


                         
 
 
 
                        Bodmin Stakeholder Workshop - 6th November 2009 

Summary Note of Presentations, Feedback and Debate 
 

 
INTRODUCTION  
 
It was confirmed that the study is not being driven by a fixed level of housing 
growth from the RSS.  It is being driven by what is right for Bodmin, and 
there is still a clearly identified need for economic growth in Bodmin and in 
North Cornwall.  Although the RSS has been delayed, it is therefore still 
appropriate to proceed with this study. 
 
Following the previous workshop, additional research has been undertaken 
on the historic growth of Bodmin, and further physical assessments 
undertaken. This is to ensure that the proposals for growth reflect the town’s 
historic character and its current physical and environmental strengths. 
 
Building on this work, and on the findings of the previous stakeholder 
workshop and public consultation exercises, a series of objectives were 
outlined for Bodmin.  These would then form a set of criteria against which a 
series of growth scenarios could be assessed.   
 
The objectives outlined were: 
1.   Improving the town centre 
2.   Addressing air quality issues in the town centre  
3.   Improving the tourism offer  
4.   Improving the quality of jobs 
5.   Improving training and education  
6.   Improving access to affordable housing  
7.   Improving arrival into the town  
8.   Improving the provision of public transport  
9.   Improving access to green space  
10. Improving potential for sustainable / renewable energy generation  
 
Previous workshops and exhibitions had identified that improvements to the 
town centre are the overriding consideration for stakeholders and the wider 
public.  On this basis the morning session focused on the development of a 
clearer strategy for Bodmin town centre, and the afternoon session focused 
on the possible growth scenarios and their ability to deliver the preferred 
town centre strategy. 
 



 
 
 
 
TOWN CENTRE WORKSHOPS 
 
Presentation 
 
The previous town centre study had concentrated on delivering retail 
improvements but without the wider growth potential which now exists.  The 
development brief for Dennison Road which resulted from this study remains 
relevant, but the opportunity now exists to look much wider.  The town 
centre presentation therefore focused on the area from Bodmin Jail to Priory 
Park. 
 
The importance of the visual link between the Jail and St Petroc’s was 
highlighted.  The blockages caused by poor quality development, and in 
particular the service yard for Sainsburys, was highlighted and the need for a 
higher quality green link into the town centre from the Camel Trail and the 
Jail.  The potential to attract visitors into the town centre was emphasised, 
with the development opportunities for a cinema, as well as smaller scale 
shops, cafes and restaurants on the route into the town.  Different options 
were presented showing the potential for a more appropriate foodstore or for 
a cinema fronting a new square at the arrival into Dennison Road. 
 
At the other end of the town centre, the role of Priory Park was considered.  
The opportunities for high quality employment were raised as this is a 
‘parkland setting’ close to the A30 and could be attractive to the market.  
The importance of the community uses was noted but the underutilised areas 
were also highlighted.  Options were presented to stimulate debate as to how 
better green links could be created into the town centre, how the setting of 
St Petrocs could be improved and how the Park should be best used in the 
future. 
 
 
Workshops  - Group Feedback 
 
Group 1 

 Get Bodmin College students more involved in consultation process 
 Provision of new development to the north of the park 
 Further higher and further education facilities needed 
 Increased emphasis on doctor’s surgeries 
 Provision of new green link through town 
 Do something about the burgage plots 
 Open up the town leat 
 Its not just about getting tourists to spend more money in the town, 

its also the indigenous population as well 
 



 
 
 
 
Group 2 

 Examine potential of amalgamating relocated football club with a park 
and ride facility 

 Redevelop the area adjacent to St Petroc’s, now that the ATS garage 
has closed – this could be a green space or water feature as an 
extension of the park to improve the connection with the church  

 Move Sainsburys to a new location as well as Fire Station 
 Provide a direct link for the Camel Trail through to the town centre 
 Provide a new avenue across the Sainsburys site, surrounded by 

mixed use development 
 Investigate the provision of car parking at the Texaco PFS on Dennison 

Road 
 Provide green link (including cycle link) through the town centre from 

Priory Park to Camel Trail 
 
Group 3 

 Redevelop the Sainsburys area to provide mix of uses 
 Move Sainsburys store, Royal Mail depot and fire station 
 Smaller Sainsburys store in town centre 
 Provide cinema use on Sainsburys site 
 Investigate park and ride concept to ease traffic congestion in town 

centre 
 Provision of much better cross town cycling links 
 Provision of parking on Texaco PFS site 
 Improve the existing alleyways between Dennison Road car park and 

Fore Street 
 
Group 4 

 Relocation of football club pitches could be required.  Examine 
potential of amalgamating relocated football club with a park and ride 
facility 

 No consensus on development in the park – some agree but others 
think that not much change is needed 

 Re-use Priory House (which is listed) 
 Create a ‘vista’ from the park to the town centre 
 A need for larger retail units in the town centre 

 
Group 5 

 Move Sainsburys to the western side of town and amalgamate with a 
park and ride facility 

 Bring burgage plots back into use 
 New access into Priory Park from Launceston Road 
 Introduce business usage into Priory Park 
 Provide residential development along Camel Trail 
 Include retail hub on Camel Trail for outdoor activities 
 Move fire station to a better location 
 Improve Berrycombe Road / Dennison Road junction.  Hotel use? 
 Improve links between Fore Street and Dennison Road 
 Introduce additional education facility on western side of town 

 



 
 
 
 
Summary of Debate 
 
There was general consensus on the need to improve arrival from the Camel 
Trail and the connection into the town centre.  There was a focus on the 
connection along the line of the old railway and support for reinforcing the 
visual link between the Jail and St. Petrocs church.  It was agreed that there 
is a need to improve the space around the Jail and to create a better sense of 
arrival in the town centre – but a debate on where visitors could be 
considered to have arrived in the town centre. 
 
The setting of St. Petroc’s church, and the space opposite the church, were 
emphasised as particularly important for the town.   There was support for a 
green link or series of green spaces connecting the Camel Trail to St Petroc’s 
and Priory Park (and potentially beyond to Castle Canyke).   
 
There was general agreement that the Sainsburys store, the Fire Station and 
Royal Mail depot should ideally be relocated although concern was expressed 
at the costs associated with this.  There was a view however that all these 
uses would probably prefer to be elsewhere (and this was supported in 
principle by representatives of Sainsburys).   
 
There was a general preference for smaller scale retail, cafes and restaurants 
along this route, potentially supported by a cinema 
 
It was agreed that there is a need for improved parking on the west of the 
town, to balance provision at Priory car park and the car park south of Fore 
Street.  Most favoured the retention of public parking within this area 
(although the possibility of parking to the rear of the Texaco garage was also 
raised).  Some favoured the provision of decked parking but others felt that 
this was perhaps too far outside of the town centre. 
 
The major traffic debate, on how through traffic could be taken out of the 
town centre, was held in the afternoon workshop but more ‘local’ approaches 
were proposed in the morning session. Alongside balancing parking provision 
to the west of the town centre, this also included a new access to the Priory 
car park. 
 
 
 
 
Break for Lunch 
 
 



 
 
 
 
URBAN EXTENSION WORKSHOPS 
 
Presentation 
 
Following the feedback from the first workshop, a more detailed presentation 
was made on the key issues influencing growth of the town.  This included 
historic growth, topography, distinctive features, slope analysis, drainage, 
green space and land use. 
 
All the potential areas of search around the town were identified and four 
different growth scenarios presented.   
 
1: Baseline Scenario.  
 
This considered levels of development likely to occur if there was no positive, 
coordinated strategy to promote growth within the town.  It considered those 
areas already with planning permission, allocated in existing plans or which 
were within the existing urban area and considered very likely to be brought 
forward by landowners. 
 
The baseline scenario avoids expansion into the most sensitive landscape 
areas but the key concerns are that there is insufficient housing development 
(and population/expenditure growth) to justify or support growth of the town 
centre and there is no infrastructure investment to address environmental/air 
quality issues from congestion.  Investment in retail is likely to be in local 
centres outside the town centre. 
 
Without this investment in the town centre it is unlikely that there will be 
strong demand for higher quality jobs in the town.  The demand which does 
exist will continue to be on the edge (close to A30) and without new housing 
growth there will be growth in commuting from other parts of the region.   
 
 
2: Existing Corridor Scenario.  
 
This scenario addresses the problems of limited housing growth by increasing 
housing development and considers whether this is deliverable without major 
new investment in road building.   
 
Growth is concentrated along the existing transport routes into (and out of) 
the town centre.  New housing is located close to existing jobs in the south 
eastern area and proposed jobs in the western area.  The main benefit is that 
there is no expenditure on new roads to serve the new housing development, 
but an obvious concern is that there is no new infrastructure which would 
remove traffic from the town centre, promote public transport and improve 
the quality of the town centre and that with more housing the problems will 
actually increase.  
 
As in scenario 1, without this investment in the town centre it is unlikely that 
there will be strong demand for higher quality jobs in the town.  The demand 
which does exist will continue to be on the edge (close to A30) and without 
new housing growth there will be growth in commuting from other parts of 
the region.  Investment in retail is likely to be in local centres outside the 
town centre. 
 



 
 
 
 
3: Southern Link Scenario 
 
This scenario addresses the congestion issues in Scenario 2 by creating a 
relieving transport link to the south of the town, connecting the development 
areas and bypassing the town centre. 
   
This scenario puts the Beacon area as a central focus for the town  but there 
are concerns at the likely impacts on the setting of the Beacon and on views 
to and from the Beacon. 
 
The main benefits are that the housing is concentrated close to existing 
schools and college and close to existing jobs in the south eastern area and 
potentially to the Beacon Technology Park.  There are concerns however that 
that the housing growth areas are a long walk from the town centre and that 
there will be pressure for larger local/district centres in the new housing area 
which could divert investment from the town centre. 
 
The prime concern is that the southern route is unlikely to be direct enough 
to take sufficient traffic out of the town centre to address the environmental 
problems highlighted in the morning workshop.  There are also concerns that 
the length of the route and the number of bridges required makes it very 
expensive and undermines the deliverability.   
 
 
4: Northern Link Scenario 
 
This scenario addresses the congestion issues (and the concern over the 
length of the southern connecting route) by creating a relieving northern link 
which is more direct.   
 
The main concerns are likely visual impact and deliverability of the new link 
and associated.  Bridging the Camel Trail will be difficult for the new link, and 
sensitive, but this route creates the most direct link to Wadebridge and 
Padstow for those travelling from the north.   
 
Housing is concentrated close to the town centre which would maximise the 
potential for new investment in the town centre.  Northern development 
probably creates the most attractive (and valuable) housing areas and is 
most likely to change perceptions of Bodmin as a place to live and work. 
 
New housing on slopes will inevitably be visible from the town but the upside 
is that this creates good linkages and visual connections between the town 
and the new development.  It can also create more accessible links to the 
woodland and open space to the north of the town.   The northern route can 
also create good views into the town and an attractive gateway to Bodmin 
encouraging passing motorists either to stop or to visit Bodmin in the future.     
 
 



 
 
 
 
Workshops  - Group Feedback 
 
Group 1 

 The growth scenarios should be based on mixed use principles – need 
to show a greater mix of uses within the development areas 

 The scenarios need to take account of community desires and 
aspirations and preferred options should not be driven by viability 

 Include provision for Higher Education facilities 
 There should be one secondary school in Bodmin – concern over a 

two-school town 
 Who are we building for?  This needs to be clear in the masterplan 
 How deliverable are the northern and southern growth scenarios 
 What’s the minimum amount of new development needed to deliver 

town centre growth 
 Best practice examples from other areas would be helpful.  Need to 

know what works and what doesn’t 
 Need to have a policy on housing mix etc 

 
Group 2 

 Northern growth scenario and new route is favoured 
 The northern area will have an enclosed sense of community 
 Southern growth area has flood risk issues 
 Need to improve access to hospital and beacon technology park 

 
Group 3 

 There is a need to consider both A30 traffic and A38 Plymouth traffic 
when considering impact of traffic on road network 

 Preference for northern growth area – practical and direct, gives better 
views to the Beacon and those passing through are more likely to stop 
and visit the town 

 Route should be a green corridor – need parking at the western end 
with access to Camel Trail and Beacon Technology Park 

 Include a green wedge within the northern growth area which allows 
for walking and cycling links – also include direct north-south links into 
existing urban area 

 Remove the area to the north of the power lines in the northern 
growth option, as its unsuitable 

 Use the historic field pattern in the northern area as part of a green 
wedge 

 Link park and ride facilities with Camel Trail and town bus service 
 New link across town should be single carriageway and low speeds 
 Need to incorporate green infrastructure into the proposals 

 
Group 4 

 Northern growth area is the preferred scenario 
 Issues over connections to the town centre from the northern growth 

area 
 Need for more employment provision for the northern and western 

areas? 
 Does the new link road have an identity crisis?  Is it an access road or 

bypass? 
 



 
 
 
 
Group 5 

 Northern growth scenario is favoured 
 Concern over viability of northern growth area 
 Likely that non-private money will be needed to fund infrastructure 
 Initial development needed (along existing corridors) before new link 

road can be put in place  
 To what extent will new route reduce movements in the town centre?  

Need traffic modelling results 
 Signage issues with use of the new route and existing route – can 

have a big influence on through traffic 
 New route may take traffic away but will the town centre suffer – need 

to make sure there is a balanced approach. 
 
 
Summary of Debate 
 
Growth of the town is generally supported and recognised as being able to 
deliver change.  There is an aspiration to grow and improve the town centre 
and to deliver the vision that was outlined in the morning workshop. There 
was concern over the deliverability of both the main growth options and a 
recognition that further work needs to be undertaken to clarify these issues. 
 
There is a clear view that traffic needs to be taken out of Dennison Road and 
the absolute priority is to take sufficient traffic out of Dennison Road to 
enable the vision for the town centre to be delivered.  
 
There was a clear message that a new southern route across town is less 
likely to deliver the necessary transport improvements and associated 
benefits to the town.  The northern growth option is to be preferred, even 
leaving traffic aside, on the basis of better links to the town centre and the 
creation of a more sustainable community.  There is a need for the 
community to be close to the town centre and the northern option can help 
deliver this 
 
The vision should not be watered down within the masterplan when 
considering viability.  Deliverability is important but the needs of the local 
community should be the main driver.  It is important that the proposals for 
the growth of the town are high quality and are not ‘chipped away at’.  
Viability is important but the driver has to be the delivery of the town centre 
improvements as well as the new road link.  
 
The stakeholder input at the workshop has provided a very valuable element 
of the project team’s detailed assessment of the four growth scenarios and 
the project team now has further work to do on the testing of each scenario, 
including the traffic model and the Sustainability Appraisal. 
 



 
 
 
 
 
NEXT STEPS 
 
Following the Stakeholder Workshop on the 6th November 2009, the 
masterplan project team will now make further detailed assessments of the 
four growth scenarios and the detailed proposals for the town centre.   
 
Actions include: 

 detailed assessment of the four growth scenarios against the 
Sustainability appraisal framework  

 continuation of the development of the traffic model and testing of the 
growth scenarios in terms of their impact on traffic flows through the 
town  

 assessment of costs and funding implications 
 preparation of the preferred option for the growth of the town and for 

key development area  
 next public consultation/exhibition event to be held in February 2010.  

 


