area G.  (Area F already within LDF boundary).  Search area J also 

visible from Castle Canyke. 

 

Will the development scenario avoid potential impacts upon the AONB, the AGLV and the Open Area of Local Significance? 

 

Yes, both the AONB and AGLV will not be impacted.  However, the Open Area of Local Significance below Castle Canyke will be directly 

impacted. 

 

Will the development scenario or any part of it result in a potentially significant adverse landscape character impact? 

 

Yes, search area G and J due to potential impacts upon the Castle Canyke and the Beacon respectively (both areas of High landscape value). 

 

Can any proposed road be constructed whilst minimising the extent of cut and fill?  

 

N/A 

 

Can any proposed road be constructed without the need for road lighting or can the extents of road lighting be minimised?  

N/A 
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Conserve the landscape setting  

 

Will development change the character of views from the town centre and adjoining residential areas?  

 

• Relatively minor impact upon views from the town centre.  

 

Will development continue the historic development pattern (following a major transport corridor and generally confined to the valley base 

and sides)?  

 

• Generally, this scenario is confined to the valley floor and valley sides. The exception is the reinforcement of employment areas that 

continues to follow as more recent pattern of growth on the ridge-top adjoining the A30.  

 

Will development help to conserve the character of views to Bodmin from the A30 and from main approaches to the town?  

 

• Views will generally be preserved, unless larger growth potential to the south comes forward.   

 

 

Retain and enhance landscape features and key characteristics 

 

Will the development scenario allow for retention of characteristic landscape features such as green lanes, hedge banks, watercourses, 

wetland and woodlands?  

 

• The scenario potentially permits the retention of key hedge lines, green lanes and tree lines as part of a future Green Infrastructure 

(GI) network.  

 

 

Conserving and enhancing  features of cultural heritage  

 

Will the development scenario avoid effects upon known features of cultural heritage value as shown on the Sites and Monuments Record? 

 

This scenario would have direct effects on a number of features shown on the Sites and Monuments Record. However none of these features 

would be considered to be of 'high value'. There are two main types of features that would be affected; former (small) quarries identified 

from early maps and cropmarks recorded on aerial photographs that represent the remains of former field boundaries (probably of medieval 

or later date).  

 

Will the development scenario affect the settings of any Listed Buildings? 

 

Yes - there could be adverse effects on the setting of the Grade II* listed stone cross at Castle Hill (SX 0785 6754) due to the proximity of the 

Residential (D & E) and Employment Expansion Areas here. 

There could also be adverse effects on the setting of a Grade II* listed stone cross and the Grade II listed Berry Tower in the cemetery at the 

top of Berry Lane due to the proximity of the Residential Expansion Area (C) here. This cemetery is also a Conservation Area and the same 

Residential Expansion Area may affect the setting of the Conservation Area. 

There could also be adverse effects on the setting of the Grade II listed Gilbert's Monument on Beacon Hill due to the proximity of the 

Residential Expansion Area (J) here. 

There could also be adverse effects on the setting of the Grade II listed Barn Park House and associated outbuildings and walls at the west 

side of Newton's Margate due to the proximity of the Employment Expansion Area here. 

 

Will the development scenario avoid potential effects on the settings of any Scheduled Monuments (i.e. Castle Canyke)? 

 

No - the Residential Expansion Area (G) at Castle Canyke is almost right up against the Scheduled Monument boundary and would definitely 

have a significant adverse effect on the setting of this monument (and English Heritage would almost certainly object to any proposed 

development so close to the monument). There would also be concerns regarding Residential Expansion Area (F) and the Employment 

Expansion Area to the north-east of (G). 

There could also be adverse effects on the setting of the stone cross at Castle Hill (SX 0785 6754 - described above as a Grade II* listed 

structure but also it is also a Scheduled Monument) due to the proximity of the Residential (D&E)and Employment Expansion Areas here. 

  

Will the development scenario avoid potential effects on Anciently Enclosed Land or other important historic landscape types? 

 

No - there would be some limited development on Anciently Enclosed Land. However most of the landtake in this scenario would be on 
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Recently Enclosed Land. 

 

Will the development allow for the retention of known features of cultural heritage value, e.g. anciently enclosed land? 

 

Yes - there would be no actual loss of designated heritage features such as Listed Buildings or Scheduled Monuments. There would only be a 

very limited loss of Anciently Enclosed Land and the most significant areas of historic landscape such as the medieval strip fields on either 

side of Copshorn Road would not be affected.  

 

Will the development have the potential to provide any significant cultural heritage enhancements, i.e. improve the settings of Listed 

Buildings or Scheduled Monuments? 

Unlikely - although there may be some limited opportunities for enhancement of settings of designated heritage features through careful 

design. 

 

 

Promoting sustainable energy production  

 

Will development present opportunities for on site renewable energy (wind and water)?  

 

Will the development scenario provide sufficient critical mass to potentially provide CHP / District Heating? 

 

Will there be potential for biomass production?  

 

• WSP review  

 

 

Maximise opportunities for solar gain  

 

Will the development scenario focus development towards south facing slopes?  

 

• Limited development opportunities identified on south facing slopes for this scenario.  

 

 

Maximise regeneration of previously developed land  

 

 

Will the development scenario help to support the regeneration of previously developed land, through improved access and connections to 

key sites, and reinforcement of the town centre?  

 

• This scenario will facilitate redevelopment brownfield land in and around the town centre (Fore street north, council offices at priory 

park). 

• Will improve connections around BTP and St Lawrence’s 

• This scenario unlikely to facilitate the relocation of Sainsbury’s to enable comprehensive redevelopment to the west of the centre.  

• A lower level of growth could impact upon the ability to attract investors to deliver key town centre sites. 

 

 

Energy & Sustainability  

 

Managing flood risk and promoting sustainable drainage  

 

 

Does this scenario present opportunities to reduce / manage flood risk? 

 

• Potentially through redevelopment of town centre sites and development at the eastern side of Bodmin 

• All schemes will be subject to PPS25 assessments 

 

Will development discharge to the Town Leat / other catchments?   

 

• Yes, some of the development areas to the east of the town centre will discharge into the Town Leat and mitigation measures will 

need to be put in place through the LDF and development management decisions 
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COMMUNITY  

Priority  Objective  Assessment  

 

 Increasing the provision of affordable housing     

 

Will the development scenario deliver sufficient level of growth to facilitate a significant increase in affordable housing provision and address 

local needs?  

 

• A significant proportion of new homes should be provided as affordable; however the lower level of overall growth in this scenario 

would constrain the total number.  

 

 

 

Improving access to affordable housing 

and community facilities 

  

 

 

 

  

Ensuring new communities have easy access to essential 

community facilities, helping to reduce the need to travel 

 

 

Proximity of development (new homes) to the facilities of the town centre, health facilities, shops, employment areas, schools (existing and 

future potential  

 

• This scenario will provide new homes closer to existing and planned employment areas in the east and west of Bodmin. 

• All areas are within walking distance of the town centre and public transport routes.  

 

  

Provide community facilities to meet future growth requirements  

 

Will the scenario deliver the right amount of community facilities (i.e. GPs/PCT services, community centres, faith, indoor/outdoor sports, 

policing etc)? 

 

• This scenario does not give rise to a need for a significant improvement in local community infrastructure. 

• This assumes that new open space, commensurate with the needs generated by new housing development, is provided on site. 

• Additional primary and secondary school pupils generated in this scenario to be accommodated in existing education facilities.  

 

Will the development scenario help facilitate new facilities such as the Priory Community Centre / Foster Building? 

 

• This scenario allows for both the Priory Community Centre to be delivered, through co-location with the Cornwall Council office 

development. 

• This scenario allows for the potential for the Foster Building to be retained and refurbished and to act as part of a new local centre 

for residential and employment development at BTP and St Lawrences.  However, the level of residential development within this 

scenario may affect the critical mass of new population which is available to support a new use for this building. 

 

 

  

Providing the training / education provision to help residents 

access high value job opportunities  

 

 

Will development assist delivery of planned Bodmin College / CUC facilities?  

 

• Potential for re-activated town council Priory Community Centre project to be amalgamated with new Cornwall Council office at 

Priory Park. 

• This scenario is unlikely to require and/or deliver new secondary school facilities at Bodmin College or elsewhere. 

 

 

Improving skills and qualifications   

 

 

 

 

 

 

 

 

 

 

 

 

Improve access to training and education facilities  

 

 

 

 

 

Will development create opportunities for new facilities to address the north / south imbalance?  

 

• Growth is generally east, south-east and west (plus some potentially south – subject to constraints) which, whilst requiring 

additional facilities, may increase some cross town traffic accessing the secondary school. 

 

Will development help to improve accessibility to training and education facilities – improved cycle, pedestrian and public transport 

connections?  

 

• New growth on the western side may require traffic to secondary school to use existing routes, unless reinforcements can be made 

to pedestrian / cycle routes.    
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Ensure training and education opportunities meet the needs of a 

growing population 

  

 

Will development help to reinforce existing education centres such as Bodmin College and help facilitate growth and improvement to the 

facilities?  

 

• This scenario assumes that Bodmin College can accommodate the planned growth.  If additional space is needed, it is assumed an 

extension to the college rather than a new facility will be provided.  

 

DELIVERY  

Priority  Objective  Assessment  

 

Viability and delivery  

 

Infrastructure costs   

 

 

 

 

  

 

How much new road (length) will need to be provided?  

 

N/a 

 

How many junctions will need to be improved?  

 

• Priory junction; and 

• Dunmere road junction  

 

How many crossings (water, road, and rail) will need to be provided?  

 

N/a 

 

Utilities – will development require a major upgrade / diversion?  

 

• No significant infrastructure required 

  

  

Land ownership 

 

Land within public ownership?  

 

• Most employment sites (Callywith gate, Walker Lines, BTP) are in public ownership 

• Town centre retail site also mainly within public ownership 

 

Will development require agreement with multiple landowners?  

 

• The majority of residential and employment development sites are relatively stand alone plots and a number can be brought 

forward independently.   

• Sites which will probably need collaborative working are areas in and adjacent to St Lawrence’s and area around Callywith Gate (due 

to access issues) 

 

Are there existing uses requiring relocation?  

 

• Town centre retail scheme – relocation of doctors surgery and existing car park  

• Priory park development – Cornwall Care from Athelstan House 

 

  

Topography  

  

Will development focus in areas with steep topography (over 10% gradient)? 

 

• Majority of development focused away from steep topography.  
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Market interest   

 

Will this scenario help change the perception of Bodmin as a place for investment? 

 

• Cornwall Council office requirement will help to change, in a positive way, the perception of Bodmin as a place for investment. 

• Town centre regeneration should help alter perceptions of the town for retail and leisure.  

• Unlikely to have a significant positive impact on the delivery of BTP, although improvements will occur particularly if CC office 

locates at BTP. 

• Without new link road, growth within the MT scenario will be constrained.  This will have an effect on the level of investment and 

also has the potential to perpetuate the existing perception of Bodmin, including traffic congestion issues. 

 

Is growth focused in areas of interest for the private sector? 

 

• There is known pressure from land owners of a number of these sites.  Interest from residential sector and employment sector for 

areas to the east of the town, with area around Priory Road the most attractive.  Western side is attractive to residential, although 

potential difficulties remain for employment uses (given access constraints and history of BTP).   

• Poor access to Callywith Gate area may well dampen market interest. 

 

  

Planning policy  

 

 

Will the growth scenario be consistent with SW RSS / LDF strategic objectives?  E.g. self containment, enhance role as service centre, 

proportion of HMA10 North Cornwall housing allocation, densities, etc 

 

• SWRSS now abolished. 

• No direction yet from Cornwall LDF on level of housing growth in Bodmin 

• This scenario will support the provision of new homes, new jobs and new town centre facilities.  However, the lack of a new road 

link and existing levels of congestion will constrain the ability of the Council to maintain a good level of housing land supply and also 

improve the economic performance of Bodmin. 

 

 




