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1.0: INTRODUCTION
This document has been prepared by Lavigne Lonsdale Ltd on behalf
of Cornwall Council in order to support the adopted Site Allocations
Development Plan Document (DPD) (2019) for land allocated to the south
of Launceston for mixed use development (refer to Figure 1 for the site
location and Image 1 shows an aerial photograph of the eastern part of the
site).
The document should be read in conjunction with the technical version
of the “Launceston Southern Growth Area Concept plan : 2020” which
provides the main technical content that supports this document.
If you have any question about the consultation, please email delivery@
cornwall.gov.uk or call and speak to member of the team on 0300 1234
151

0m

Figure 1: Aerial with site boundary

4

Launceston Growth Area Concept Plan | Summary Document

500m

Study area (DPD)
Extended study area

2.0: BACKGROUND
The location of the development to the south of Launceston was
established through a planning policy document, the Cornwall Site
Allocations Development Plan Document (DPD), which establishes
strategic locations for housing and commercial growth (Figure 2 sets out
the strategy map from the Allocations DPD). To meet housing demand and
population changes, the Government has required that approximately 350
new homes are required to be built in Launceston between now and the
year 2030. The development area also identifies an area for development
potentially beyond the year 2030, as a future direction of growth.
Set within this context, Launceston Town Council and Cornwall Council
wants to set out how development within this location should come
forward; with the ambition of enabling a step change in the quality of
development being built, and maximising benefits to the wider community.
The process of preparing this concept plan has involved meetings and
workshops with Cornwall Council officers, Launceston Town Councillors,
local land owners and community consultation to understand all the
issues and explore how best to deliver a comprehensive scheme under
different ownerships. The aim is to avoid piecemeal ad-hoc development
occurring and instead focus on creating a high quality comprehensive new
neighbourhood.
Policy Framework
The adopted Cornwall Local Plan sets out housing and employment
targets for Launceston up to the year 2030. The adopted Cornwall Site
Allocations DPD identifies the Launceston Southern Growth Area as a
site allocation policy to deliver this growth, which sets the broad principles
for development which need to be referred to by all proposals. The Policy
states that Cornwall Council will prepare a Concept Plan for the site to
provide more detail on how the site should come forward.
This final Concept Plan adopted by Cornwall Council in October 2020 and
will need to be used as guidance when preparing planning applications for
the land in question. While the Allocations DPD sets the broad principles
for the site, the Concept Plan should be referred to for more recent
detail on how the site will be expected to come forward. For example,
the Concept Plan provides a further level of detail around location of
employment areas and their delivery.
In summary the policies within the Cornwall Local Plan; the Cornwall Site
Allocations DPD; and the Launceston Southern Growth Area Concept Plan
will all need to be referred to when developing planning applications for the

site, noting the Concept Plan as the most recent document where there is
any policy conflict. Planning applications will be expected to set out a finer
level of detail building on the above policy documents.

Figure 2:

Development Plan Document

Figure 2 shows the development sites in Launceston. The focus of this
concept plan is on the southern area of land outlined in red (Withnoe,
Hurdon Road, Landlake Road & Badash) and hatched blue south of the
A30 road.
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3.0: CLIMATE CHANGE : MOVING TOWARDS A FUTURE OF NET ZERO CARBON EMISSIONS
Policy Context

Energy efficiency and low carbon heat

Cornwall Council, as have many other local authorities, declared a
Climate Change emergency in 2019. Launceston Town Council has
also declared a climate emergency. In relation to proposals for built
development, and considering its longevity, nothing should be planned
now without considering and demonstrating how it can actively reduce
carbon emissions with an eventual aim that all new development will be
carbon net zero.

At present national building regulations set the standards for energy
efficiency in all new homes. At the time of writing building regulations
are proposed to increase energy efficiency standards by mid / late 2020
when it is proposed that an average new dwelling will produce 31% less
carbon dioxide compared to present standards. Building regulations then
propose to raise energy efficency standards again in 2025 to a future
home’s standard, where it is proposed that an average new dwelling
would produce 75 – 80% less carbon dioxide than one built to present
standards. These are seen as key targets to ensure that the road to zero
carbon is achieved.

The concept plan site in Launceston will be built out over the next 10 to
20-year period, and the first houses on the site are not likely to start being
built until late 2021 or 2022 at the earliest, when new building regulations
are due to apply. Therefore, any emerging applications will need to
demonstrate how they will seek to reduce emissions and mitigate against
the effects of climate change.
Cornwall Council published a Climate Change Action Plan, which
states the following commitments in relation to the role of planning and
development:…."Reinstating of the Zero Carbon Homes for new homes
through legislation outlining a trajectory towards the introduction net-zero
targets for all new homes and near zero-carbon for commercial buildings
at the earliest opportunity….. Require that new developments should
respect the highest standards of sustainability in every aspect (design,
drainage, green infrastructure, transport)”.
Further to the above document, a Climate Change Development Plan
document is being prepared by the council which will set out further
policies and allocations to help Cornwall meet climate change mitigation
and adaptation measures and is due to be adopted in 2021.
The emerging proposals for the Launceston Southern Growth Area
Concept Plan will be required to adhere to this changing policy context,
and in particular to refer to the Cornwall Council climate change
documents.

Meeting higher building regulations standards will require a combination
of higher levels of insulation and low carbon heating. This, for example
would mean an average new home would have a heat pump, a waste
water heat recovery system, triple glazing and minimum standards for
walls, floors and roofs that significantly limit any heat loss. Homes will
also be required to be future proofed to enable further energy efficiency
measures to ensure the path to zero carbon is achievable.
The above higher standards will apply to many of the homes proposed
within the concept plan site due to the time scales involved in site delivery.

Image 2: Goldsmith Street, Sustainable architecture and place-making :
Mikhail Riches

Building with Nature
Cornwall Council supports the Building with Nature standard and is using
it in the development of masterplans and the Council’s own development
proposals. It is expected that any scheme coming forward in the area
covered by the concept plan should be capable of achieving award of the
standard.
Building with Nature was developed to help develop successful green
infrastructure as part of comprehensive development planning and is a
recognised industry standard. It sets out five core standards to define
a green infrastructure approach to planning and development alongside
standards for design related to water, wellbeing and wildlife. They
distinguish green infrastructure from a more conventional approach of
the design and delivery of open and green space. The CORE standards
encompass the following principles and set out how a successful
scheme led by green infrastructure can be drawn together as part of a
masterplanned approach. (More detail and guidance in relation to Building
with Nature can be found in the technical version of this Concept Plan).
Image 3: Maximising solar gain
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Integrated net zero concept plan approach

•

Green infrastructure is resilient to climate change and enhances
environmental quality. Ensures that green infrastructure is resilient to
climate change, and opportunities for shade provision, carbon storage,
improved soil and air quality, and reduced noise and light pollution are
maximised.

•

Provision is made for long-term management and maintenance of
green infrastructure. Ensures that adequate provision is made for how
green infrastructure will be managed and maintained including the
responsibility for these activities and their funding.

In order to ensure that future proofing can be integrated into the concept
plan the following principles and parameters will be included;
Transport & Land Use :
•

A public transport (bus) route with Real Time Passenger Information
(RTPI) will be integrated and provided through the site to allow for bus
stops with walking distances of no more than 400m.

•

A network of streets, paths and cycleways designed to provide
excellent connectivity for pedestrians and cyclists, to reduce car travel
use, will be a priority.

•

The integration of electric points for cars and cycles in the streets and
in proposed housing/ garages to meet future demand (quantity to be
confirmed by CC highways during any pre-application discussions.)

•

Pedestrian and cycle priority

•

Creating mixed use developments with integrated employment/ leisure
and living to minimise the need for vehicular travel.

•

The creation of strong sustainable transport linkages into the town to
encourage the use of local facilities and ensure a more resilient and
sustainable town centre.

The standards may be accessed at: Open Space, Biodiversity &
Drainage :

•

•

•

Green infrastructure forms a multifunctional network, operating at a
landscape scale. Ensures that individual features form and contribute
to a multifunctional network of green infrastructure operating at a
landscape scale.
Green infrastructure reflects and enhances the character of the
local environment. Ensures that the green infrastructure reflects the
character of the local environment and positively contributes to local
identity, landscape character and vernacular, and a sense of place.

Image 4: Electric car/cycle charging points

http://publications.naturalengland.org.uk/publication/5850908674228224
•

A scheme that follows the principles of and could achieve Good or
Excellent under the Building with Nature criteria.

•

A scheme that manages water use and flood prevention to the
highest and most creative, sustainable standards, creating amenity
and space for nature.

•

The ability to grow food on site, including within the open space areas.
Community orchards and allotments are proposed to encourage
children and adults to enjoy the pleasure of growing their own food
and in the process co-work and understand the natural life cycle.

•

Choosing resilient plant species and planting that help us manage
climate change (including plants that are drought and water tolerant).

Building with Nature :
•

A biodiversity net gain ( minimum 10%) in ecological habitat types
and an increase in tree planting within streets/ spaces and gardens to
support the Forest for Cornwall project. This is measured both before
and after development, according to the most up to date DEFRA
Metric.

The type, quality and function of green infrastructure responds to the
local policy context. Ensures green infrastructure effectively meets
local priorities and needs as articulated in local policy or through
consultation with local stakeholders.

Launceston Growth Area Concept Plan | Summary Document
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4.0: THE CONCEPT PLAN
4.1

The Vision

Launceston Town Council and Cornwall Council are looking to create
the conditions to enable a better quality of development coming forward
within the town. It is recognised that the communities to the south of the
A30, such as Stourscombe, are relatively isolated; so the proposed new
neighbourhoods offer an opportunity to create a more sustainable set of
neighbourhoods; ensuring appropriate community infrastructure, including
facilities for pedestrians/cyclists and public transport, employment
opportunities, and areas of high quality green infrastructure and open
space across the development.

KEY :
A: Sustainable drainage ponds running alongside brook at lower end of slope.

N: New traffic signal-controlled crossroads created at entrance to new development on
Tavistock Road with pedestrian phases on all sides. Includes modification of end of the
Stourscombe turn and new access from Lawhitton.

B: Footpath/cycleway along valley southside of the brook with bridges and boardwalks
providing connections northwards into new residential development footpath networks.

O: Priority junction for additional access into development from Tavistock road.

C: Wetland landscape enhanced for habitat value and public access.

P: Green edge to development provides landscaped corridor with pedestrian route,
following the hedgeline as part of a connected east west route. Additional landscaping

D: Public space landscaped on steeper valley side to provide a buffer to the sensitive

provided in key areas. This is a linear "park" with varied character areas and routes and is

stream corridor and to avoid development on the steepest parts of the site whilst allowing

overlooked by south facing housing set back from the green route.

paths linking to residential areas
Q: Pubic open space created on the flattest, highest area of land with the best views to
E: Existing hedgerows retained with 20m minimum green space on either side and

the southern countryside. The design and purpose of this space will depend on community

landscaped as green corridor with low level illumination to lanes or private drives alongside.

need but could include informal landscaping, space for events or more formal play/ sport
space. Adequate parking would be needed for the sports facilities, and provision of a

We want to create sustainable ‘neighbourhoods’ that represent great
places to live, in doing so:

F: Residential development arranged in perimeter blocks, to ensure housing faces outwards

•

Providing new and improved community facilities within easy reach
of new and existing residents

be integrated alongside on plot parking ( side and rear preferably) and on street.
G: Main street (refer to Figure 4) to be the focus of a fully connected street network. To

and smaller workspace development would make better use of southern sites between the

•

A design quality that reflects Launceston’s rich heritage and culture

incorporate footpaths, cycleway and to include on street parallel parking, 30mph speed

primary street and the green corridor.

•

Providing a series of connected neighbourhoods, that promote
walking and cycling; in doing so creating better links to existing
communities, so they can also benefit from new and existing facilities
within the area

from services.

•

•

Creating a network of green infrastructure that supports
biodiversity and active lifestyles. Development areas will include tree
planting and new integrated habitats whilst also retaining existing
landscape features of value.
Providing new workspace that will support the economic growth of
the town

4.2 The Concept Plan
Figure 3 shows the Concept Plan layout for the study area highlighting
different uses by colour, which should be reflected in any emerging
planning applications. The key and the associated notes, describe the
important features of the proposed development.
As a concept plan, this provides the basic "structure" of development.
There is a much finer grain of design that will be required to test the
concept plan. This refinement will ensure the final development reflects
the finer quality townscape already seen in historic Launceston and
improved quality employment, as seen in other parts of the country (refer
to exemplars in Section 7).

community hall/changing facilities building shall be provided in the same location.

on all the edges onto public streets or public spaces. Within blocks small parking courts can
R: Larger sites for employment B1 (office), B2 (industrial), B8 (storage), as part of growth
of the existing employment site. Larger footprint buildings located north of primary street

limit, access to parking courts not driveways, and street tree planting in areas protected
S: New employment sites on land east of Badash Farm with vehicle access from the east.
Smaller footprint sites due to steep slopes. Landscaped buffer on the west edge could be
H: Secondary access streets (refer to Figure 4) form main connections onto the primary

broken by some pedestrian linkages between Badash and these new employment uses.

route with 20mph speed limit, on street parallel parking, access to parking courts/on plot

Potentially allow for some other forms of commercial use as enabling development to

parking and residential driveways footpaths and some street trees.

support the delivery of employment.

I: Tertiary streets (refer to Figure 4) such as rows and lanes, with potential for on-street

T: Badash listed farmhouse and outbuildings. Surrounding fields to north and west and

parking, shared surfaces 15mph speed limit, street trees and designs to minimise traffic

treed valley to the east and south form part of the important setting. Potential to use

speed and optimise pedestrian priority. These may be private drives and should include

ancillary buildings for mixed use

access for service vehicles unless they can be achieved from secondary streets.
U: Scarne listed farmhouse and outbuildings. Retain & enhance the enclosed small field
J: Crossing of valley to be achieved with a bridge to permit water course and wildlife

and orchard to the south as a community orchard. Upgrade the road link to allow for a

corridor and pedestrian paths to pass underneath and protect the sensitive existing

footpath to the District Centre. This will require careful detailing to avoid significant adverse

stream corridor. Limited embankment may be used on approach to bridge. Pedestrian

effects on Scarne Farm.

footpaths and cycleways and sensitive lighting should be included in bridge as part of a
comprehensive high-quality design, since this will be a major feature of the development.

V: Hurdon listed farmhouse and outbuildings. Screened by trees to the south.

J1: Potential for a future/ long term bridge link over the Valley. Further detailed assessment

W: New access street turns north along a widened Landlake Road to connect to Link road.

required to minimise harm on Badash Farm.

(Alternatively the new street can run parallel to Landlake road allowing a section to be
retained as hedge-lined footpath). To be agreed following a detail appraisal as part of any

K: Pedestrian path network to provide access to routes in valley bottom from residential

emerging masterplan.

development above. Fully accessible routes to be incorporated where possible.
X: New gateway features/ entrance to the town on Tavistock Road will signal the change
L: Option to create small landscaped green, parking and location for shop with apartments

from open countryside to urban setting, and assist in slowing traffic speeds.

above as placemaking initiative at gateway to development.
Y : New local centre with potential for some neighbourhood facilities which could include
M: Buildings providing positive frontage and avenue tree planting on Tavistock Road

local shops, Public House, café/ restaurants/ takeaways, community building etc

incorporating new pedestrian/cycleway linking to the west. Any level changes can be taken
up by a low stone hedgebank alongside the road.

Z: New Primary School (within permitted Hay Common development) with excellent
pedestrian and cycle connectivity.

8
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Note: The study area includes small parcels of land outside the DPD boundary
that are considered to be important in providing an appropriate response to
development around the historic, listed buildings of Badash Farm. The Allocations
DPD contains a windfall policy which references small-scale rounding off and infill,
which allows proposals to be considered on their merits. These areas are shown
with a red hatch. More detail of the proposal around Badash Farm is included in the
Technical Document - Figure 29.
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Figure 3: Concept Master Plan
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4.3

Supporting Local Infrastructure

Critical to the sustainable development of the new neighbourhoods will
be: the ability to deliver services and facilities for the new (and existing)
residents, whilst linking to and upgrading existing infrastructure.
•

Education: The existing planned two form entry primary school will
be built within walking distance of the new neighbourhoods. Plus
investigations are underway to understand expansion options at
Launceston College.

•

Healthcare: The expansion of the existing Launceston Medical Centre
is underway. The need for any further health facilities as a result of the
new development area will continue to be explored.

•

Transport: Create a network of routes for pedestrians and cyclists,
including new and improved recreational routes through the
development and into new east-west ‘main street’ through the
development, which will provide an alternative to the A30 for short trips;
as well as provide an opportunity to create a new bus route with Real
Time Passenger Information (RTPI), which will enable a better quality
service for new and existing residents.

•

Pedestrian & Cycle links: Creating a network of routes for pedestrians
and cyclists is a priority, providing new/ improved recreational routes
through the development and out into the countryside, as well as links
to the new and existing employment sites, primary school, the retail
park, etc.

•

Parks & Play areas: Create new parks, youth/childrens and toddler
play areas that are linked to the pedestrian/ cycle network, so both new
and existing residents can make use of them.

•

Sports: Provide new sport pitches and changing facilities that new and
existing residents can utilise.

•

Drainage: Provide swales and attenuation ponds based upon SuDs
best practice to ensure the new development does not create any
flooding issues. These will also enhance biodiversity and be an
ecological asset.

•

Sustainable Development : All proposals (commercial, leisure, retail,
education and residential) should be future proofed to allow for
energy efficiency, sustainable transport, inclusive design and meet the
requirements and policies within the Cornwall Local Plan 2010-2030
and the Cornwall Design Guide and any emerging policies related to
the climate change emergency.

Image 5: New primary school

Image 7: New main street and connected street network

Image 6: New community sports provision

Image 8: New employment space integrated positively into the townscape

Image 9: Example of a Local Centre/ Neighbourhood centre at Poundbury, Dorset providing a small shop and associated local services
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(Potential future Link)
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Figure 4: Street network

Figure 5: Neighbourhood centre

4.4

4.5

Movement & Connections

Figure 4 shows an indicative street network and
hierarchy that any scheme is expected to deliver. The
main principles are that;
•

•

There is a "Main Street" that provides a link from
Tavistock Road to the Link Road. This must be
designed as a 30mph (maximum) street, with
enough room for buses to pass, dedicated cycle
lanes, on street car parking and street tree planting
and positive building frontages along its length.
A secondary and tertiary street network should
provide the ability for looped routes and
connections into surrounding existing developments
rather than cul-de-sacs. This will help provide a
more connected town for pedestrians and cyclists.

•

New development should create a network of
routes for pedestrians and cyclists, by providing
new/ improved recreational routes through the
development and out into the countryside; as well
as links to the new and existing employment sites,
primary schools, retail park, existing residential
areas and the town centre area to the north

Neighbourhood Centre

Figure 5 shows the indicative location of a new
neighbourhood centre located within the south east of
the site.
•

The local centre would provide a central point within
the new development similar to a village centre.
(refer to Image 1 : Poundbury Local centre)

•

As an example facilities could include a local shop,
café, dentist, offices, public house, restaurants,
takeaways, creche etc.

•

Development around the local centre would be
of a higher density than outlying areas within the
development.

•

There will be a change in character in the design of
the Main Street within the local centre to create a
square/ focal space

Launceston Growth Area Concept Plan | Summary Document
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( refer to exapmles opposite.

4.6

Green Infrastructure

Figure 6 shows the main distribution of open space across the site:
The Concept Plan has incorporated and followed the BWN (Building
with Nature) criteria. Applicants should seek BWN accreditation when
progressing more detailed plans for the site. Guidance from a high
level BWN review of the Concept Plan which has been undertaken
by an independent BWN assessor and can be found in the Hayle
Growth Area Concept Plan: Technical paper. The text highlights how
the concept Plan has addressed the BWN criteria and which aspects
of green infrastructure more detailed proposals will need to focus on
and address in seeking BWN accreditation.
The Concept Plan Technical document can be accessed on Cornwall
Councils website. The Building with Nature standards can be access here:
https://www.buildingwithnature.org.uk

•

Green infrastructure proposals should be developed using the
principles set out in the The "Building for Nature" criteria and checklist
and should apply to coherent network throughout the development
area.

•

Scheme proposals will carry out detailed ecology audits and surveys
to identify the important ecological features. All existing landscape
features are of value. Whilst some hedgerow removal will be necessary
in order to accommodate future development parcels this should
be limited to that necessary and the valley parks, streets, wildlife
corridors and urban small parks should be seen as mitigation features
to replace, augment and reinforce the biodiversity. This will include
significant tree and native shrub planting and the creation of new
hedgebanks. This could help count towards the required biodiversity a
net gain of at least 10% of hedgebanks and ecological features across
the site. Comprehensive development planning is therefore essential.

Image 10: Natural play facilities in an eco-valley park and new play areas

The new development area provides the opportunity to enable the
provision of a significant "valley park" for the town, that includes access
from surrounding neighbourhoods, and would include natural play facilities,
drainage ponds and swales, footpaths and improved biodiversity.
Providing high quality Green Infrastructure throughout the new
development is a key aim in creating a new neighbourhood which is
an attractive place to live, work and play. Areas of multi-use Green
Infrastructure have multiple benefits from improving biodiversity; improving
sustainable drainage; and encouraging walking, cycling and a healthy
lifestyle.
Figure 6 shows an indicative green infrastructure and open space strategy
for the concept plan. The main features include:
•

The potential for a significant new Valley Park in the east of the area
that provides access from surrounding neighbourhoods.

•

The inclusion of a southern boundary linear park that provides the
ability for residents and visitors to walk around the entire development,
linking into new off-site footpath walks into both the wider countryside
and the existing development areas.

•

The provision of new sports facilities on the southern boundary,
located on the flatter ground. These would need to provide changing
rooms, MUGA (Multi-Use Games Area & Skate park) and facilities
for community use. Parking will also require consideration.'The
Sports England Active Design checklist will be considered against all
emerging proposals. Further discussions regarding the intensification
of the existing Launceston College sports pitches and dual use
provision will also need to be continued.

•

Appropriate facilities will be required e.g. dog bins/litter bins/signage/
play areas for youth/ children and toddlers with good accessibility etc.

•

Allotments, community orchards and growing areas will be included in
any emerging masterplan with good accessibility to residential areas.

12
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Image 11: Community orchards and growing areas
Image 12: Hillside country park

Image 13: The creation of wildlife corridors : Sherford

Image 14: Sustainable urban drainage systems in parklands

Open space strategy including landscape, ecology, footpaths
and cycle routes
Community sports
Potential intensification of off site pitches to all weather pitches
Community parks

- Valley Park & Southern Park

Urban parks & green spaces
Wildlife corridor - utilising retained hedgerows & tree cover
Neighbourhood square
Indicative SuDS
Bridleway/ cycleway and connections to surrounding areas
Footpaths & connections to surrounding areas
Play area (NEAPs- natural play)
Allotments/ growing areas
Community orchard
Informal walks with connections from adjacent residential areas
600m radius

play space integrated into CC emerging concept plan
Valley Park
Badash Green
Scarne Park

Southern Park

Southern Park

Changing facilities. Include MUGA ( skate park)

Figure 6: Green Infrastructure strategy
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( refer to exapmles opposite.

4.7

Delivering Employment Space

Images of exemplar/Cornish office & employment developments

It is recognised that housing growth needs to be supported by growth in
the town’s economic opportunities. In accordance with the Site Allocations
DPD, the concept plan proposes the delivery of new office space and
industrial space, linked to Scarne Industrial Estate; in doing so, creating
a better quality edge to the industrial area, which is an appropriate
‘neighbour’ to the adjacent housing.
•

The employment sites will offer an opportunity for inward
investment, as well as existing businesses to grow. Furthermore,
it offers an opportunity for industrial uses to relocate from Newport
Industrial Estate, in doing so, taking HGVs away from the constrained
town centre and improve air quality.

•

The area is one of the few relatively flat areas in Launceston, which
is suited for delivery of employment space. In the very long term the
development area could provide a significant amount of new high
quality employment space for office, light industrial or storage &
distribution uses, with an aspiration for higher quality space, reflecting
the areas edge of settlement location and character.

Image 15: Sensitive employment buildings near Badash ( Bath- Nick
Shipp Architects.)

Image 16: St Austell Print Works, ALA Architects

Image 17: Commercial / industrial developments (Redruth)

Image 18: Hayle Foundry : Stride Treglown Architects

Image 19: Filwood Green Stride Treglown Architects
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Residential

Mixed use

Commercial predominantly B1 (office)

Commercial predominantly B2 (industrial)

Illustrative View 1 : Looking at the employment areas near Hurdon Farm
Launceston Growth Area Concept Plan | Summary Document
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( refer to exapmles opposite.

5.0 CREATING BETTER TOWNSCAPE
One of the main criticisms of the recent planning applications south
of the A30 has related to the poor architectural and townscape quality
and character, together with the lack of a ‘context led’ approach to the
design.
To ensure that the ‘sense of place’ is reinforced, all applications
should demonstrate how they respond to and reflect the historic
townscape character of Launceston, which is summarised below.

5.1

The making of Launceston

Built on two hills either side of the Kensey River valley close to the
lowest historic crossing point of the River Tamar, Launceston has
occupied an important site both defensively and as the gateway into
Cornwall. Its roles as the capital of Cornwall from the Middle Ages
until 1835, the home of the Assizes and an important local market
have all shaped its development.

Image 20: Variety of materials, Tower Street, Launceston town centre

Image 23: Medieval street pattern in Market Street, Launceston

The contrasting roles and locational requirements of a market and a
defensive castle, as well as the attractions of the valley in between
those functions, resulted in the creation of three distinct boroughs –
St Stephens; Launceston (Dunheved); and Newport respectively.
During the nineteenth century the town’s importance as a centre for
administration and commerce continued to develop, and the arrival
of the railway heralded the beginnings of a nascent tourist industry.
Despite losing the Assizes to Bodmin in 1835 and the market finally
closing in the 1990s Launceston is still an important local centre.
Launceston’s history and geographical location have created a town
with a strong, locally distinctive character including:
•

•
•
•
•

Image 21: Building enclose and define space, Broad Street, Launceston Image 24: Buildings respond to topography, Broad Street, Launceston

The castle and historic town centres that incorporates
historic buildings from a variety of periods, and in a range of
architectural styles and materials;
A striking natural setting with dramatic topography and striking
vistas;
A surviving medieval street pattern;
Carefully planned suburban streets; and
Characterful areas of historic open space embedded within the
urban setting.

Image 22: Variety of scales, massing and materials, Broad Street,
Launceston
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Image 25: Surburban character in Dunheved Road, Launceston

( refer to exapmles opposite.

5.2

Townscape

Broad Character Guidance
The Cornwall and Scilly Urban Survey: Historic Characterisation for
Regeneration Study for Launceston, 2005, includes a set of principles
for regeneration that have been derived directly from the analysis of
the character of the town including:
•
•
•
•
•

Respect for the fundamental importance of Launceston’s natural
setting and topography;
Recognition of the superior quality and particular distinctiveness of
Launceston’s historic environment;
Commitment to achieving comparable quality and character in new
buildings and evolving townscapes;
Promoting a continuing diversity of functions and activities in the
town; and
Respect for the different character areas within the town and a
commitment to acknowledging and reinforcing the urban hierarchy
and diversity they represent.

Image 26: Variety of materials, Southgate Street, Launceston

Image 29: Buildings respond to topography, St Thomas Hill, Launceston

Image 27: Variety of materials, St Stephens Hill, Launceston

Image 30: Variety of materials, Scarne Court

Image 28: Response to topography, St Stephens Hill, Launceston

Image 31: Simple two-storey terraced houses, West Bridge Road,
Launceston

The characterisation study also identified a set of key themes for
regeneration and conservation that are directly relevant to Launceston
and its character.
For large-scale, new development within Launceston these principles
and themes can be the prompt for the following design guidelines:
•
•
•

•

•
•

The importance of development responding directly to its setting,
topography and inter-relationship with the wider landscape;
Awareness of key views into, out of, and within the new development;
The scope for different areas of the new development to establish
their own distinctive character and identity, which should be
derived, in part at least, from the differing environmental character
and context of the sites;
The importance of local distinctiveness in new-built development,
based on the forms, massing, materials, textures and colours
that relate to the area, interpreted in a contemporary manner,
appropriate to the 21st century;
Use of local materials, construction techniques and skills; and
Creating mixed-use developments with a diversity of uses, functions
and activities.

Launceston Growth Area Concept Plan | Summary Document
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( refer to exapmles opposite.

5.3

Townscape Guidance

Detail Character Guidance
Additional principles and guidelines that should be applied to new
development, which retain and reinforce Launceston’s character
include:
•

Creating a variety of building typologies and development densities
that reflect and enhance the grain of the existing town and help to
create a range of streetscapes – for example:

1.
2.
3.
4.
5.

Small houses on terraced streets;
Larger houses on terraced streets;
Semi-detached villas on larger plots;
Detached houses in leafy suburbs; and
Mixed use (shops / offices / houses / apartments etc) streets in the
local centre;

•

Using materials and architectural details that can be found in the
town eg render, brick, stone and slate;

•

Creating character areas that respond to their context ( historical,
landscape, land use etc).

•

For rendered buildings, a colour palette that reflects the subtle
palette within the town;

•

For contemporary designs, ensuring that they also respond directly
to the town’s character;

•

Incorporating a variety of techniques to respond to the steep
level changes, such as: stepped buildings up the slopes; raised
pavements; and split-level buildings;

•

Providing a variety of storey heights from small 2 storey terraces,
taller 2 storey terraces and houses, 2.5 storey terraces and paired
villas with rooms in the roof and 3 storey focal buildings at important
junctions and nodes; and

•

Integrated streets and land uses with, for example, high quality
offices and industrial units within the street scape.

In advance of any planning applications, a Design Code for the
site(s) will be required which will form the basis of any future
planning application(s). This must ensure that there is a consistent
and integrated approach to the development as a whole and that
piecemeal or uncoordinated parcels of development are avoided.
This document provides the first steps to make this happen, but
must be reinforced and backed up by future, more detailed design
work.
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Image 32: Variety of materials, St Thomas Hill, Launceston

Image 35: 2 storey houses in St Thomas Hill, Launceston

Image 33: 2 storey houses in St Stephens Hill, Launceston

Image 36: Simple terraced houses, West Bridge Road, Launceston

Image 34: Larger double fronted villas, Dunheved Road, Launceston

Image 37: Gable-ended terraced villas, Dunvheved Road, Launceston

Examples of contemporary but contextual housing that respond to the existing "sense of place".

Image 38: Alexander Road, Residential Apartments; Lavigne Lonsdale

Image 40: Contextual Houses; FCB Architects

Image 39: Alexander Road, Residential Mews Housing; Lavigne Lonsdale

Image 41: Contextual housing, Tregunnel Hill
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6.0 KEY PRINCIPLES CHECKLIST
The concept plan and associated parameter plans provide a framework for development of the site. However, it is very important that the design and technical teams for the individual parcels of development that are
brought forward are consistent with the core principles and aspirations for the site.
The principles that are integral with the concept plan and the parameter plans should be taken into account for all development within the site.
The following key principles provide a checklist that summarises the guidance provided in the concept plan technical document as a whole. Further plans and guidelines are set out within the Technical Concept plan
document, which should be referred to alongside this Summary document.

•
•
•
•
•
•

General Guidance Documents:
All schemes should comply with the Cornwall Design Guide and Street scape Design Guide ( https://www.cornwall.gov.uk/designguide).
All schemes should take into account the Climate Change Action Plan published by Cornwall Council.
All schemes should incorporate Sport England Active Design principles, verified through cross-reference with the Active Design checklist, where applicable.
All schemes should conform to the Building with Nature Standards, verified through the Building with Nature checklist, where applicable.
All schemes should conform to the Open Space Strategy for larger Towns in Cornwall, July 2014
All schemes should take into account the guidance and principles Of Secured by Design ( www.securedbydesign.com)

•
•
•
•

Layout:
Residential development to be in perimeter blocks providing frontage and surveillance into streets and public spaces. Rear fences onto streets and green spaces will be avoided.
Cul-de-sac should be avoided where possible.
Large expanses of ‘dead’ frontage, with limited or no surveillance, will be avoided on public facing streets.
The use of industrial fencing will be avoided on public facing streets.

•

Land Use:
Density of residential development will vary across the site. Development on Main Street should have higher densities with lower densities at the edges.

•
•
•
•
•
•
•
•

•
•

•
•
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Access and Movement:
The Main Street will have a varied character along its length that is derived from the inter-relationship with buildings and their respective uses. Enclosure of space by buildings should define the character, not a
linear, uniform highway corridor.
High quality pedestrian and cycle provision and connectivity will be provided as a priority. Pedestrian and cycle routes should be over-looked by streets with active frontages.
On-street, parallel parking to be incorporated within all streets in the hierarchy.
A mix of car parking strategies should be used including on-street, on-plot (to the side or rear) and small parking courts.
Parking provision should reflect Cornwall Council parking standards. E-charging points will be provided in the street and private housing areas. Car clubs will be encouraged.
Connectivity of the street and path networks for pedestrian and cyclists should be included both within the proposed layout and into the surrounding existing street networ, to provide good accessibility to existing
facilities.
All dwellings should be within 400 metres of a bus stop, which are to be located along the Main Street.
Cycle and pedestrian movement is to be encouraged and should be inherent in any street scape designs for the site.

Green Infrastructure:
Existing hedgerows should be retained, where possible and, if removed (to allow for sensible and connected street patterns) should be mitigated through transplanting and the creation of new hedgebanks with a net
gain (10% minimum increase) of landscape habitat within the concept plan.
Youth, childrens and toddler play areas should be located close to dwellings to allow for greater over-looking and natural surveillance in accordance with Fields in Trust/ CC Open Space Strategy guidance on size
and content.
Townscape:
The design of building form, massing, materials, colour and architectural details should be derived from an understanding and appreciation of the local context and historic character of Launceston. This should reflect
the variety and character that is evident in the existing town.
It is important that there is a consistency and integration of character between different developers schemes. The creation of character areas that respond to the landscape and historical context is a very important
consideration and should inform the architectural and place-making language at the next stage of detail design. The Design Code for the site as a whole and for individual developments, should be formulated to
ensure this co-ordination and consistency.
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