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1 Introduction 

 Purpose 
1.1 This retail assessment has been prepared by RPS Planning and Development on behalf of 

Asda Stores Ltd, to accompany a planning application for the redevelopment of Hayle Rugby 
Football Club’s ground at Memorial Park, Marsh Lane in Hayle, Cornwall. 

1.2 The application seeks full planning permission for the demolition of all existing structures and 
the erection of a mixed-use development comprising an Asda foodstore; petrol filling station 
and eight Class B1 business units, with associated car parking and servicing arrangements.  It 
will be a conventional Asda foodstore, albeit smaller than their average format, which will sell 
the normal range of food and non-food products associated with a store of this kind. 

1.3 This report is intended to assist Cornwall County Council in its determination of the application 
and has been prepared in accordance with the requirements set out in ‘Planning Policy 
Statement 4: Planning for Sustainable Economic Growth’.  It seeks to evaluate the proposed 
foodstore against national and local retail planning policies and to consider the retail 
justification and the implications of the proposed development on established trading patterns 
and the vitality and viability of designated town centres. 

 Site Description 
1.4 The application site is Hayle Rugby Club’s ground at Memorial Park, which comprises of 

several pitches (the main pitch and a training field); a clubhouse building and hard surfaced 
areas used for car parking.  The site is located on the eastern edge of the built up area to the 
north east of Hayle’s two small town centres and the historic harbour, and it adjoins the A30 
trunk road that runs down through Cornwall, through Camborn/Pool/Redruth situated to the 
north of Hayle, and on to Penzance on the south coast. 

1.5 The application site extends to 3.93 hectares and is bounded to the west by the A30 and the 
main urban area of Hayle.  Immediately to the north is the West Cornwall Shopping Park, an 
established retail destination within the town, while to the east is Hayle Industrial Park which 
contains a number of car dealerships adjoining the application site.  To the south is a small 
area of trees, beyond which lies Nanpusker Road, the railway line and then open countryside. 

1.6 The site is accessed off Marsh Lane, which runs off the A30 Loggans Moor roundabout down 
past the West Cornwall Shopping Park, the application site and the Hayle Industrial Park, and 
on to the village of Angarrack to the east. 

1.7 The application site must be considered to be ‘out-of-centre’ for the purposes of PPS4 national 
retail policy, but it is immediately adjacent to the West Cornwall Shopping Park, which is one of 
the main retail destinations in Hayle. 
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 The Proposed Development 
1.8 The application seeks full planning permission for the development of eight Class B1 

employment units totalling 1573sq m, together with a Class A1 foodstore of 5531sq m gross 
with ancillary petrol filling station.  Separate surface level car parks are proposed for each 
element of the development, with 381 spaces provided for the foodstore (including 19 disabled 
spaces) and 61 spaces for the employment units (including 9 disabled).  The foodstore will 
provide approximately 2787sq m of sales floorspace of which 70% (1951sq m) will be given 
over to convenience goods and 30% (836sq m) to comparison goods. 

1.9 The development will be accessed off the existing Marsh Lane roundabout, which serves the 
rugby ground and the West Cornwall Shopping Park.  A new access road will run south from 
that roundabout, along the rear of properties on the adjoining industrial park, to the new 
employment units that will be situated on the southern end of the site.  The Asda foodstore will 
be located on the northern end, with a pedestrian link to be provided through into the adjacent 
West Cornwall Shopping Park. 
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2 Planning Policy 

2.1 In this section the retail planning policies of relevance to the consideration of the application 
are reviewed. 

2.2 Section 70 of the Town and Country Planning Act 1990 states that in dealing with an 
application for planning permission the local planning authority shall have regard to the provisions of 
the development plan, with Section 38(6) of the Planning and Compulsory Purchase Act 2004 
then saying that the determination must be made in accordance with the plan unless material 
considerations indicate otherwise.  The statutory development plan used to comprise Regional 
Planning Guidance, Structure and Local Plans (or within a unitary authority a Unitary 
Development Plan), however the Planning and Compulsory Purchase Act 2004 reformed the 
plan making process within England, replacing the three-tiered system with a two-tier system 
of Regional Spatial Strategies (RSS’s) and Local Development Frameworks (LDF’s). 

2.3 Following the general election the new Secretary of State advised that it is the coalition 
government’s intention to abolish Regional Spatial Strategies and that limited weight should 
now be accorded to them.  Subsequent to that a written statement was issued on 6th July 2010 
stating that regional strategies were being revoked with immediate effect, under s79(6) of the 
Local Democracy Economic Development and Construction Act 2009.  As a consequence the 
Government’s position would appear to be that the South West Regional Spatial Strategy no 
longer forms part of the Cornwall Development Plan.  However while RSS’s have supposedly 
been revoked, primary legislation is still needed to abolish them; moreover we understand that 
a legal challenge has also been issued in the High Court over the Secretary of States’ 
revocation.  Therefore whether the South West RSS is still part of the development plan is 
open to question.  However notwithstanding that, its policies may still be material 
considerations for the purposes of development control.  

2.4 Prior to the 2004 Act the statutory Development Plan covering this area of Cornwall comprised 
the ‘Penwith District Local Plan’ and the ‘Cornwall Structure Plan’.  Under the new system both 
of these plans are to be superseded by a new Local Development Plan.  However until that is 
adopted certain policies in both remain in force, having been ‘saved’ by Directions issued by 
the Secretary of State. 

2.5 Other material considerations comprise national planning policy statements, in particular 
PPS4; the emerging Regional Spatial Strategy for the South West; the Penwith Retail Study 
produced for the Council in 2007; the emerging LDP and the now discontinued draft Hayle 
Area Action Plan. 

 The Development Plan 

Regional Planning Guidance for the South West (RPG10) September 2001 

2.6 Until the approval of the final version of the new RSS the approved Regional Planning 
Guidance for the South West (RPG 10) remains the statutory document with which 
Development Plans need to conform. 
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2.7 The vision for RPG 10 is developing the region, in a sustainable way, as a national and 
European region of quality and diversity, where the quality of life for residents, the business 
community and visitors will be maintained and enhanced. 

 

2.8 Policy EC6 relates to Town Centres and Retailing and states: 

 
“Local authorities in their development plans and other agencies in their plans, policies 
and programmes should: 

 
• Encourage town centre developments of an appropriate scale in the market towns 

and larger settlements elsewhere in the region in keeping with their size and function; 
• Ensure that such development is located where it will contribute to the regeneration 

and environmental improvement of town centres, can help to reduce the need to 
travel and encourage journeys by modes other than the private car; 

• Ensure that the vitality and viability of existing centres, including suburban centres, is 
protected and enhanced, notably by assessing the need for new development and by 
applying the sequential approach in PPG6 to site selection for new retail and leisure 
developments; 

• Ensure that such development is located where it can help to reduce the need to 
travel, encourage journeys by modes other than the private car and contribute to the 
regeneration and environmental improvement of town centres;” 

 

2.9 Notwithstanding the above policy, the RPG does not identify a retail hierarchy and no specific 
mention is made of the various town centres within this context. 

The Draft Regional Spatial Strategy for the South West 2006 – 2026  

2.10 The Regional Spatial Strategy for the South West (RSS) is presently being prepared to replace 
RPG10.  It is intended to set the regional context for planning in the South West up to 2026 
and a draft version was published in June 2006.  The draft RSS was submitted to the 
Secretary of State in 2006 and was subject to an Examination in Public (EiP), which ran from 
April to July 2007.  The panel of independent Inspectors produced their report containing 
recommendations for changes in December 2007 and the Secretary of State for Communities 
and Local Government published Proposed Changes to the Draft RSS in July 2008: a 12-week 
consultation then ran until 24th October 2008.  The responses were being considered when the 
RSS was revoked by the new coalition government. 

2.11 Policies SD1 to SD4 provide the overall context for the draft RSS, aiming to make future 
development and lifestyle choices in the region more sustainable.  These Strategic 
Sustainability Policies lead to a Spatial Strategy for the region which is intended to provide the 
most sustainable way of dealing with change and pressure for development, while addressing 
some of the region’s major challenges.  The core strategy for the region is essentially 
concerned with addressing the expected high levels of growth in the most effective and 
sustainable way, by concentrating most new development at a number of key regionally and 
sub-regionally significant centres and then more locally at service centres identified in Local 
Development Documents (LDD).   
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2.12 Policy CSS (The Core Spatial Strategy) states that across the region provision will be made to 
meet identified housing and community needs, improve connectivity, accessibility and the 
functional efficiency of places, and to enhance economic prosperity within environmental limits. 
In order to accommodate and manage growth in the most sustainable way, most new 
development will be provided for at the Strategically Significant Cities and Towns (SSCTs) with 
provision for more limited development at market and coastal towns and smaller towns and 
villages where this will increase self-containment and promote stronger local communities and 
better meet the needs of the settlement and the surrounding area. 

2.13 Hayle is not identified as a SSCT and the Proposed Changes to the RSS do not identify 
individual market and coastal towns or smaller towns and villages, instead providing criteria to 
aid their identification by individual authorities within Local Development Documents. 

2.14 Development Policy B now relates to undefined Market and Coastal Towns (MCTs).  The 
policy sets out criteria which settlements should meet in order to qualify as MCTs such that the 
towns will be those where; there is an existing concentration of business and employment and 
a realistic potential for employment opportunities to be enhanced, there are shopping, cultural, 
faith, educational, health and public services that meet the needs of the settlement and the 
surrounding area, and there are sustainable transport modes that can be maintained or 
developed to meet identified community needs in the settlement and surrounding area.  In 
MCTs provision will be made for housing, employment, shopping and other services that 
increase their self-containment and enhance their roles as service centres.  

2.15 Policy ES1 (Sustainable Economic Prosperity) states that Local Authorities should (inter alia); 
guide investment to locations where it will have maximum benefit and reduce the need to 
travel. 

2.16 Paragraph 8.4.10 indicates that growth in towns identified through Development Policy B 
should help maintain their retail and service role relative to the major regional centres and help 
avoid a greater concentration of these facilities at larger places.  Policy TC1 confirms that the 
scale of new investment in retail and other facilities within town centres should take account of 
changing patterns of behaviour and future levels of population growth. 

2.17 The proposed development accords with the key retail objectives of the emerging RSS, in that 
it seeks to meet a clear need for retail floorspace provision in Hayle.  This assessment 
demonstrates that there are no sequentially preferable sites, and that the proposed 
development will not harm the vitality or viability of either of the centres in Hayle 

Cornwall Structure Plan (September 2004)  

2.18 As stated previously, the saved policies contained within this Plan remain in force until such 
time as it is formally replaced by the new RSS for the South West. 

2.19 Policy 1 outlines the principles for sustainable development.  These seek to ensure that 
development is compatible with (amongst other things); the regeneration of towns and villages 
in meeting the needs of their population and surrounding area, conservation of Cornwall’s 
character and distinctiveness, the prudent use of resources, a reduction in the need to travel 
and, access for all to employment, housing and services and facilities. 
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2.20 Policy 14 relates to town centres and retailing and states that retail, office and leisure 
development should be located in or adjoining town centres.  Elsewhere, such development 
should be limited to circumstances where particular needs could not reasonably be expected 
to be met in or adjoining town centres, having taken account of the existing provision available 
and further development opportunities.  In the case of retailing, it will be important to assess 
the capacity of the centre as a whole to meet future needs, rather than its ability to 
accommodate a particular retailer or form of development.  In terms of criteria, development 
should not be harmful to the vitality and viability of existing centres, locations should be well 
integrated with towns where the impact on travel patterns would be unlikely to lead to 
increased car usage, and consideration should be given to the potential role of the retail and 
other commercial development in the physical and economic regeneration of urban areas. 

2.21 The supporting text confirms that retailing offers significant employment benefits and that the 
Plan’s strategic themes relating to accessibility to goods and services and consolidating the 
settlement hierarchy are particularly relevant to shopping provision.  To meet the Plan’s 
objectives, policies seek to encourage the highest level of shopping provision in each 
settlement, consistent with its potential shopping role and its catchment population.  In this 
context the Plan states that defining a rigid retail hierarchy is not considered appropriate given 
the similarities in scale and function of many of Cornwall’s towns; in addition it may 
unnecessarily constrain the ability of centres to adjust to changing opportunities and needs 
(paragraph 87). 

2.22 Section 2 of the Structure Plan contains the County’s Spatial Strategy.  Within this, Policy 16 
requires that development should be focused on the Strategic Urban Centres but that the role 
and function of other main towns and local centres will be supported to meet the needs of their 
population and surrounding areas.  Paragraph 97 states that a measure of sustainability is how 
self-contained places are in terms of serving the needs of their resident population with such 
needs including jobs, homes, education, facilities, services and shops. 

2.23 Policy 25 relates to Other Main Towns and Local Centres and requires development to be in, 
or well integrated with, the built-up areas, and to support the role and function of centres in 
meeting the needs of their own populations and surrounding areas to reduce the need to 
travel. Hayle is identified as a Main Town which plays an important role for shopping, 
employment, community facilities and as a leisure and tourist destination, and has the capacity 
to meet the needs of its surrounding area as well as its own population (paragraph 139). 

Penwith District Local Plan (February 2004) 

2.24 The Local Plan remains in force with the vast majority of the policies contained within it having 
been ‘saved’ beyond September 2007 by direction from the Secretary of State. 

2.25 Hayle is one of the three main towns in the former district and along with the other main towns 
of Penzance/Newlyn and St Ives accounts for about half of the total population.  The local plan 
strategy includes strengthening the local economy and providing for housing and other 
development in ways that are sustainable and meet the needs of the community as a whole, 
with new development being focussed on the three main urban areas.  This approach to the 
spatial strategy is set out in Policy ST-1. 
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2.26 The Plan states that Hayle has shopping centres at Foundry and Copperhouse that provide 
valuable local services.  Foundry contains banks, the railway station and some shops, while 
Copperhouse has a wider range of retail outlets and includes the main supermarket.  Both 
centres are within a designated conservation area. 

2.27 Policy TV-16 relates to retail development and states that:  

“Major retail, office, entertainment, leisure or community developments should be located 
in the town centres of Penzance, St Ives and Hayle, where the greatest benefits to the 
community can be provided in terms of: 

 
i. Accessibility, without the use of the private car, to a significant proportion of the 

population; and 
ii. Contribution to the vitality and viability of the town centres. 

 
Proposals for edge-of-centre sites will only be permitted where the development cannot 
be accommodated within the town centre.  Development on out-of-centre sites will not be 
permitted unless all potential town centre and edge-of-centre options have been 
demonstrated to be unsuitable.  In examining these options, flexibility will be required 
about the format, design and scale of the development in relation to local circumstances”. 

 

2.28 Policy TV-17 relates to out-of-centre development and states that: 

“Proposals for shopping facilities other than those acceptable through Policy TV-20 [local 
convenience shopping], will not be permitted on an edge-of-centre or out-of-centre sites 
unless: 

i)   The sequential test in Policy TV-16 has been met; 

ii)  There is a need for the development that cannot be met in the town centre, and 

iii) They would not be likely to lead to a significant reduction in the range of retailing 
in any town centre or adversely affect the vitality or viability of any town centre. 

In addition, all proposals must: 

iv) Be readily and conveniently accessible by alternative means of transport to the 
private car; 

v) Be compatible with surrounding land uses, and 

vi) Not materially affect the viability of village or neighbourhood shops. 

Where a subsequent change in the retail character of a development would be likely to 
harm the vitality and viability of existing town centres, conditions will be imposed or a 
planning obligation sought to limit such changes. 

2.29 The only significant retail allocation in the town is in the harbour area, where an area of land at 
South Quay/Foundry Yard, North Quay and East Quay is allocated under Proposal TV-D for 
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mixed uses within Classes A1/A2/A3/B1/B2/B8/C1/C3/D1 and D2.  The policy requires, inter 
alia, that any A1 retail uses should be closely integrated with the adjacent (Foundry) town 
centre in terms of location, orientation and pedestrian movement.  Since the Plan was adopted 
ING (Red) UK Ltd have been granted outline planning permission on the site for a 
comprehensive mixed-use development including up to 13198sq m of food, drink and retail 
space: the retail impact assessment submitted with the application is clear that the A1 retail 
elements of the development will be small scale unit shops and that only 929sq m net will be 
given over to convenience goods.  A superstore does not form part of the approved 
masterplan. 

 Emerging Cornwall Local Development Framework 
2.30 As stated above, the Planning and Compulsory Purchase Act 2004 fundamentally changed the 

Development Plan system and Local Development Frameworks (LDFs) are now proposed to 
replace the former system of Structure Plans and Local Plans.  LDFs are to be made up of a 
number of Local Development Documents (LDDs) some of which will have Development Plan 
status and will be known as Development Plan Documents (DPDs), with others replacing 
Supplementary Planning Guidance and known as Supplementary Planning Documents 
(SPDs). 

2.31 Prior to Cornwall becoming a Unitary Authority in April 2009 a number of the former districts 
had already commenced work on a number of new DPDs, these being Area Action Plans for 
Hayle; Truro & Threemilestone and Camborn-Pool-Illogan-Redruth.  Post-unification the new 
Authority resolved to continue with the latter two plans, together with further DPDs covering 
minerals; travelling communities and affordable housing, and a county-wide Core Strategy.  
However in respect of the Hayle AAP, while an initial issues and option paper had been 
published in January 2008, after the change to a unitary authority the new Council decided to 
cease work on the Plan.  The Council have stated that additional Local Development 
Documents may be produced once capacity and resources become available, including one to 
address the needs of Hayle, although at present the approved Local Development Scheme 
includes no timetable for this. 

Core Strategy 

2.32 The former Penwith District Council had published a Penwith Core Strategy Preferred Options 
paper in January 2008.  That document, in reaction to responses received on an initial Issues 
and Options consultation, proposed to concentrate major development in Penzance/Newlyn 
and Hayle.  However following the formation of the new Cornwall Council work ceased on that 
DPD and has switched to preparing a new county-wide Core Strategy that is programmed for 
publication in July 2011. 

2.33 The initial Issues and Options consultation for the new Core Strategy is expected later this 
year, but a number of topic-based issue papers have been prepared by officers to help identify 
the key spatial planning issues to be addressed in the draft DPD, including one on ‘Retail and 
Town Centres’ (Draft Version 2 – June 2010).  This identifies a number of background 
documents that will inform the Core Strategy, including the Penwith Retail Study 2007 and a 
new county-wide Cornwall Retail Study that has been commissioned by the new Council.  The 
Paper suggests the Council should assess the level of need for new development in 
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settlements; increase consumer choice; adopt a sequential approach to locating new 
development; focus on qualitative need and impact.  A network of centres is to be defined and 
where necessary sites identified for development. 

2.34 From the information currently available the main spatial planning issues identified in the retail 
issue paper are: 

Issue R1 – the Core Strategy should define the roles of settlements with regard to 
retailing and town centre uses, the extent of town centre boundaries and ‘Prime 
Shopping Areas’ and identify a strategy for the management and growth of centres; 

Issue R2 – explore ways in which the Core Strategy can best support village facilities 
and local service centres. 

 National Planning Policy 

Planning Policy Statement 1: Delivering Sustainable Development 

2.35 PPS1 sets out the overarching planning policies on the delivery of sustainable development 
through the planning system, with paragraph 4 stating that the Government’s four aims are: 

• social progress which recognises the need of everyone; 

• effective protection of the environment; 

• the prudent use if natural resources; 

• the maintenance of high and stable levels of economic growth and employment. 

2.36 These aims are to be pursued in an integrated way through a sustainable, innovative and 
productive economy that delivers high levels of employment, and a just society that promotes 
social inclusion, sustainable communities and personal well being, in ways that protect and 
enhance the physical environment and optimise resource and energy use. 

2.37 Paragraph 5 goes on to say that planning should facilitate and promote sustainable and 
inclusive patterns of development by, inter alia, making suitable land available for development 
in line with economic, social and environmental objectives to improves people’s quality of life; 
contributing to sustainable development and ensuring that development supports existing 
communities and contributes to the creation of safe, sustainable, liveable and mixed 
communities with good access to jobs and key services for all members of the community.  

2.38 Paragraph 14 states that the Government is committed to developing strong, vibrant and 
sustainable communities and to promoting community cohesion in both urban and rural areas. 
 That means meeting the diverse needs of all people in existing and future communities, 
promoting personal well-being, social cohesion and inclusion and creating equal opportunity 
for all citizens.  Paragraph 23 says that to promote a strong economy Local Planning 
Authorities should, inter alia, ensure locations are available for the retail sector and provide for 
more choice and competition so that the economy can prosper.  At the same time they should 
recognise that all “local economies are subject to change; planning authorities should be 
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sensitive to these changes and the implications for development and growth”.  They are 
encouraged to actively promote appropriate development and to identify opportunities for 
future investment to deliver economic objectives. 

2.39 Paragraph 27 states that Local Planning Authorities should seek to provide improved access 
for all to shops by ensuring that development is located where everyone can have access to 
facilities on foot, bicycle or public transport thereby promoting more sustainable patterns of 
development. 

Planning Policy Statement 4; Planning for Sustainable Economic Growth 

2.40 ‘Planning Policy Statement 4: Planning for Sustainable Economic Growth’ (PPS4) was 
published in December 2009 and in relation to retailing it replaced ‘PPS6: Planning for Town 
Centres’. 

2.41 It should be noted that the policies in both the Cornwall Structure Plan and the Penwith District 
Local Plan were prepared in the light of the previous guidance in PPS6, which required a 
demonstration of the need for additional out-of-centre retail development.  New PPS4 no 
longer requires such a need to be explicitly shown, instead concentrating on the sequential 
approach to site selection and an assessment of potential impact. 

2.42 PPS4 provides guidance not only concerning retail development, but other town centre related 
developments including office and leisure developments.  The guidance therefore not only 
supersedes PPS6 but also PPG4: Industrial, Commercial Development and Small Firms 
(1992); PPG5: Simplified Planning Zones (1992); and sections within PPS7: Sustainable 
Development in Rural Areas (YEAR) and PPG13: Transport (YEAR). 

2.43 When publishing PPS4, the Government simultaneously issued ‘Practice Guidance on need, 
impact and the sequential approach’. 

2.44 PPS4 continues the Government’s objective of ‘town centres first’.  Whilst the general 
emphasis of PPS4 builds upon the familiar themes of previous guidance, there are some 
important differences.  The most significant changes involve the removal of the ‘need’ test and 
introduction of a more detailed and wide-ranging impact test. 

2.45 The document makes some important comments regarding ‘economic development’ (which 
includes retail) such as “planning applications that secure sustainable economic growth should 
be treated favourably”. 

2.46 The Government’s objectives for prosperous economies and sustainable economic 
development are to: 

 Build prosperous communities by improving the economic performance of cities, towns, 
regions, sub-regions and local areas both urban and rural; 

 Reduce the gap in economic growth rates between regions, promoting regeneration and 
tackling deprivation; 

 Deliver more sustainable patterns of development, reduce the need to travel, especially 
by car and respond to climate change; 
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 Promote the vitality and viability of town centres and others including: 

o New economic growth and development of main town centre uses to be focused 
in existing centres, with the aim of offering a wide range of services to 
communities in an attractive and safe environment and remedying deficiencies 
in provision in areas with poor access to facilities 

o Competition between retailers and enhanced consumer choice through the 
provision of innovative and efficient shopping, leisure, tourism and local services 
in town centres, which allow genuine choice to meet the needs of the entire 
community (particularly socially excluded groups). 

o The historic, archaeological and architectural heritage of centres to be 
conserved and, where appropriate enhanced to provide a sense of place and a 
focus for the community and civic activity. 

 Raise the quality of life and the environment in rural areas by promoting thriving, 
inclusive and locally distinctive rural communities whilst continuing to protect the open 
countryside for the benefit of all. 

2.47 Policy EC10 relates to the determination of planning applications and states at 10.1 that “local 
planning authorities should adopt a positive and constructive approach towards planning 
applications for economic development.  Planning applications that secure sustainable 
economic growth should be treated favourably”.  At 10.2 it states that all economic 
development applications should be assessed against a series of impact considerations. 
These are: 

• CO2 reduction; 

• Accessibility by a choice of means of transport; 

• Quality of design; 

• Regeneration impacts; 

• Local employment impacts 

2.48 Policy EC14 highlights the need for impact assessments to be prepared for proposals in 
excess of 2,500 sq m, and for such assessments to “focus in particular” on the first five years 
after implementation of a proposal.  The supporting text advises that in advance of 
development plans being revised to accord with the new guidance, an assessment of impact 
will also be required for development below 2,500sq m where the site is out-of-centre and not 
allocated in an up-to-date development plan. 

2.49 Policy EC15 states a requirement for proposals which are not within a centre and not in 
accordance with the development plan to provide evidence of compliance with the sequential 
approach.  In considering any submitted sequential assessments the policy states LPAs 
should: 

a) Ensure that sites are assessed for their availability, suitability and viability; 
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b) Ensure that all in-centre options have been thoroughly assessed before less central 
sites are considered; 

c) Ensure that where it has been demonstrated that there are no tonw centre sites to 
accommodate a proposed development, preference is given to edge-of-centre 
locations that are well connected to the centre by means of easy pedestrian access; 

d) Ensure that in considering sites in or on the edge of existing centres, developers and 
operators have demonstrated flexibility in terms of: 

i. Scale: reducing the floorspace of their development; 

ii. Format: more innovative site layouts and store configurations such as multi-
storey developments with smaller footprints; 

iii. Car parking provision: reduced or re-configured car parking areas; and 

iv. The scope for disaggregating specific parts of a retail or leisure development, 
including those which are part of a group of retail or leisure units, onto 
separate, sequentially preferable, sites.  However LPAs should not seek 
arbitrary sub-division of proposals. 

2.50 Policy EC16 sets out the relevant criteria against which impact should be assessed.  These 
are: 

• Impact on existing, committed and planned investment in existing centres 

• Impact on town centre vitality and viability 

• Impact on the delivery of allocated sites outside of town centres 

• Impact on wider trading patterns 

• Scale of the proposal within the retail hierarchy 

• Locally important impacts identified in LDFs 

2.51 Policy EC17.1a highlights that a failure to comply with the sequential test is reason enough to 
refuse planning consent, but in respect of impact considerations refusal should only occur 
where there is “clear evidence that the proposal is likely to lead to significant adverse impacts” 
taking account of the “cumulative effect of recent permissions, developments under 
construction and completed developments”. 

2.52 Where no significant adverse impacts have been identified, Policy EC17.2 highlights the need 
for a balancing exercise between the benefits and dis-benefits of new proposals.  Policy EC18 
relates to car parking standards and gives greater flexibility to local authorities to consider local 
parking requirements.  Policy EC19 highlights how conditions may be used to mitigate the 
impact of new proposals. 
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2.53 It should be noted that while a demonstration of the need for a proposed development is no 
longer mandatory when submitting a planning application, an LPA is still required to consider 
the issue when preparing their Local Development Plan.  In that respect, Policy EC1.4 of PPS4 
states that they should, in deprived areas that lack access to a range of services and facilities, 
give additional weight to meeting these qualitative deficiencies; and also take into account the 
degree to which existing shops may be overtrading and whether there is a need to increase 
competition and retail mix.  In this regard, the Council’s own consultants have identified a 
significant leakage of convenience goods expenditure from Hayle and a public demand for 
improved shopping provision (Penwith Retail Study 2007). 

Planning Policy Guidance Note 13: Transport 

2.54 PPG13 was published in March 2001 and states that one of the Government’s key planning 
objectives is to ensure that shopping facilities are accessible by public transport, walking, and 
cycling.  This is important for all, but especially for those who do not have regular use of a car 
and to promote social inclusion.  In developing their overall strategy local authorities are told 
they should locate day to day facilities that need to be near their clients (which include 
convenience stores) in local and rural service centres, and adopt measures to ensure safe and 
easy access, particularly by walking and cycling. 

2.55 The guidance aims to influence the scale, location, design, density and mix of land use types 
in order to reduce the need to travel and encourage the use of more sustainable methods of 
transport, such as public transport and cycling. 

2.56 At paragraph 75 walking is acknowledged as the most important mode of travel at the local 
level, with the ability to replace short car trips for distances under two kilometres.  It confirms 
that carefully planned new developments within existing urban areas can help reduce the need 
for travel by car, by increasing the number of people who can easily walk to shops, jobs, 
leisure and other facilities including public transport interchanges. 

2.57 The policy objective of reducing the need to travel is particularly germane to Hayle, as 
evidence has shown that a large proportion of local residents are currently travelling to other 
centres in order to undertake their main food shopping.  The proposed Asda would address 
this leakage and reduce vehicle mileage. 

 Other Material Considerations 

Penwith Retail Study 

2.58 The Penwith Retail Study was produced for the former Penwith District Council by GVA 
Grimley in December 2007, to provide background to the production of their new Local 
Development Plan and to assist in the determination of planning applications.  Until the 
publication of the new Cornwall Retail Study (also being produced by GVA Grimley) it 
comprises the Council’s most up to date evidence base for the area. 

2.59 The study provided a health check of existing retail centres and utilised the results of a 
household survey to assess existing expenditure patterns and the capacity/need for additional 
retail floorspace.  In respect of Hayle, the study identified a reasonably wide range of retail and 
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service facilities in the town, although the total number was still less than one third of the total 
in Penzance Town Centre.  40% of all units were occupied by comparison retailers and almost 
40% by service uses; at 7.4% the vacancy rate was well below the national average of 11.7%. 
 Provision was seen to be dominated by local independent operators.  Copperhouse was seen 
to be the commercial heart of the town and contains the existing Co-op supermarket, with 
Foundry forming a secondary commercial area.  Overall the study did not highlight any 
significant weaknesses in Hayle’s vitality and viability, but did note that the two centres were 
under-performing compared to other nearby centres. 

2.60 In relation to existing shopping patterns the household survey conducted for the study 
indicated that Hayle was only able to retain one quarter of main food shopping trips from the 
local area and around half of top-up food trips.  This indicated significant levels of leakage to 
stores in Camborne, Pool, Redruth and Penzance, which it noted was consistent with the level 
and type of provision that is currently available in Hayle, which is limited to the medium sized 
Co-op and Lidl stores.  It was therefore concluded that there was both a qualitative and 
quantitative case for improving convenience provision in the town. 

2.61 Similarly, the study identified that the existing comparison provision is inadequate to retain a 
significant amount of trips: only 10% of local expenditure was being retained in Hayle, although 
that may have increased slightly since the M&S store established a settled trading pattern. 

2.62 Overall the study identified substantial leakage of expenditure from Hayle, for both 
convenience and comparison goods, and a strong public desire to see improved provision. 

2.63 Grimleys considered that an increase in Hayle’s market share was both realistic and 
achievable and suggested an indicative capacity for an additional 1750sq m net convenience 
space by 2021 and up to 4000sq m net of additional comparison space. 

2.64 In terms of the best location for any new development, Grimleys considered 13 different sites, 
including the application site at Hayle Rugby Club.  Not surprisingly they considered that the 
harbourside area, part of which adjoins the Foundry town centre and which is already allocated 
for development in the Local Plan, was the most appropriate location. 

Draft Hayle Area Action Plan - Issues and Options Paper (January 2008) 

2.65 The Hayle AAP Issues and Options Paper was published in January 2008 and a Responses to 
Public Consultation/Progression of AAP document was subsequently produced in July 2008.  
However it comprised only a preliminary consultation to try and identify the key issues facing 
Hayle and the opportunities and options for regeneration, and was never taken forward to 
provide detailed proposals and policies.  The application site was identified as a location to be 
considered for redevelopment (Site H32) and was indicated to be part greenfield and part 
brownfield land and unallocated in the Penwith Local Plan. 

2.66 In relation to town centres and shopping, the Issues and Options Paper was informed by the 
Penwith Retail Study (December 2007) and confirmed that the two existing centres in Hayle 
are relatively small with a limited range of shops and services, but with lower than average 
vacancy rates (indicating reasonable demand).  Only about a third of locally generated 
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convenience expenditure is being retained within the town and that there is a public desire to 
improve the level of shopping facilities. 

 

 

2.67 Suggested objectives for the AAP included, inter alia: 

• Accommodating a significant proportion of the housing and employment 
requirements for the [former] Penwith district; 

• Strengthening the local economy by providing, promoting and supporting 
opportunities for an appropriate range of business and tourism development; 

• To make effective and efficient use of previously developed land; 

• To ensure that as regeneration and growth progresses, Hayle ensures its viability by 
increasing its attraction and effectiveness as a vital cultural and prime shopping, 
entertainment and leisure destination that provides for the needs of the community 
and visitors through the promotion of appropriate development in suitable accessible 
locations; 

• To ensure that key elements of Hayle’s cultural and industrial heritage and natural 
environment are protected and enhanced; 

• To secure that the full potential of Hayle’s waterside environment (including the 
harbour) is recognised and secured, through its preservation and enhancement, 
accessibility improvements and the promotion of appropriate development. 

 

2.68 The Responses to Public Consultation/Progression Paper (July 2008) stated that there was 
public support for the relocation of the Rugby Club to land near the existing Football Club.  In 
relation to its suitability for retail use, compared to the other sites examined by the Penwith 
Retail Study the Rugby Club got the most frequent responses, attracting a high level of support 
for its redevelopment for retail uses. 

Conclusions on Retail Policy  
2.69 The retail policies contained within the existing Development Plan and national planning 

guidance allow retail development on out-of-centre sites subject to there being no sequentially 
preferable alternatives and no adverse impact on existing centres.  However, emerging Local 
Development Framework documents confirm that Hayle suffers from a restricted retail offer 
resulting in leakage of expenditure from the town.  Accordingly, a step change in retail 
provision is recommended.  For the reasons set out in the subsequent sections of the report it 
is evident that the proposed development will facilitate this step change, addressing the need 
for a new foodstore in Hayle to recapture expenditure that is currently leaking away to other 
centres.  
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3 Evaluation of PPS4 Compliance 

 Introduction 
3.1 The previous section summarised the policy tests for retail development introduced by PPS4. 

This section sets out the relevant PPS4 policies in detail, and undertakes a critical evaluation 
of the application proposal against these policies, with reference where appropriate to the 
Practice Guidance which supports PPS4. 

3.2 The PPS4 ‘tests’ can be grouped into three sections, and are dealt with separately in this 
section: 

i) Policy EC15 – ‘The Sequential Approach Test’ 

ii) Policy EC16 – ‘The Retail Impact Test’ 

iii) Policy EC10 – ‘The Economic Development Test’ 

 The Sequential Approach Test (Policy EC15) 
3.3 Since the application site is not allocated for retail uses within the Development Plan and 

comprises an out-of-centre location, a sequential assessment is required.  In undertaking such 
an assessment it is necessary to consider the scale and character of development being 
proposed, which must be sufficient to meet any identified need, as well as the catchment area 
the store is intended to serve.  In this respect the requirement here is for a store of sufficient 
size that it will be capable of meeting not just the day-to-day top-up shopping needs of local 
residents, but also for their main food shopping.  In order to persuade people that they can and 
should shop locally instead of driving out to superstores outside Hayle it will be necessary to 
provide a new store capable of providing not only for bulk main food shopping but also the 
complementary non-food offers that customers now expect in large modern foodstores.  It 
must also be capable of competing with existing superstores in surrounding towns, which 
include the Tesco Extra in Pool which provides 5265sq m net sales area; Morrison in Pool 
which has 2806sq m net; Morrison in Penzance which has 2657sq m net and Tesco in 
Penzance which has 2266sq m.  At 2787sq m net Asda have sought to keep the store as small 
as possible while still allowing it to compete effectively. 

3.4 Having regard to the above, this application proposes the construction of a 2787 m net 
superstore, with the necessary ancillary servicing and customer car parking and a petrol filling 
station, and is intended to serve a primary catchment area that includes Zones 2 &3 on the 
plan enclosed as Appendix 1 - the 2787sq m net figure comprises all the sales area to which 
the public will have access, but excludes the checkouts, space behind the checkouts, lobbies 
and customer toilets. 

3.5 The sequential approach to site selection set out in PPS4 requires the first preference to be 
sites within existing centres, followed by edge-of-centre locations and then out-of-centre ones: 
in order to satisfy the test sites must be available, suitable and viable to accommodate the 
proposed development.  
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3.6 In applying the sequential approach, developers and operators are expected to demonstrate 
flexibility in seeking to find a sequentially preferable site, and in adapting their business model 
in terms of: 

• The scale of the development 
• The format of the development 
• Car parking provision; and 
• The scope for disaggregation. 
 

3.7 The above exercise is designed to ensure that consideration is given to the possibility of fitting 
the development into more central sites by reducing the footprint of the application proposal. 
However, PPS4 states that no single retailer should be expected to split their development into 
separate sites where flexibility in terms of scale, format, car parking provision and scope for 
disaggregation has been demonstrated.  Local planning authorities are expected to take into 
account genuine difficulties that are likely to occur in operating the applicants business model. 

3.8 In applying the sequential approach, it is also critical to recognise the ‘need’ that is required to 
be met.  In the present case there is a clear quantitative and qualitative need for additional 
convenience (and comparison) goods floorspace in the PCA in order to provide a step change 
in shopping and patterns in Hayle, to reduce the substantial level of leakage of expenditure 
currently taking place.  In this context the proposed store will be required to successfully 
compete with other large stores outside the PCA that provide a retail offer comprising a 
reasonable mix of convenience and comparison goods.  

3.9 In our view the clear need is for a large supermarket which is substantially orientated to the 
sale of food, the comparison element comprising a smaller element of the floorspace that is 
typical in a store of this type and size.  We do not consider that the proposed development 
could be subdivided or radically reduced in size.  In undertaking our sequential assessment 
and evaluating sites in terms of suitability, viability and availability we have been cognisant of 
this need for a food supermarket of at least 2787sq m net with a single level car park for 
approximately 380 cars and efficient servicing and layout.  It should be noted that this is a 
smaller store than that being proposed by Sainsbury on their site at Marsh Lane. 

3.10 Taking into account the Primary Catchment Area of the proposed development, its scale and 
the identified need that it seeks to address it is not considered appropriate to assess any other 
centres located in the surrounding area, these being much smaller district or local centres.  
Accordingly, our sequential assessment concentrates on potential sites either within, or on the 
edge of, the existing centres in Hayle. 

3.11 Paragraph EC15.1 of PPS4 lists a series of criteria against which sequentially preferable sites 
must be assessed: availability, suitability and viability. 

3.12 In terms of availability, the land required to accommodate the development should be 
available within a reasonable period of time. No information is given in PPS4 over what a 
‘reasonable’ time period is, but the accompanying Practice Guidance says that it will be 
determined on the merits of the particular case, having regard to, inter alia, the urgency of the 
need.  In Hayle the need for a new foodstore was first identified in 2007 and three years later it 
remains unmet.  The town’s low market share can only decline further as a result of investment 
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in competing centres, so we believe that development is required now and it is appropriate to 
look for opportunities that are available in the relatively short term.  

3.13 In terms of suitability, the proposed development must be of a size that can accommodate a 
store that can perform a comparable function to that proposed.  Regard must also be had to 
the characteristics of sites and their context, particularly in relation to design and amenity of 
occupants of surrounding buildings, given the requirements for parking and servicing/access. 

3.14 Regarding viability, alternative sites must offer the opportunity for a store to have sufficient car 
parking/service access as a pre-requisite for the type of retailing proposed.  In addition, the 
cost of site acquisition will be an important consideration, as will design requirements. 

3.15 All the sites detailed below have been assessed in relation to the above key tests.  In addition 
to our own site assessment, regard has been had where appropriate to the Penwith Retail 
Study undertaken by GVA Grimley on behalf of the District Council in December 2007 in 
respect of its consideration of potential shopping development opportunities. 

3.16 The extent and location of the sequentially assessed sites, and the application site is shown on 
the plan at Appendix 2. 

Town Centre Sites 

3.17 The town of Hayle is served by two shopping centres, the Foundry centre and the 
Copperhouse centre.  Both are small and are located within a Conservation Area, reflecting 
their historic nature and sensitive built heritage.  Their size and character severely constrains 
their ability to accommodate a large retail development that will meet the identified need and 
our assessment of the centres has identified no sites that could be considered to be suitable, 
available and viable as a sequentially preferable alternative to the application site.  

Edge-of-Centre Sites 

3.18 Annex B to PPS4 defines edge-of-centre as locations well connected to and within easy 
walking distance of the primary shopping area. The potential for such edge-of-centre sites in 
Hayle is limited because the Copperhouse centre is constrained to the north by the mudflats 
and the Foundry Centre to the west by the harbour. In all other directions the opportunities to 
extend either centre are constrained by the relatively narrow streets and the historic character 
of many of the buildings and features within the Conservation Area.  

3.19 Notwithstanding these constraints, we have undertaken a search for potentially suitable sites 
in edge-of-centre locations.  The following paragraphs outline our findings.   

South Quay (Site 1) 

3.20 This site extends to approximately 15 hectares in total and with North Quay and East Quay 
forms the harbourside area identified for regeneration in the Local Plan.  It is recognised as 
being one of the largest brownfield sites in the region and a unique regeneration opportunity 
and is allocated under Local Plan Policy TV-D for mixed use redevelopment to include Classes 
A1-A3, B1-B8, C1, C3, D1 and D2.  
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3.21 South Quay lies on the edge of the Foundry town centre and is around 3.5ha, extending along 
a promontory out into the harbour.  While it is allocated for development in the Local Plan, it 
lies within the Cornwall and West Devon Mining Landscape World Heritage Site; a 
Conservation Area; is adjacent to a Site of Special Scientific Interest and is surrounded by 
listed buildings including the Grade 2 harbour wall.  It is therefore highly constrained in design 
terms. 

3.22 The Cornwall and West Devon Mining Landscape was inscribed on the list of World Heritage 
Sites (WHS) in 2006 and comprises a series of ten highly distinctive cultural landscapes, one 
of which is the Port of Hayle.  In proposing them for nomination as a WHS it was highlighted 
that these ten areas were “the best examples of surviving mining cultural landscapes, which 
also remain free from the adverse effects of development”.  Specifically in relation to Hayle 
(Site A2), it was noted that “the area includes the principal surviving historic fabric of the 
largest fully integrated mining port and steam engine manufacturing centre anywhere in 
Britain”.  In relation to the area around South Quay it noted that “extensive quays and wharves 
survive at Penpol, together with the tidal catchment pool at Carnsew”.  As part of their 
nomination bid a partnership of organisations, which included Penwith District and Cornwall 
County Councils, committed to a management plan that would, inter alia, conserve the WHS’ 
outstanding universal value; protect, conserve and enhance the historical authenticity, integrity 
and historic character of the Site; and promote opportunities for heritage-led regeneration (our 
emphasis).   

3.23 The commitment to protect areas inscribed on the list of World Heritage Sites has been given 
voice in DCLG Circular 07/2009, which covers the protection of World Heritage Sites.  
Paragraph 8 of this guidance states that “the universal value of a WHS indicates its importance 
as a key material planning consideration to be taken into account by the relevant authorities in 
determining planning and related applications and by the Secretary of State in determining 
cases on appeal or following call-in.  It is therefore essential that policy frameworks at all levels 
recognise the need to protect the outstanding universal value of WHSs.  The main objective 
should be the protection of each WHS through conservation and preservation of its 
outstanding universal value”.  Paragraph 15 goes on to say that it is also important to protect 
the setting of a WHS, where development can be capable of having an adverse impact on 
views to or from the Site. 

3.24 A major regeneration scheme in Hayle Harbour involving the previously-developed quays, 
supplemented by the development of nearby greenfield land between North Quay and Riviere 
Farm, was submitted by ING (Red) UK Ltd in April 2008 (planning application 08-0613).  This 
scheme involves a wide variety of land uses as envisaged by the Local Plan, including a total 
of 13,198 sq m of food and drink and retail space.  The Retail Impact Assessment that was 
submitted in support of the application (Roger Tym & Partners, July 2007) advises that the 
retail element of the proposed development amounts to around 930 sq m (net) convenience 
floorspace and around 3,890 sq m (net) of comparison floorspace that will comprise 
predominantly small units, likely to appeal to independent traders and niche multiples.  A food 
superstore was not proposed. 

3.25 Following the completion of a Section 106 agreement planning permission was issued on 29th 
June 2010.  The consent relates to a detailed masterplan that was submitted with the 
application and one of the major considerations was that the retail element of the scheme 
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should be located in close proximity to the existing shopping area at Penpol Terrace and 
Foundry Square and be of a scale and type that will be appropriate to the Hayle context: the 
intention is that the development should be of an intimate scale that will fit in with the historic 
surroundings, which for the retail element equates to smaller units geared mainly towards the 
comparison sector for use by independent traders and niche multiples.  The site lies with the 
World Heritage Site and key consultees included English Heritage and ICOMOS (the 
International Council of Monuments and Sites, who advise UNESCO): some misgivings were 
expressed over elements of the scheme (unsurprisingly given the scale of the development) 
however the wider benefits in terms of renovating and regenerating the historic harbour were 
sufficient to weigh in favour of granting planning permission.  However it is notable that when 
ING submitted a second application proposing a 3159sq m net foodstore on the South Quay 
site in December 2009, that application was withdrawn prior to determination as both the 
Council and statutory heritage consultees (including ICOMOS) made it clear they considered it 
to be inappropriate development.  In design terms a superstore on the site was considered to 
be unacceptable, the scale and mass of the building and the large area of car parking having 
an adverse impact on the historic harbour and World Heritage Site.  We understand that ING 
are preparing a revised application, however we cannot see how any superstore development 
will be able to satisfactorily address the requirement for heritage-based regeneration, since the 
footprint and mass will be out of scale with the existing historic structures that contribute to the 
WHS’s outstanding universal value. 

3.26 We do not consider that the area of the harbour site where the approved masterplan intends 
retail floorspace to be located is well suited to the provision of convenience retailing of the 
scale proposed at Hayle Rugby Club, due to potential issues with regard to servicing and 
parking, as well as the visual impact on the WHS.  The retail element of the harbour 
application is, correctly in our opinion, geared towards the provision of smaller comparison 
units the development of which can also be more suitably accommodated without detriment to 
the historic character of this area of the town.  The same can not be said of a food superstore, 
as has shown by the second ING application.  In addition, we believe that together with the 
approved scheme on the rest of the harbourside a foodstore on South Quay would generate 
substantial additional traffic and increase congestion in central Hayle to an unacceptable 
degree.  Owing to the constrained nature of the historic centre it is by no means sure that 
mitigation works could be carried out to address such congestion. 

3.27 The development of a stand alone foodstore on the South Quay area of the harbourside would 
also compromise the implementation of the already approved masterplan for the wider area.  
Accordingly, we do not consider the harbour site represents a suitable or viable alternative to 
the application site to meet the identified need. 

3.28 It should also be borne in mind that the harbour development is an extremely large scale 
proposal which took a considerable period of time to reach the outline planning stage.  The 
implementation of the scheme is going to be a long-term project which is likely to be led by the 
residential element and on this basis it is not considered that the site would be available in the 
short term to meet the need for a foodstore. 

3.29 We understand that ING are currently working up a revised application for South Quay, for a 
smaller store.  However it is noteworthy that their own Heritage and Viability Statement, which 
they submitted with their withdrawn foodstore application, assessed the viability of a number of 
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development options and concluded that a “40000sq ft (3716sq m) net foodstore represents 
the only form of development that can cover the significant enabling costs required and allow 
the development of this site to come forward”.  It is therefore difficult to see how a revised 
application for a smaller store will be viable.  ING’s conclusions on viability are also particularly 
pertinent since their consultants examined two options for a 30000sq ft (2787sq m) net store, 
the same size as that proposed by Asda on the Rugby Club, and concluded that neither would 
be financially viable on South Quay.  Accordingly, that site cannot be considered to be either 
suitable, available or viable to accommodate the proposed Asda. 

Jewsons, South Quay (Site 2) 

3.30 The Jewsons site extends to 1.3 hectares and is located to the west of the South Quay site on 
the edge of the Foundry town centre.  It is in separate ownership to Hayle Harbour and does 
not form part of ING’s proposals. 

3.31 The site is currently occupied by Jewsons and contains several warehouse buildings, open 
storage and parking and servicing areas.  The South Quay site adjoins it to the east and 
northeast; residential development to the west; Carnsew Road to the south and Carnsew Pool 
to the northwest.  While the site does not form part of the current masterplan for the harbour it 
is within the area allocated under Local Plan Policy TV-D for mixed use redevelopment.  It lies 
adjacent to the former Carnsew wharf that stretched along Carnsew Pool. 

3.32 The site lies within the Conservation Area, the World Heritage Site and contains a listed 
building, so as with South Quay there are significant design constraints.  The Penwith Retail 
Study also notes that development of this site should reflect the wider harbour proposals, and 
not impact upon them, to ensure that a comprehensive solution is provided to the regeneration 
of this important part of the town.  In that respect it is by no means certain that the site could 
be developed for a larger foodstore, with the necessary car park and access arrangements, 
without impacting on the implementation of the committed mixed-use scheme at harbourside, 
which is seen as a key regeneration project for Hayle. 

3.33 A planning application has been submitted on the Jewson site by Actoris Ltd, which proposes 
a Morrison foodstore of 1858sq m net.  However ING have highlighted that the access 
arrangement required to serve the foodstore on the Jewson site conflicts with the access 
scheme for their approved masterplan for harbourside.  The outline permission ING secured 
included approval of the access arrangements, which were not reserved for future approval, 
and ING have been clear in saying that the proposed access for the Morrison on the Jewson 
site “would entirely remove the ability for ING to access the South Quay development” 
(Planning Perspectives letter to Cornwall Council, 2nd July 2010).  Given the importance 
attached to the harbourside regeneration, and its status as a committed development, allowing 
development on an adjoining site that would compromise the more important committed 
development from coming forward would be unacceptable in planning terms, as recognised by 
the Penwith Retail Study. 

3.34 Notwithstanding the above, it is also evident from the Actoris/Morrison’s application that the 
Jewson site is not large enough to accommodate a store of the size required to compete 
effectively with the existing superstores in Camborne-Pool-Redruth and Penzance.  Since any 
new store in Hayle will be supported/justified through the clawback of the expenditure that is 
currently leaking out of the area, the store will have to be capable of providing a similar offer to 
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the superstores many local residents are currently visiting.  A store of the size proposed by 
Morrison (only 1858sq m net) would not be large enough.  Since Morrison’s average store size 
is 2707sq m net (Verdict, 2009) that suggests that they are proposing a much smaller store 
(smaller than all the stores that have been/are proposed in Hayle by ING, Sainsbury and Asda) 
not because they believe that this size of store is the most appropriate, but rather because 
their site is not big enough to accommodate a larger format. 

3.35 While the existing Jewson’s store is a large and unattractive building that contributes nothing 
to the WHS, it is highly likely that a superstore and its attendant car parking would have just as 
much, if not more, of a visual impact than the existing buildings.  The impact on the WHS 
would therefore be comparable to the superstore that was previously proposed on the 
adjoining South Quay site by ING, which was judged unacceptable by the heritage bodies. 

3.36 In terms of the Jewson site’s contribution to the WHS, it is noteworthy that a Planning 
Inspector considering an appeal (ref. APP/L0825/A/08/2084420, 8th January 2009) against the 
LPA’s refusal of planning permission for residential development on the site of 6 Carnsew 
Road, almost immediately adjacent to the Jewson site, noted that “Carnsew wharf, probably 
used for open storage and material handling, is closely associated with the listed timber store 
[which forms part of Morrison’s application site] and in my view is an essential part of its 
character.  The wharf provides the original setting for the timber store and despite the addition 
of later buildings, this relationship is still apparent”.  He went on to say that “what all this shows 
is that the very distinctive character of the area stems directly from its industrial expansion in 
the 18th and 19th centuries.  The massive industrial structures, the commercial and community 
buildings and the dwellings of that time are built from a small range of local materials, resulting 
in an integrated, harmonious and unique port town.  While the area has been neglected and to 
some extent degraded, the site lies in a sensitive location within the WHS and conservation 
area.  It seems crucial to me that, if it is to at least conserve the outstanding universal value of 
the WHS and preserve the character of the conservation area, any new development here 
should build on the town’s distinctive cultural capital”.  In refusing consent for a 4-storey 
apartment the Inspector concluded that “the building would not harmonise with its 
surroundings and it would be intrusive and out of place in views from the Plantation [a public 
park to the south of Carnsew Road] and from across the harbour.  As a result, it would not 
conserve the outstanding universal value of the WHS or preserve the character and 
appearance of the conservation area”.  The same conclusions will hold true for a large format 
retail unit and car park on the adjoining Jewson site. 

3.37 Given all the above it is not considered that this site offers a suitable or viable alternative to the 
application site. 

Foundry Site/Bookers (Site 3) 

3.38 The Foundry Site extends to a total of 1.45 hectares and is allocated in the Local Plan under 
Policy TV-E for mixed use development.  It is located to the west of the Foundry town centre, 
close to the harbour. However approximately half of the site, the formerly derelict Harvey’s 
Foundry, has been redeveloped to provide offices, workshops and live/work units.  It is 
recognised by the Penwith Retail Study that the remainder of the site, which includes the 
Bookers Cash and Carry Warehouse, could potentially include retail development but that it is 
only suitable to accommodate small scale retail use due to its limited size. 
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3.39 Notwithstanding the limited size of the site, which could not accommodate the scale of 
development being proposed by Asda, there are also additional constraints including the 
access being shared with adjacent uses; its location within the Conservation Area; proximity to 
residential properties; poor linkages; lack of main road frontage and the need to relocate 
Bookers.  It is also allocated under Policy TV-E of the Local Plan for a Heritage Centre and 
ancillary retail, so a large foodstore would be a departure from local plan policy. 

3.40 In assessing the applications by ING and Sainsbury the Council’s consultants GVA Grimley 
concluded that this site is too small to be a realistic alternative even allowing for flexibility by 
the developers.  It therefore cannot be considered to be sequentially preferable to the 
application site. 

R & J Supplies, Rear of Copper Terrace (Site 4) 

3.41 This site only extends to 0.7 hectares and is occupied by a large former industrial unit which is 
now partly in retail use.  It is located on the edge of the Copperhouse town centre, however it 
is surrounded by existing residential development and allocated for residential development in 
the Local Plan (Proposal H-G). 

3.42 The site is largely screened from the main road by existing residential properties and access to 
the site is poor and will limit the development of the site in terms of overall scale and the 
suitability of servicing arrangements.  Any development will also be required to retain historic 
features, which would impact upon the viability of a retail development.  Large format retail 
uses will also be constrained by the close proximity of existing residential premises and the 
need to ensure that the residential amenity of the occupiers of those properties is not 
compromised. 

3.43 The Penwith Retail Study assessed the site and concluded that the preferred redevelopment 
option is for residential uses, noting that the layout and location does not lend itself well to 
retail uses, although some small scale retail uses might be appropriate.  Large format retail 
was clearly not considered suitable.  In auditing the planning application submitted by 
Sainsbury at Marsh Lane GVA Grimley also ruled out the RJ Supplies site as an alternative 
site for a large foodstore. 

3.44 Having regard to the above, this site cannot be considered to be a suitable or viable alternative 
to the application site.  It is also still in use and its future development would therefore be 
dependent upon the relocation of the existing business, meaning its availability is also in doubt. 

Out-of-Centre Sites 

3.45 The above assessments confirm that there are no realistic potential sites either within or on th 
edge of the existing town centres.  On this basis we have considered whether there are any 
out-of-centre sites that could be considered to be suitable alternatives to the application site.  
Whilst we have undertaken this exercise to ensure that our approach is as robust as possible it 
should be recognised that the presence of another out-of-centre site, even if it is potentially 
available, suitable and viable, does not necessarily represent a sequentially preferable 
alternative to the application site. 
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3.46 When out-of-centre sites are being assessed their ability to co-locate with existing retail 
facilities is an important consideration, since the ability to undertake linked trips can reduce the 
need to travel.  In this context it should be noted that the application site is located immediately 
to the south of the West Cornwall Shopping Park and the proposed development will 
incorporate a dedicated pedestrian footpath link between the two developments. 

Perfex Works, Rear of Madison Terrace – Beatrice Terrace (Site 5) 

3.47 This site extends to 1.34 hectares and is occupied by a large industrial unit.  It is however 
surrounded by existing residential development and is allocated for residential development in 
the Local Plan (Proposal H-F). 

3.48 The Local Plan describes the site as ‘An existing industrial site in a predominantly residential 
area …. could be developed for housing if the present use ceased or was relocated.  The site 
would be suitable for a high density development, in view of its location and surrounding 
densities, and could provide approximately 70 dwellings.  It is considered unlikely that the site 
will become available before the period 2006-2011.  Whilst the present buildings were 
constructed within the last thirty years the site includes remnants of Hayle’s industrial history, 
for example, the characteristic boundary walls.  Redevelopment proposals should provide, 
therefore, for historical site investigations to be carried out and for the retention of such 
distinctive features.’   

3.49 The site is largely screened from the main road by the existing properties along Madison 
Terrace and access to the site is inadequate with a poor highway layout between the site and 
the main road. 

3.50 We consider that residential use of the site in accordance with its allocation in the Local Plan is 
the most suitable use for the land.  In addition to the valuable contribution a high density 
residential development could make to the brownfield land bank, we note that development of 
the site will be required to retain historic features, a requirement that could impact upon the 
viability of any retail development.  Furthermore, although currently occupied by a commercial 
development, any new development proposals for the site for retail use will be constrained by 
the close proximity of existing residential premises and the need to ensure that the residential 
amenity of the occupiers of those properties is not compromised. 

3.51 Having regard to the limited size of the site in comparison to the application site and the issues 
outlined above, it is not considered that the site is a suitable or viable alternative to the 
application site to meet the identified retail need.  Furthermore, it is currently in active use and 
its future development will be dependent upon the relocation of the existing business.  
Accordingly, it is not considered that the site is available to meet the identified need in the 
short term. 

Loggans Moor (Site 6) 

3.52 This is a greenfield site located on the northern side of the A30 roundabout extending to 4.8 
hectares in area.  It is bounded by Loggans Mill (a listed building) and Lidl to the west, 
residential properties to the north and further undeveloped greenfield land to the east.   

3.53 The Penwith Retail Study confirms that there is currently no direct access to this site from the 
A30 and that any such access would require the consent of the Highways Agency.  
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3.54 The site is also located within a flood risk area, and national policy on development and flood 
risk contained in PPS25 requires a sequential approach to site selection to be adopted, 
directing development away from such areas to better locations such as the application site 
(which is not in a flood zone).  The site would also require extensive ground works in order to 
accommodate a superstore and car park, as well as the diversion of an overhead power line 
that crosses the site. 

3.55 Both the Penwith Retail Study and the draft Hayle AAP identified Loggans Moor as a potential 
development site, but both concluded it was not a preferred location for retail development.  
Subsequent to that, GVA Grimley in their advice to the Council on Sainsbury’s first planning 
application accepted that Loggans Moor was not sequentially preferable. 

Marsh Lane North (Site 7) 

3.56 This is a greenfield site located to the north of Marsh Lane extending to 10.51 hectares in 
area. The West Cornwall Retail Park is located to the west of the site on the opposite side of 
Marsh Lane, while open fields bound the site to the northeast and the A30 roundabout is 
located to the northwest.  It is currently the subject of a planning application by Sainsbury for a 
3042sq m net foodstore, and earlier application having been withdrawn. 

3.57 The ability of the site to accommodate a superstore development is agreed.  However the 
question is whether such a development would be preferable to the Asda development on the 
rugby ground, which is only a short distance to the west.  In that respect, the key 
considerations are as follows: 

• The Marsh Lane North site lies within a flood risk area, whereas the rugby club site 
does not. 

• The Marsh Lane North site is greenfield land/open space and includes part of a 
designated County Wildlife Site.  The rugby club is surrounded by existing 
development and effectively comprises brownfield land, and it’s development will have 
no effect on any nature conservation interests. 

• The proposed Asda on the rugby club will be closer to the existing West Cornwall 
Shopping Park and provide much greater potential for linked shopping trips.  The Asda 
incorporates a direct pedestrian link while a store on the Marsh Lane North site would 
be further away and separated from the Shopping Park by the road (Marsh Lane). 

3.58 Having regard to national planning policy in PPS25, siting a foodstore on the Marsh Lane 
North site would be clearly unacceptable given the rugby club is also available, suitable and is 
outside the flood risk zone. 

3.59 Given the greenfield nature of the site, the potential impact on the County Wildlife Site; the 
conflict with national planning policies in PPS25 and the inferior linkage with the existing 
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shopping park when compared to the proposed Asda on the rugby club, the Marsh Lane North 
site cannot be considered to be a suitable, available or viable alternative to the application site. 

 

Sequential Assessment Conclusions 

3.60 Given the above, we consider that it is evident that there are no sequentially preferable sites 
that are suitable, available and viable to accommodate the proposed Asda store.  Accordingly 
the development satisfies national and local planning policies in respect of the sequential 
approach to site selection. 

 The Impact Test (Policy EC16) 
3.61 Policy EC16 of PPS4 identifies the main impact considerations arising from proposals for town 

centre/retail proposals which are not in a centre or in accordance with the development plan. 
They are: 

a) The impact of the proposal on existing, committed and planned public and private 
investment in a centre or centres in the catchment area of the proposal. 

b) The impact of the proposal on town centre vitality and viability, including local 
consumer choice and the range and quality of the comparison and convenience retail 
offer. 

c) The impact of the proposal on allocated sites outside town centres being developed in 
accordance with the development plan. 

d) In the context of a retail or leisure proposal, the impact of the proposal on in-centre 
trade/turnover and on trade in the wider area, taking account of current and future 
consumer expenditure capacity in the catchment area up to five years from the time 
the application is made, and where applicable, on the rural economy. 

e) If located in or on the edge of a town centre, whether the proposal is of an appropriate 
scale (in terms of gross floorspace) in relation to the size of the centre and its role in 
the hierarchy of centres. 

f) Any locally important impacts on centres under policy EC3.1e. 

3.62 Policy EC14.4 states that an assessment addressing the impacts of policy EC16 is required for 
retail developments over 2,500 sqm gross floor space or in excess of any local floorspace 
threshold set by the regional or local planning authorities (a requirement put on them by policy 
EC3.1d) that is not in an existing centre and not in accordance with an up to date development 
plan.  The application involves a store of 5,531 sq m gross at a location outside a defined 
centre and therefore an impact assessment is mandatory. 

3.63 The impact criteria in Policy EC16.1 are considered in turn below. 
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The Impact of the Proposal on Existing, Committed and Planned Public and 

Private Investment in a Centre or Centres in the Catchment Area of the Proposal 

3.64 For the purposes of our quantitative assessment we have adopted the same study area 
utilised in the Penwith Retail Study (GVA Grimley, December 2007): this is shown on the plan 
at Appendix 1 and is divided in to eight separate zones made up of the following postcode 
sectors: 

Zone 1: TR18 2, TR18 3, TR18 4, TR18 5, TR20 8 

Zone 2: TR26 1, TR26 2, TR26 3 

Zone 3: TR27 4, TR27 5, TR276 

Zone 4: TR13 9, TR17 0, TR20 9 

Zone 5: TR14 0, TR14 7, TR14 8, TR14 9 

Zone 6: TR19 6, TR19 7 

Zone 7: TR12 6, TR12 7, TR13 0, TR13 8 

Zone 8: TR3 7, TR4 8, TR15 1, TR15 2, TR15 3, TR16 4, TR16 5, TR16 6 

3.65 The Primary Catchment Area (PCA) from which the proposed Asda is expected to draw the 
majority of its turnover has been taken to comprise Zone 2 (St Ives) and Zone 3 (Hayle).  This 
is the same PCA adopted for the foodstore applications previously submitted in Hayle by ING 
(at South Quay); Sainsbury (at Marsh Lane) and Actoris (at Carnsew Road) and the Council 
have indicated that they consider it to be appropriate. 

3.66 For the purposes of PPS4 the designated centres within the PCA comprise St Ives Town 
Centre and the Foundry and Copperhouse centres in Hayle.  In relation to St Ives, the Penwith 
Retail Study identifies it as one of the most poplar tourist destinations in Cornwall, which is 
reflected in the level and range of uses present in the town centre, where the number of units 
and total level of retail and commercial floorspace is well above the level that would be 
expected for a town of such a size.  Overall the Study concluded that St Ives is a very healthy 
centre that has increased its financial performance and attractiveness through an increasing 
appeal to the tourism industry.  We do not expect that to change as during and following on 
from the economic recession people have increasingly switched from holidaying abroad to 
holidaying in the UK, and Cornwall is one of the most popular domestic holiday destinations in 
the UK and in turn St Ives one of the most popular destinations in Cornwall.  The Study 
considered there might be scope to increase local expenditure retention for comparison goods 
(the town’s existing turnover being significantly boosted by tourist spending) but the lack of 
available sites within and around the historic centre led GVA Grimley to conclude that 
promoting a revised market share approach would not be realistic; similarly they 
recommended a constant market share be adopted for convenience goods as well.  
Accordingly, the Study saw no over-riding need for additional retail floorspace in St Ives, which 
accords with the adopted Local Plan which anticipated no significant increase in retail 
floorspace within St Ives. 

Proposed Asda: Marsh Lane, Hayle 27 RPS Planning & Development  



Retail Assessment  

3.67 In line with the above, we are not aware of any public or private sector-led retail development 
proposals within St Ives Town Centre, or any outstanding retail commitments, that could be 
effected by the development of a new foodstore in Hayle. 

3.68 In relation to Hayle, the Penwith Retail Study recommended the development of a new 
foodstore and a number of planning applications have been submitted on sites at Marsh Lane 
(by Sainsbury) and Carnsew Road (by Actoris/Wm Morrison); a third application for a stand-
alone foodstore at South Quay was also submitted by ING but later withdrawn, although we 
understand that a revised application is being prepared.  None of those three proposals 
comprise existing commitments, and although they do constitute planned private investments 
none of the sites in question are within either of the two defined town centres: Sainsbury’s 
Marsh Lane site is out-of-centre and both the Jewson’s site at Carnsew Road and the ING’s 
site at South Quay are located on the edge of, but outside, the boundary of the Foundry Town 
Centre.  Any impact from the proposed Asda on any of those three developments is therefore 
not material in terms of this criteria of Policy EC16.1, since it would not be impact on planned 
investment in a centre. 

3.69 Notwithstanding the above, impact on Sainsbury’s application at Marsh Lane is clearly not 
material since their site is inferior in planning terms to Asda’s application site, both in relation to 
the sequential approach (Asda’s development providing better linkage with the existing 
shopping park); flood risk and impact on open space/ecology.  In relation to the Actoris 
application at Carnsew Road, that is proposing a size of store that would be insufficient to 
meet the identified need and there are also concerns over the traffic implications; the impact 
on the committed development at Harbourside and on the character of the WHS.  In relation to 
ING’s proposal at South Quay, as noted in paragraphs 3.20-3.29 above, their foodstore 
application was withdrawn following objections from the Council and statutory consultees 
relating to, inter alia, the impact on the World Heritage Site and the wider regeneration scheme 
that has already been approved for the Harbourside area.  In effect the principle of a big-box 
retail unit with substantial surface level car parking was perceived to be unacceptable in the 
context of the historic harbour and its World Heritage Site designation.  We do not believe that 
such fundamental concerns are capable of being satisfactorily addressed and as such that 
South Quay does not provide a realistic location in planning terms for a new superstore. 

3.70 In fact the only committed regeneration scheme within Hayle is ING (Red) UK Ltd’s 
comprehensive redevelopment proposed for land in and around the harbour, including the 
South Quay site.  An outline planning application was submitted in April 2008 for a mixed use 
development incorporating retail space; business space; residential; general industrial; storage 
and distribution; creation of a marina and commercial harbour and associated access works.  
The retail element was made up of small shops units (including 930sq m net of convenience 
goods floorspace) that are intended to appeal to local independent operators.  Following 
extensive consultations and the completion of a legal agreement planning permission was 
granted on 29th June 2010. 

3.71 This committed development does not include land within the town centre, however it does 
form a key part of the Council’s plans to regenerate Hayle.  ING have stated that the economic 
downturn has delayed the implementation of this development; however notwithstanding that, 
it is evident that the provision of an Asda superstore on the rugby club site should not 
prejudice the ability of ING to bring this commitment forward, since their development 
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comprises a wide mix of uses none of which includes a large foodstore.  In comparison, the 
development of a new superstore on either of the sequentially superior South Quay or Jewson 
sites would directly impact on the implementation of the approved masterplan for the 
harbourside area. 

3.72 In conclusion, the proposed Asda is not expected to have any adverse impact on any planned 
or committed development within a defined town centre.  The only committed development of 
any note in Hayle is ING’s proposal at harbourside, on the edge of the Foundry centre, and the 
proposed Asda would not prejudice that development.  In contrast the development of a 
superstore on either the South Quay or Jewson site, both of which are technically sequentially 
superior the rugby club site, would impact on the implementation of the approved masterplan 
for harbourside. 

The Impact of the Proposal on Town Centre Vitality and Viability, Including 

Local Consumer Choice and the Range and Quality of the Comparison and 

Convenience Retail Offer 

3.73 The effect of the proposed store on existing trading patterns, and hence the impact on existing 
shops/centres, has been modelled and is detailed in the statistical tables enclosed at Appendix 
3.  The details of the quantitative assessment are set out below. 

Turnover of Existing Food Stores 

3.74 As detailed in paragraph 3.64 our study area is the same as that adopted in the Penwith Retail 
Study and is split into eight zones defined using postcode sectors.  These have formed the 
basis of several household shopping surveys the most recent of which is one conducted by 
NEMS for Sainsbury in May 2009.  Since that survey provides the most up to date information 
on existing shopping patterns within the area we have utilised it in our analysis. 

3.75 Table 2 at Appendix 3 details the resident population within each of the eight zones of the 
study area.  These are made up of figures for each post code sector derived from Experian 
Business Strategies. 

3.76 Tables 3A details the growth in per capita spending on convenience goods within each zone.  
The 2008 baseline figures have been obtained from Experian and have then been projected 
forward using the forecast growth rates from Experian’s ‘Retail Planner Briefing Note 7.1’ 
(published in August 2009).  No deduction has been made to allow for special forms of trading 
(ie non-store spending) since that is allowed for in the market share analysis in later tables.  All 
figures are expressed in 2008 prices. 

3.77 Table3B provides the same information but for comparison goods expenditure: again the 
baseline 2008 figures are from Experian Retail Planner and they have been projected forward 
at Experian’s forecast growth rates.  A deduction of 9.6% has been incorporated to remove 
expenditure by special forms of trading (Experian’s estimate from their Retail Planner Note on 
Non-Store Retailing, March 2010).   

3.78 Table 4A multiplies the per capita spend on convenience goods (from Table 3A) by the 
resident population (from Table 2) to arrive at the available convenience expenditure 
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generated by residents in the study area.  In addition to that, in the PCA (Zone 2 St Ives and 
Zone 3 Hayle) we have included an allowance for spending by tourists, since tourism forms an 
important part of the economy in those areas.  The latest information from the South West 
Tourist Board (‘Value of Tourism 2008’) gives a total tourist spend in the former Penwith 
District of £45m, and we have assumed that one third (£15m) is spent in our PCA, split equally 
between convenience and comparison goods and between Zones 2 & 3.  In total the combined 
residents and tourist spend amounts to £323.8m at 2010, which is forecast to increase to 
£352.6m by 2015 and £392.3m by 2021. 

3.79 Table 4B multiplies the per capita spend from Table 3B by the resident population in Table 2, 
to provide the available expenditure on comparison goods.  Allowing for the additional tourist 
spend in the PCA the total available comparison expenditure in the study area is £468m at 
2010, rising to £546.5m in 2015 and £676.9m by 2021. 

3.80 Policy EC14.7 in PPS4 advises that assessments of impact should focus on the first five years 
after implementation of a proposal and we have therefore adopted 2015 as our design year.  
Table 4A shows that over this 5 year period the pool of available convenience goods 
expenditure is set to increase by £5.6m in the PCA and the £28.7m in the study area as a 
whole.  The growth in comparison expenditure is even higher at £13.2m in the PCA and 
£78.5m across the study area as a whole.  Looked at another way, the growth in just the PCA 
between 2010-2015 will be over twice the comparison turnover of the proposed Asda store. 

3.81 Table 5A details the existing main food shopping patterns within the study area, derived from 
the NEMS household survey undertaken for Sainsbury in 2009, and Table 5B the top-up food 
shopping patterns.  These two tables essentially provide the same figures as shown in Table 5 
in Appendix F to the retail assessment submitted with Sainsbury’s current application at Marsh 
Lane. 

3.82 Table 6A applies the market shares in Table 5A to the available convenience goods 
expenditure in each zone at 2010 (from Table 4A) so as to provide the actual turnover of 
existing stores from main food shoppers living in the study area: the proportion of total 
convenience spending in each zone that is given over to main food shopping and top-up 
shopping is derived from the NEMS survey and so again accords with the assumptions in 
Sainsburys retail assessment.  It can be seen that of the £51.5m of main food spending 
generated within the PCA only £23.8m (46%) is being spent in stores in the PCA, with £27.7m 
(54%) leaking away to stores outside the area.  This level of main food leakage is actually 
greater than the entire convenience turnover of the proposed Asda. 

3.83 Table 6B applies the market shares for top-up shopping (from Table 5B) to the available 
expenditure to provide the actual turnover of existing shops from top-up shoppers.  £6.7m is 
spent on top-up food shopping by PCA residents, of which £5.6m (84%) is at stores within the 
PCA; £1.1m (16%) is therefore being spent outside the catchment. 

3.84 Table 6C then combines the main food turnovers (from Table 6A) and the top-up turnovers 
(from Table 6B) to give the total convenience turnover for each store that is derived from the 
study area in 2010.  Of the £323.8m of available convenience goods expenditure generated 
across the study area the table shows that only £34.7m is being spent within the PCA.  The 
total available expenditure in just the PCA amounts to £58.1m, of which only £29.5m (51%) is 
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being spent locally in PCA stores, with the remaining £28.6m being spent elsewhere (notably 
Penzance and Camborne-Pool-Redruth). 

3.85 Tables 7A and 7B then provide the same estimates for the turnover of existing stores from 
main food and top-up spending across the study area as Tables 6A and 6B, only for the year 
2015: we have assumed no change in existing spending patterns so they apply the market 
shares in Tables 5A and 5B but to the available spending at 2015.  Table 7C then performs the 
same function as Table 6C, amalgamating the main food and top-up turnovers in Tables 7A 
and 7B to provide a total turnover figure for each store at 2015.  The table shows that at 2015 
the total convenience turnover of existing shops within the PCA will be in the region of 
£352.7m, of which £38m will be shops within the PCA.  Specifically in relation to the primary 
catchment area, the available expenditure will have grown to £63.7m, with £32.3m spent 
locally and £31.4m outside the PCA. 

Turnover of the Proposed Asda Store 

3.86 Our Table 1 provides an estimate of the likely turnover of the proposed development.  The net 
sales area of the store will be 2787sq m and it is proposed that 70% (1951sq m) will be given 
over to convenience goods and 30% (836sq m) to comparison.  This size of store is 
considered to be the smallest that can be provided while still providing a sufficiently attractive 
offer to be able to compete with existing superstores outside the PCA.  It is well below Asda’s 
average store size of 4181sq m net and we have therefore adopted benchmark sales densities 
that are 15% below Asda’s company average (derived from Verdict’s ‘UK Grocery Retailers 
2009’).  The total turnover of the store will therefore be in the region of £31m, with £25.2m from 
convenience goods and £5.8m from comparison. 

Convenience Goods Trade Draw and Impact 

3.87 Table 8 details the estimated trade draw pattern of the proposed store for convenience goods 
and the consequent impact on existing shops within the PCA.  The first two columns in the 
table are figures for each stores’ convenience goods turnover derived from the study area at 
2010 and 2015, taken from Tables 6C and 7C.  In assessing retail capacity any errors in the 
distribution of expenditure within a catchment are not normally significant, since the overall 
spending pattern remains the same.  However in assessing impact it is important to try and 
correct any individual anomalies that may have been thrown up by the household survey, 
which can often under-estimate the market share of small shops.  In the present case the 
NEMS survey provided a turnover for the other small shops in Hayle’s two centres (including 
the Spar at Chapel Terrace) of £0.7m at 2010.  That appeared to be too low, so the turnover of 
other shops in Hayle centres in Table 8 have been increased by £0.8m; at the same time we 
have deducted £0.5m from the turnover of the Lidl at Carwin Rise and £0.2m from the M&S, 
since the assessed turnovers of those two stores appeared a little high in comparison to how 
they appeared to be trading on the ground. 

3.88 After that the third and fourth columns detail the trade diversion to the Asda, expressed as a 
percentage of the Asda’s total convenience turnover and in monetary terms.  The fifth column 
then gives the resulting post-impact turnover (ie column two minus column four).  The final 
column is the amount of trade diverted from each store expressed as a percentage of its pre-
impact 2015 turnover. 
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3.89 It can be seen that the new Asda is expected to derive only £8.7m (34.1%) of it’s convenience 
turnover from stores within the PCA, and £16.6m (65.9%) from stores outside it: that is of 
course because the catchment area currently has relatively poor retail provision, with the only 
stores of any notable size being the Tesco in St Ives.  As shown in Table 6C, 49% of the 
available expenditure currently being generated within the PCA is being spent in stores outside 
it. 

3.90 Within Hayle £2.4m or 9.5% of the Asda’s convenience turnover is expected to come from the 
Co-op at Copper Terrace, which results in a -32.9% impact on that store.  However, the 
current benchmark turnover of that store is only £5.6m (assuming Co-op’s company average 
trading level as derived from Verdict), so the store is currently over trading, which ameliorates 
any impact.  In fact the resulting turnover post-impact is estimated to be £4.9m, which in 
relation to the store’s 2010 benchmark is an impact of only -12.5%. 

3.91 The Asda will compete primarily with other large stores and so only £0.1m is estimated to be 
taken from other small shops in the Hayle centres, which results in an impact of only -6.3%.   

3.92 Out-of-centre in Hayle £1.8m is expected to be diverted from the M&S store and £1.5m from 
the Lidl, resulting in impacts of -27.4% and -21.8% respectively.  However, as with the Co-op 
both these stores are trading above their benchmark levels, the Lidl substantially so.  Taking 
that into account, the levels of impact compared to their 2010 benchmark turnovers are 
+36.8% for Lidl (ie post-impact the store would still be trading well above it’s average level) 
and -5.9% for the M&S: the overall impact on the M&S will actually be even less as the store 
derives the majority of its turnover from the sale of comparison goods.  In any event, both 
stores are out-of-centre so any impact on them amounts to valid commercial competition.  
Overall no existing stores within the town are expected to close as a result of trade diversion to 
the Asda; at the same time the new store will increase Hayle’s share of study area expenditure 
and provide a quantitative and quality improvement in the town’s food offer. 

3.93 Outside Hayle, in St Ives £2.8m will be taken from the Tesco and £0.1m from the Co-op at The 
Stennack, resulting in impacts of -23.1% and -6.6%.  Both are out-of-centre stores and so this 
amounts to commercial competition, which is encouraged by PPS4. 

3.94 The remaining £16.6m of the Asda’s turnover will be derived from stores outside the PCA, 
predominantly stores in Penzance (£8.6m) and Camborne, Pool and Redruth (£7.7m).  In 
relation to Penzance the diversion will comprise expenditure clawed back from the Morrison 
and Tesco superstores, which together are currently taking just over £13m of expenditure from 
the PCA; both these stores will continue to trade above their benchmark levels.  Of the £7.7m 
taken from Camborne-Pool-Redruth, this will be spread across a number of stores, including 
the Tesco in Camborne and the Morrison and Tesco Extra stores in Pool.  Currently stores in 
Camborne-Pool-Redruth are attracting £9.8m of expenditure from the PCA and the £7.7m of 
spending that will be captured by the Asda will therefore comprise clawback of local PCA 
expenditure. 

Comparison Goods Impact 

3.95 The proposed development will function as a foodstore and will comprise a convenience 
business.  That said, all foodstores retail an element of non-food comparison goods.  However 
it is also commonly recognised that superstores compete predominantly against other 
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superstores, their non-food range (in all but the larger hypermarkets) being ancillary to a 
store’s main convenience goods offer. 

3.96 The proposed development’s convenience/comparison split will be 70/30 and the comparison 
offer will predominantly comprise small scale household goods (including baby goods), 
toiletries, health & beauty products, pet food, a limited range of CDs/DVDs and greeting cards 
and a small range of George clothing.  This is a product range common to supermarkets 
throughout the UK and is an integral (although ancillary) aspect of Asda’s offer that cannot be 
disaggregated from the store.  It is limited to such an extent that it is unlikely to have any 
significant impact on existing comparison goods stores within the PCA.  The non-food items 
bought in the store will generally be ones purchased as part of a food shop and as such the 
comparison goods expenditure that will be diverted to the development will be money that is 
currently being spent in other large foodstores.  Superstores are rarely comparison shopping 
destinations in their own right and any trade draw associated with the development’s non-food 
offer will therefore be primarily from other superstores.  As detailed in our convenience goods 
impact assessment, this ancillary non-food impact will be spread over a number of large stores 
within and outside the PCA, many of which have been assessed to be trading above their 
benchmark levels. 

3.97 It is also noteworthy that the £5.8m of comparison goods turnover that the Asda will generate 
is far outstripped by the predicted growth in comparison spending in the catchment over the 
next five years (£13.2m, as shown in Table 4B). 

3.98 Table 9 details our assessment of the potential impact of the comparison goods element of the 
proposed Asda.  Unlike our convenience goods assessment the NEMS household survey 
provides no data on existing comparison goods shopping patterns.  However the retail 
assessment undertaken by Strategic Perspectives in support of the ING foodstore application 
at South Quay based its comparison goods impact analysis on the benchmark turnovers of 
existing stores, and in auditing that report for the Council GVA Grimley stated that they 
considered the turnover levels of existing stores (Strategic Perspectives Appendix 8, Table 5) 
to be a reasonable starting point for the impact assessment.  We have therefore adopted those 
figures, converting them to our 2008 price base and applying Strategic Perspectives assumed 
growth rate of 1.5%pa to interpolate figures for 2010 and 2015. 

3.99 It can be seen that £2m (approximately 34%) of the Asda’s comparison turnover is expected to 
come from stores within the PCA, of which half will be from the stores on the out-of-centre 
West Cornwall Shopping Park.  £0.2m will be diverted from both the town centre shops, 
including £0.1m from the Co-op: this results in an impact of -36.4% on the Co-op, however that 
store is predominantly a convenience outlet with only a small proportion of its turnover being 
derived from comparison goods.  It should also be borne in mind that the impact calculation 
assumes the store is currently trading at an average level, while the household survey has 
indicated that the convenience element is trading above its benchmark.  If the existing 
comparison turnover of the Co-op is higher then that assumed in the table, the impact will be 
lower. 

3.100 £0.2m will be taken from the Lidl at Carwin Rise, providing an impact of -18.2%.  As with the 
Co-op the existing comparison turnover that we have assumed may be an under-estimate, 
given the household survey indicates its convenience sales are well above the company 
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average, in which case the comparison impact figure will be an over-estimate.  In any event, 
the store is out-of-centre and any trade diversion will constitute valid commercial competition. 

3.101 £0.6m will be diverted from St Ives, almost all of which (£0.5m) will be from the out-of-centre 
Tesco.  This provides an impact of -21.7%, however only 20% of the store is given over to 
comparison sales. 

3.102 The remaining 66% (£3.8m) of turnover will be spread across a number of stores outside the 
PCA, principally the superstores in Penzance and Camborne-Pool-Redruth.  As already noted 
above in paragraph 3.96, superstores are rarely comparison shopping destinations in their own 
right and the non-food items bought in the store will generally be ones purchased as part of a 
food shop; the comparison goods expenditure that will be diverted to the new Asda will 
therefore largely be money that is currently being spent in other large foodstores.  As shown 
by our convenience goods impact assessment, much of the expenditure leaking from the PCA 
is going to the existing superstores in Penzance and Camborne-Pool-Redruth. 

Overall Impact (Convenience and Comparison Goods) 

3.103 Our final Table 10 combines the existing convenience and comparison turnover and trade 
draw figures from Tables 8 and 9, to give a broad indication of the overall impact of the 
development on existing stores.  It can be seen that the only impact of any note on a town 
centre store is the -33.1% on the Co-op in Hayle.  However that store is trading above its 
benchmark level, which at 2010 is approximately £5.9m.  Its post-impact turnover of £5.1m will 
therefore only be 13.6% below its company average. 

3.104 Impact on the other town centre shops amounts to only -4.6% in Hayle and -1.2% in St Ives, 
both of which are within reasonable limits.  All other impacts are on stores located outside the 
defined centres. 

Impact on Consumer Choice and the Range and Quality of the Centre’s Retail 

Offer 

3.105 As a starting point it must be recognised that at present there are currently no superstores 
trading within the primary catchment area.  Within Hayle the only stores capable of 
accommodating, at least in part, for main food shopping are the Co-op and the Lidl.  As a 
result the majority of residents living within the PCA are currently travelling outside the area to 
visit stores elsewhere in the study area: the high level of leakage was first acknowledged in the 
Penwith Retail Study produced for the Council, which concluded there was a quantitative and 
qualitative need for a large foodstore in Hayle.  The proposed store on the application site 
would therefore provide those quantitative and qualitative improvements in shopping provision 
while at the same time reducing the need to travel. 

3.106 We therefore believe that the proposed development will have no significant adverse affect on 
the vitality or viability off any defined town centre but rather will result in a positive impact, 
providing a modern superstore within the PCA that will increase choice for local shoppers and 
remove the need for them to travel outside the area. 
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The Impact of the Proposal on Allocated Sites Outside Town Centres Being 

Developed in Accordance with the Development Plan 

3.107 We are not aware of any allocated sites specifically identified for food retail development within 
the PCA. 

The Impact of the Proposal on In-Centre Trade/Turnover and on Trade in the 

Wider Area, Taking Account of Current and Future Consumer Expenditure 

Capacity in the Catchment Area 

3.108 Paragraphs 3.87-3.104 of this report have addressed the impact of the proposed store in terms 
of the effect on the turnover of existing stores within and outside the PCA.  The majority of the 
existing large foodstores within the wider area are assessed to be trading above their company 
average levels and that, together with the dispersed trade draw pattern, means the anticipated 
trade diversion will not undermine their continuing viability.  The levels of expenditure diverted 
from other smaller stores both within and outside existing centres will be small and not such as 
to adversely affect any defined centres. 

3.109 The proposed store is expected to clawback some of the local expenditure that is presently 
leaking out of the PCA, addressing a qualitative and quantitative need for additional retail 
provision identified in the Council’s ‘Penwith Retail Study’.  It will therefore provide increased 
competition and an improved choice for local shoppers, and will reduce the need to travel, with 
a consequent reduction in vehicle mileage. 

If Located In or On the Edge of a Town Centre, Whether the Proposal is of an 

Appropriate Scale in Relation to the Size of the Centre and its Role in the 

Hierarchy of Centres 

3.110 The application site is located at an out-of-centre location, no suitable, viable and available 
sites having been identified within or adjacent to either of the two defined centres in Hayle.  
However its scale is considered appropriate given the role it is intended to perform.  A store of 
the size proposed is required in order to provide the range of goods and services that 
shoppers expect from a main food store and to allow it to compete effectively with existing 
superstores and thereby succeed in clawing back some of the expenditure that is known to be 
currently leaking out of the PCA. 

Any Locally Important Impacts on Centres (Under Policy EC3.1.e) 

3.111 There are no locally important impacts upon any of the centres within the identified hierarchy. 

Other Material Considerations 

3.112 Qualitative need is not explicitly listed in the impact tests of Policy EC16.1, however it is an 
important material consideration.  The PPS4 Practice Guidance identifies five frequently 
identified indicators of qualitative need: 
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• Deficiencies or ‘gaps’ in existing provision. 

• Consumer choice and competition. 

• Overtrading, congestion and overcrowding in existing stores. 

• Location specific needs such as deprived areas and under served markets. 

• The quality of existing provision. 

3.113 In terms of this part of Cornwall, there is a clear gap in provision as recognised by the 
Council’s adopted ‘Penwith Retail Study’, which identified significant leakage of consumer 
expenditure from the PCA.  This leakage is continuing, as confirmed by the latest household 
survey conducted by NEMS for Sainsbury.  The proposed development will remedy that 
deficiency. 

3.114 The proposed store will encourage competition and will be particularly attractive to local 
residents. 

3.115 At least some of the existing large foodstores in the wider study area appear to be trading 
above their company average levels.  While the dispersed trade draw the Asda will have may 
not significantly address that, such overtrading nevertheless provides further justification for 
the new store. 

Conclusions on Retail Impact 

3.116 In summary, the proposed store will not undermine the vitality or viability of any defined town 
centre, but will provide a quantitative and qualitative improvement in the Hayle’s retail offer, 
addressing a gap in convenience retail provision that has already been identified by the 
Council. 

 The Economic Development Test (Policy EC10) 
3.117 Policy EC10 provides the following criteria against which applications for economic 

development (including retail) will be assessed. 

Whether the proposal has been planned over the lifetime of the development to 

limit carbon dioxide emissions and minimise vulnerability and provide 

resilience to climate change 

3.118 Details of the proposed store’s design and its impact on climate change are given in the 
separate Design & Access Statement that accompanies the application. 

The accessibility of the proposal by a choice of means of transport, including 

walking, cycling, public transport and the car, the effect on local traffic levels 

and congestion 
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3.119 The accessibility of the proposal site and impact on local traffic levels are considered in detail 
in the separate Transport Assessment that accompanies the application.  The store will 
address a gap in local retail provision and enable main food shopping to be undertaken locally, 
reducing the need to travel, with a consequent reduction in vehicle mileage and traffic 
congestion.  The site is well located in terms of accessibility by bus, bicycle and on foot. 

Whether the proposal secures a high quality and inclusive design which takes 

the opportunities available for improving the character and quality of the area 

and the way it functions. 

3.120 Details of the proposed design, scale, massing and site context is set out in the supporting 
Design and Access Statement.  It concludes that the proposal does secure a high quality and 
inclusive design and will improve the character of the area. 

The impact on economic and physical regeneration in the area including impact 

on deprived areas and social inclusion objectives. 

3.121 The proposals involve the reuse of an existing site within the urban area and will provide not 
only a new Asda store to meet the acknowledged need for improved food shopping in Hayle, 
but also new small business units, providing modern and accessible accommodation to attract 
new businesses and employment to the town.  At the same time Hayle Rugby Club will be 
relocated to a new site close by that will provide them with much improved faclities that will 
help secure the long term future of the Club. 

3.122 The provision of a modern purpose built foodstore will also be of particular benefit to the more 
deprived residents in the town (including those without access to a private car), both in terms 
of gaining local access to a modern superstore, and also because Asda are a ‘value’ 
orientated retailer.  The proposal will therefore make a positive contribution to tackling 
deprivation and social exclusion. 

The impact on local employment  

3.123 The proposed Asda store will create up to 270 new full and part time jobs, the majority of which 
will be recruited locally.  The development will therefore make a significant positive contribution 
to local employment.  In addition to that, the development will also provide eight new business 
units that will help attract new companies and jobs to the town.  The final occupants of these 
units are currently unknown so an estimate of the possible number of new jobs that may 
provide is difficult.  However guidance on employment densities produced for English 
Partnerships and the Regional Development Agencies by Arup Economics in 2001, suggests 
for general office space one workplace/job per 19sq m, which for the 1573sq m of B1 
floorspace proposed would equate to approximately 82 new employees. 
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4 Summary and Conclusions 

4.1 This retail assessment has been prepared on behalf of Asda Stores Ltd to accompany a 
planning application for the development of a new foodstore of 2787sq m net sales area and 
eight B1 business units, on Hayle Rugby Club’s ground at Memorial Park on Marsh Lane.  
With regard to the retail policy elements of the proposal the pertinent facts are as follows: 

• The application site lies within the town’s urban area and its reuse would therefore 
conform to national and local planning policies encouraging sustainable development. 

• The proposed store will address the gap in the provision of local convenience shopping 
facilities in Hayle identified in the ‘Penwith Retail Study’ and will therefore be in conformity 
with the Council adopted retail strategy. 

• The development of a large format superstore within the harbourside area adjoining the 
Foundry Town Centre, while sequentially preferable in terms of PPS4, cannot be 
undertaken without having an unacceptable adverse impact on the outstanding universal 
value of the World Heritage Site.  A superstore on South Quay has been judged 
unacceptable in design and heritage terms by the heritage statutory consultees and would 
prejudice the implementation of the masterplan that has been approved for the harbour 
area.  A store on the Jewson’s site at Carnsew Road would have a similar unacceptable 
impact on the WHS and the approved regeneration scheme, and in any event the site is 
too small to satisfactorily accommodate a store of the necessary size.  The proposal 
therefore complies with the sequential approach to site selection since no other location 
has been identified within or adjoining a defined centre that is available, suitable and 
viable to accommodate the development and meet the identified need.   

• The majority of the expenditure being generated within the local catchment area is being 
spent outside it, with local residents travelling to existing superstores in Penzance, 
Camborne, Pool and Redruth.  The proposed new store in Hayle will recapture some of 
this leakage, allowing residents to undertake their main food shopping locally, thereby 
reducing the need to travel. 

• The proposed store will take the majority of its trade from existing large stores outside the 
PCA, most of which are out-of-centre stores.  The expected trade diversion is not 
expected to undermine the vitality or viability of any defined town centre. 

• The proposed development will generate up to 270 new jobs in the Asda store, as well as 
further employment in the new business units. 

4.2 Having regard to the above conclusions, it can be seen that the proposed development would 
conform to both national and local planning policies while at the same time providing a distinct 
improvement in local convenience shopping provision within this area of Cornwall. 
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Table 1: Turnover of the Proposed Development

Gross floor area (sq m) 5531

Net sales area (sq m) 2787

Convenience goods sales area (%) 70

(sq m) 1951

Comparison goods sales area (%) 30

(sq m) 836

Convenience sales density (£/sq m) 12906

Comparison sales density (£/sq m) 6883

Convenience goods turnover (£m) 25.2

Comparison goods turnover (£m) 5.8

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Sales densities are derived from Verdict's 'UK Grocery Retailers 2009', 
and equate to Asda's company average level reduced by 15% to reflect 
the smaller store format and local demographics - Asda's average store 
size is circa 45,000sq ft (4181sq m) net.

Monetary figures are expressed in 2008 prices.
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Table 2: Population

2010 2011 2012 2013 2014 2015 2021

Zone 1 25407 25593 25855 26054 26321 26501 27930

Zone 2 12729 12769 12872 12971 13054 13127 13623

Zone 3 14286 14411 14598 14786 14926 15067 15902

Zone 4 11982 12008 12072 12152 12232 12299 12725

Zone 5 25973 26255 26544 26904 27160 27444 29176

Zone 6 9439 9567 9608 9696 9776 9807 10239

Zone 7 24578 24812 25066 25237 25483 25723 27124

Zone 8 45517 45934 46411 46940 47412 47833 50514

Total Study Area 169911 171349 173026 174740 176364 177801 187233

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Derived from Experian Retail Planner.
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Table 3A: Per Capita Spend - Convenience Goods

2008 2009 2010 2011 2012 2013 2014 2015 2021
Zone 1 1857 1848 1844 1855 1870 1885 1900 1915 2019

Zone 2 1907 1898 1894 1905 1920 1936 1951 1967 2073

Zone 3 1832 1823 1819 1830 1845 1860 1874 1889 1992

Zone 4 1981 1971 1967 1979 1995 2011 2027 2043 2154

Zone 5 1755 1746 1743 1753 1767 1781 1796 1810 1908

Zone 6 2015 2005 2001 2013 2029 2045 2062 2078 2191

Zone 7 1921 1911 1908 1919 1934 1950 1966 1981 2089

Zone 8 1864 1855 1851 1862 1877 1892 1907 1922 2027

Table 3B: Per Capita Spend - Comparison Goods

2008 2009 2010 2011 2012 2013 2014 2015 2021
Zone 1 2647 2676 2665 2695 2762 2831 2902 2975 3500

Zone 2 2651 2680 2669 2699 2766 2835 2906 2979 3506

Zone 3 2615 2644 2633 2662 2729 2797 2867 2939 3458

Zone 4 2843 2874 2863 2894 2967 3041 3117 3195 3760

Zone 5 2481 2508 2498 2526 2589 2654 2720 2788 3281

Zone 6 2943 2975 2964 2996 3071 3148 3226 3307 3892

Zone 7 2861 2892 2881 2913 2985 3060 3137 3215 3783

Zone 8 2678 2707 2697 2726 2794 2864 2936 3009 3541

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

2008 figures for each zone are local estimates derived from Experian Retail Planner 
database.  Projections to 2021 use annual growth forecasts in Experian Retail Planner 
Briefing Note 7.1 (August 2009).
Expressed in 2008 prices.

Notes:

2008 figures for each zone are local estimates derived from Experian Retail Planner database 
with 9.6% deducted to allow for spending by special forms of trading (from Experian Retail 
Planner Note March 2010).  
Projections to 2021 use annual growth forecasts in Experian Retail Planner Briefing Note 7.1 
(August 2009).
Expressed in 2008 prices.
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Table 4A: Available Expenditure Within Study Area - Convenience Goods

Residents Exp Tourist Exp Total Exp Residents Exp Tourist Exp Total Exp Residents Exp Tourist Exp Total Exp Growth Growth
2010 2010 2010 2015 2015 2015 2021 2021 2021 2010-2015 2010-2021
(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)

Zone 1 46.9 0 46.9 50.8 0 50.8 56.4 0 56.4 3.9 9.5
Zone 2 24.1 4.0 28.1 25.8 4.7 30.5 28.2 5.7 34.0 2.4 5.9
Zone 3 26.0 4.0 30.0 28.5 4.7 33.2 31.7 5.7 37.4 3.2 7.4
Zone 4 23.6 0 23.6 25.1 0 25.1 27.4 0 27.4 1.6 3.8
Zone 5 45.3 0 45.3 49.7 0 49.7 55.7 0 55.7 4.4 10.4

Zone 6 18.9 0 18.9 20.4 0 20.4 22.4 0 22.4 1.5 3.5
Zone 7 46.9 0 46.9 51.0 0 51.0 56.7 0 56.7 4.1 9.8

Zone 8 84.3 0 84.3 92.0 0 92.0 102.4 0 102.4 7.7 18.1

Total 315.8 8.0 323.8 343.1 9.4 352.6 380.8 11.4 392.3 28.7 68.5

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Residents expenditure is per capita spend in each zone (from Table 3A) multiplied by the population (from Table 2).

Estimated tourist spend in Zones 2 & 3 is derived from South West England 'The Value of Tourism 2008' - total available shopping expenditure 
for former Penwith district was £45m and one third (33.3%) has been apportioned to the primary catchment area; this total tourist spend of 
£14.99m in the PCA has been split equally between convenience and comparison goods and then equally between Zones 2 & 3.  Growth in 
tourist spend is assumed to be 3.3%pa as per 'Tourism Visitor Numbers & Spend' (April 2009).

Expressed in 2008 prices.
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Table 4B: Available Expenditure Within Study Area - Comparison Goods

Residents Exp Tourist Exp Total Exp Residents Exp Tourist Exp Total Exp Residents Exp Tourist Exp Total Exp Growth Growth
2010 2010 2010 2015 2015 2015 2021 2021 2021 2010-2015 2010-2021
(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)

Zone 1 67.7 0 67.7 78.8 0 78.8 97.8 0 97.8 11.1 30.0
Zone 2 34.0 4.0 38.0 39.1 4.7 43.8 47.8 5.7 53.5 5.8 15.5
Zone 3 37.6 4.0 41.6 44.3 4.7 49.0 55.0 5.7 60.7 7.4 19.1
Zone 4 34.3 0 34.3 39.3 0 39.3 47.8 0 47.8 5.0 13.5
Zone 5 64.9 0 64.9 76.5 0 76.5 95.7 0 95.7 11.6 30.8

Zone 6 28.0 0 28.0 32.4 0 32.4 39.8 0 39.8 4.5 11.9
Zone 7 70.8 0 70.8 82.7 0 82.7 102.6 0 102.6 11.9 31.8

Zone 8 122.7 0 122.7 143.9 0 143.9 178.9 0 178.9 21.2 56.1

Total 460.0 8.0 468.0 537.1 9.4 546.5 665.4 11.4 676.9 78.5 208.8

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Residents expenditure is per capita spend in each zone (from Table 3A) multiplied by the population (from Table 2).

Estimated tourist spend in Zones 2 & 3 is derived from South West England 'The Value of Tourism 2008' - total available shopping expenditure 
for former Penwith district was £45m and one third (33.3%) has been apportioned to the primary catchment area; this total tourist spend of 
£14.99m in the PCA has been split equally between convenience and comparison goods and then equally between Zones 2 & 3.  Growth in 
tourist spend is assumed to be 3.3%pa as per 'Tourism Visitor Numbers & Spend' (April 2009).

Expressed in 2008 prices.
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Table 5A: Existing Convenience Goods Market Shares, 2010 - Main Food

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other
(%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%) (%)

PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0 0 0 0 0 0 0 0 1 0 0 0 0 0 0 0
M&S, West Cornwall Shopping Park, Hayle 1 2 2 12 1 12 0 7 0 5 0 4 0 3 0 0
Local stores Hayle 0 0 0 0 1 1 0 0 0 0 0 0 0 0 0 0
Spar, Chapel Terrace, Hayle 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Co-op, Copper Terrace, Hayle 0 0 1 2 16 16 0 0 0 2 0 0 0 0 0 0
Lidl, Carwin Rise, Hayle 0 2 2 9 10 15 1 2 1 0 0 0 0 0 2 0

Co-op, Royal Square, St Ives 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0
C-op, The Stennack, St Ives 0 0 3 3 0 0 0 0 0 0 0 0 0 0 0 0
Co-op, Tregenna Place, St Ives 0 0 1 2 0 0 0 0 0 0 0 0 0 0 0 0
Costcutter, St Ives Road, St Ives 0 0 1 0 0 0 0 0 0 0 0 0 0 0 0 0
McColls, Tregenna Place, St Ives 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Spar, Carnells Road, St Ives 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Tesco, St Ives Road, St Ives 0 0 60 11 3 1 0 0 0 0 0 0 0 0 0 0
Local stores St Ives 0 0 0 3 0 0 0 0 0 0 0 0 0 0 0 0
Local stores Leedstown 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0 0
Local stores St Erth 0 0 0 0 1 0 0 0 0 0 0 0 0 0 0 0
Sub-total PCA (Zones 2 & 3) 1 4 70 40 31 45 1 9 1 7 0 4 0 3 2 0
Tesco, Branwell Lane, Penzance 49 26 4 5 14 2 16 9 0 0 43 11 0 0 0 0
Morrison, Eastern way, Penzance 37 33 11 31 18 14 42 27 1 0 30 21 4 8 0 0
Other Zone 1 6 30 1 4 0 1 1 7 0 0 14 32 0 0 0 0
Sub-total Zone 1 92 89 16 40 32 16 59 43 1 0 86 64 4 8 0 0
Sub-total Zone 4 0 0 0 0 0 0 0 4 0 0 0 0 0 0 0 0
Tesco, Wesley Street, Camborne 0 0 4 3.5 24 13 1 0 61 12 0 0 0 0 2 3
Other Zone 5 0 0 3 0.9 4 11 0 0 18 51 0 0 0 5 14 26
Sub-total Zone 5 0 0 7 4.4 28 24 1 0 79 63 0 0 0 5 16 29
Sub-total Zone 6 0 0 0 0 0 0 0 0 0 0 5 21 0 0 0 0
Tesco, Clodgey Lane, Helston 0 0 0 0 1 1 33 2 0 0 0 0 76 11 0 0
Other Zone 7 0 0 0 1 0 0 2 18 0 0 0 0 6 30 0 0
Sub-total Zone 7 0 0 0 1 1 1 35 20 0 0 0 0 82 41 0 0
Tesco, Tolgus Hill, Redruth 0 0 0 0 1 0 0 0 0 0 0 0 0 0 38 16
Other Zone 8 0 0 2 2 3 2 0 2 11 8 0 0 0 0 14 19
Sub-total Zone 8 0 0 2 2 4 2 0 2 11 8 0 0 0 0 51 35

Outside Study Area 3 5 3 11 1 11 3 20 7 20 2 7 11 43 29 34

Other 0 0 1 0 0 1 0 0 0 1 0 0 0 0 0 0
Internet/home delivery 4 2 3 2 4 1 1 2 1 1 7 4 3 0 2 2
TOTAL 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100 100

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Derived from NEMS household survey (May 2009) conducted for Sainsbury.

Figures may not tally due to rounding.

JCC8223/100920v1
September 2010



Table 5B: Existing Convenience Goods Market Shares, 2010 - Top-Up

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up

(%) (%) (%) (%) (%) (%) (%) (%)
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0 0 0 0 0 0 0 0
M&S, West Cornwall Shopping Park, Hayle 2 3 4 5 1 0 0 0
Local stores Hayle 0 0 7 0 0 0 0 0
Spar, Chapel Terrace, Hayle 0 0 5 0 0 0 0 0
Co-op, Copper Terrace, Hayle 2 3 44 0 0 0 0 0
Lidl, Carwin Rise, Hayle 0 3 14 0 0 0 0 0

Co-op, Royal Square, St Ives 0 7 1 0 0 0 0 0
C-op, The Stennack, St Ives 0 24 0 0 0 0 0 0
Co-op, Tregenna Place, St Ives 0 9 0 0 0 0 0 0
Costcutter, St Ives Road, St Ives 0 7 0 0 0 0 0 0
McColls, Tregenna Place, St Ives 0 1 0 0 0 0 0 0
Spar, Carnells Road, St Ives 0 2 0 0 0 0 0 0
Tesco, St Ives Road, St Ives 0 30 2 0 0 0 0 0
Local stores St Ives 0 4 1 0 0 0 0 0
Local stores Leedstown 0 0 2 0 1 0 0 0
Local stores St Erth 0 0 0 0 0 0 0 0
Sub-total PCA (Zones 2 & 3) 4 91 79 5 2 0 0 0
Tesco, Branwell Lane, Penzance 15 1 2 7 0 8 0 0
Morrison, Eastern way, Penzance 9 2 5 12 0 5 2 0
Other Zone 1 66 1 1 10 0 28 0 0
Sub-total Zone 1 90 5 8 29 0 41 2 0
Sub-total Zone 4 0 0 0 33 0 0 0 0
Tesco, Wesley Street, Camborne 0 1 3 0 36 0 0 0
Other Zone 5 0 0 3 0 50 0 0 11
Sub-total Zone 5 0 1 6 0 85 0 0 11
Sub-total Zone 6 0 0 0 0 0 56 0 0
Tesco, Clodgey Lane, Helston 0 0 2 14 0 0 17 0
Other Zone 7 0 1 0 12 0 0 67 0
Sub-total Zone 7 0 1 2 26 0 0 85 0
Tesco, Tolgus Hill, Redruth 0 0 0 0 0 0 0 26
Other Zone 8 4 0 0 3 7 0 2 45
Sub-total Zone 8 4 0 0 3 7 0 2 71

Outside Study Area 2 2 2 3 3 0 9 18

Other 0 0 0 0 1 0 0 0
Internet/home delivery 0 0 3 0 2 3 2 0
TOTAL 100 100 100 100 100 100 100 100

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Derived from NEMS household survey (May 2009) conducted for Sainsbury.

Figures may not tally due to rounding.
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Table 6A: Existing Convenience Goods Turnovers from Study Area, 2010 - Main Food

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other
(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)

Available expenditure 24.2 18.3 13.9 11.3 15.9 10.3 11.2 9.8 24.7 15.1 11.2 5.5 24.4 16.2 43.6 28.4
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.2 0.4 0.2 1.3 0.2 1.2 0.0 0.7 0.0 0.8 0.0 0.2 0.0 0.5 0.0 0.0
Local stores Hayle 0.0 0.0 0.0 0.0 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Chapel Terrace, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Copper Terrace, Hayle 0.0 0.0 0.1 0.2 2.5 1.6 0.0 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0
Lidl, Carwin Rise, Hayle 0.0 0.4 0.2 1.0 1.5 1.5 0.1 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.9 0.0

Co-op, Royal Square, St Ives 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
C-op, The Stennack, St Ives 0.0 0.0 0.4 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Tregenna Place, St Ives 0.0 0.0 0.1 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Costcutter, St Ives Road, St Ives 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, St Ives Road, St Ives 0.0 0.0 8.3 1.2 0.5 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores St Ives 0.0 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores Leedstown 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores St Erth 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Sub-total PCA (Zones 2 & 3) 0.2 0.7 9.7 4.6 4.9 4.6 0.1 0.9 0.2 1.1 0.0 0.2 0.0 0.5 0.9 0.0
Tesco, Branwell Lane, Penzance 11.8 4.8 0.5 0.6 2.2 0.2 1.8 0.9 0.0 0.0 4.7 0.6 0.0 0.0 0.0 0.0
Morrison, Eastern way, Penzance 8.9 6.0 1.5 3.5 2.8 1.4 4.7 2.7 0.2 0.0 3.3 1.2 1.0 1.3 0.0 0.0
Other Zone 1 1.5 5.5 0.1 0.5 0.0 0.1 0.1 0.7 0.0 0.0 1.6 1.8 0.0 0.0 0.0 0.0
Sub-total Zone 1 22.2 16.3 2.2 4.5 5.0 1.7 6.6 4.2 0.2 0.0 9.6 3.5 1.0 1.3 0.0 0.0
Sub-total Zone 4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 0.0 0.5 0.4 3.8 1.3 0.1 0.0 15.0 1.8 0.0 0.0 0.0 0.0 0.9 0.9
Other Zone 5 0.0 0.0 0.4 0.1 0.6 1.1 0.0 0.0 4.4 7.7 0.0 0.0 0.0 0.8 6.1 7.4
Sub-total Zone 5 0.0 0.0 0.9 0.5 4.4 2.4 0.1 0.0 19.5 9.5 0.0 0.0 0.0 0.8 7.0 8.2
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.6 1.2 0.0 0.0 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.0 0.0 0.2 0.1 3.7 0.2 0.0 0.0 0.0 0.0 18.5 1.8 0.0 0.0
Other Zone 7 0.0 0.0 0.0 0.1 0.0 0.0 0.2 1.8 0.0 0.0 0.0 0.0 1.5 4.9 0.0 0.0
Sub-total Zone 7 0.0 0.0 0.0 0.1 0.2 0.1 3.9 2.0 0.0 0.0 0.0 0.0 20.0 6.6 0.0 0.0
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 16.3 4.5
Other Zone 8 0.0 0.0 0.2 0.2 0.5 0.2 0.0 0.2 2.7 1.2 0.0 0.0 0.0 0.0 5.9 5.4
Sub-total Zone 8 0.0 0.0 0.2 0.2 0.6 0.2 0.0 0.2 2.7 1.2 0.0 0.0 0.0 0.0 22.2 9.9

Outside Study Area 0.7 0.9 0.3 1.2 0.2 1.1 0.3 2.0 1.7 3.0 0.2 0.4 2.7 7.0 12.6 9.7

Other 0.0 0.0 0.1 0.0 0.0 0.1 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
Internet/home delivery 1.0 0.4 0.4 0.2 0.6 0.1 0.1 0.2 0.2 0.2 0.8 0.2 0.7 0.0 0.9 0.6
TOTAL 24.2 18.3 13.9 11.4 16.0 10.3 11.2 9.8 24.7 15.1 11.2 5.5 24.4 16.2 43.6 28.4

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:
Derived by applying market shares in Table 5A to the available expenditure in each zone at 2010 (from Table 4A).

Proportion of total convenience spending in each zone that is spent on main food/main food other/top-up is derived from results of NEMS 2009 household survey undertaken for Sainsbury, as follows:
Zone 1 - 51.6/39/9.4;  Zone 2 - 49.4/40.3/10.3;  Zone 3 - 53/34.4/12.6;  Zone 4 - 47.6/41.7/10.7;  Zone 5 - 54.5/33.3/12.2;  Zone 6 - 59.1/29.3/11.6;  Zone 7 - 52/34.5/13.5;  Zone 8 - 51.7/33.7/14.6.

Figures may not tally due to rounding.

Expressed in 2008 prices.
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Table 6B: Existing Convenience Goods Turnovers from Study Area, 2010 - Top-Up

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)
Available expenditure 4.4 2.9 3.8 2.5 5.5 2.2 6.3 12.3
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.1 0.1 0.2 0.1 0.1 0.0 0.0 0.0
Local stores Hayle 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0
Spar, Chapel Terrace, Hayle 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0
Co-op, Copper Terrace, Hayle 0.1 0.1 1.7 0.0 0.0 0.0 0.0 0.0
Lidl, Carwin Rise, Hayle 0.0 0.1 0.5 0.0 0.0 0.0 0.0 0.0

Co-op, Royal Square, St Ives 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
C-op, The Stennack, St Ives 0.0 0.7 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Tregenna Place, St Ives 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0
Costcutter, St Ives Road, St Ives 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, St Ives Road, St Ives 0.0 0.9 0.1 0.0 0.0 0.0 0.0 0.0
Local stores St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0
Local stores Leedstown 0.0 0.0 0.1 0.0 0.1 0.0 0.0 0.0
Local stores St Erth 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Sub-total PCA (Zones 2 & 3) 0.2 2.6 3.0 0.1 0.1 0.0 0.0 0.0
Tesco, Branwell Lane, Penzance 0.7 0.0 0.1 0.2 0.0 0.2 0.0 0.0
Morrison, Eastern way, Penzance 0.4 0.1 0.2 0.3 0.0 0.1 0.1 0.0
Other Zone 1 2.9 0.0 0.0 0.3 0.0 0.6 0.0 0.0
Sub-total Zone 1 4.0 0.1 0.3 0.7 0.0 0.9 0.1 0.0
Sub-total Zone 4 0.0 0.0 0.0 0.8 0.0 0.0 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 0.0 0.1 0.0 2.0 0.0 0.0 0.0
Other Zone 5 0.0 0.0 0.1 0.0 2.7 0.0 0.0 1.4
Sub-total Zone 5 0.0 0.0 0.2 0.0 4.7 0.0 0.0 1.4
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 1.2 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.1 0.4 0.0 0.0 1.1 0.0
Other Zone 7 0.0 0.0 0.0 0.3 0.0 0.0 4.3 0.0
Sub-total Zone 7 0.0 0.0 0.1 0.7 0.0 0.0 5.4 0.0
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.0 0.0 0.0 0.0 0.0 3.2
Other Zone 8 0.2 0.0 0.0 0.1 0.4 0.0 0.1 5.5
Sub-total Zone 8 0.2 0.0 0.0 0.1 0.4 0.0 0.1 8.7

Outside Study Area 0.1 0.1 0.1 0.1 0.2 0.0 0.6 2.2

Other 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0
Internet/home delivery 0.0 0.0 0.1 0.0 0.1 0.1 0.1 0.0
TOTAL 4.4 2.9 3.8 2.5 5.5 2.2 6.3 12.3

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:
Derived by applying market shares in Table 5B to the available expenditure in each zone at 2010 (from Table 4A).

Proportion of total convenience spending in each zone that is spent on main food/main food other/top-up is derived from results of 
NEMS 2009 household survey undertaken for Sainsbury, as follows:
Zone 1 - 51.6/39/9.4;  Zone 2 - 49.4/40.3/10.3;  Zone 3 - 53/34.4/12.6;  Zone 4 - 47.6/41.7/10.7;  Zone 5 - 54.5/33.3/12.2;  Zone 6 - 
59.1/29.3/11.6;  Zone 7 - 52/34.5/13.5;  Zone 8 - 51.7/33.7/14.6.

Figures may not tally due to rounding.

Expressed in 2008 prices.
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Table 6C: Existing Convenience Goods Turnovers from Study Area, 2010 - Main Food & Top-Up

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8 Total Conv. T/O Market Share
Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. from Study Area of PCA Exp.

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (%) (£m)
Available expenditure 46.9 28.1 30.0 23.6 45.3 18.9 46.9 84.3 323.8
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.1 0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.7 1.6 1.5 0.8 0.8 0.2 0.5 0.0 6.2 5.5 3.2
Local stores Hayle 0.0 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.5 0.9 0.5
Spar, Chapel Terrace, Hayle 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.2 0.3 0.2
Co-op, Copper Terrace, Hayle 0.1 0.5 5.8 0.0 0.3 0.0 0.0 0.0 6.6 10.7 6.2
Lidl, Carwin Rise, Hayle 0.4 1.3 3.6 0.3 0.1 0.0 0.0 0.9 6.5 8.4 4.9

Co-op, Royal Square, St Ives 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.6 0.4
C-op, The Stennack, St Ives 0.0 1.4 0.0 0.0 0.0 0.0 0.0 0.0 1.4 2.4 1.4
Co-op, Tregenna Place, St Ives 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.0 0.6 1.1 0.6
Costcutter, St Ives Road, St Ives 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0 0.3 0.6 0.3
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1
Tesco, St Ives Road, St Ives 0.0 10.3 0.7 0.0 0.0 0.0 0.0 0.0 11.0 18.9 11.0
Local stores St Ives 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.8 0.5
Local stores Leedstown 0.0 0.0 0.1 0.0 0.1 0.0 0.0 0.0 0.1 0.1 0.1
Local stores St Erth 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.2 0.3 0.2
Sub-total PCA (Zones 2 & 3) 1.1 16.9 12.6 1.1 1.4 0.2 0.5 0.9 34.7 50.7 29.5
Tesco, Branwell Lane, Penzance 17.3 1.1 2.5 2.9 0.0 5.5 0.0 0.0 29.2 6.1 3.6
Morrison, Eastern way, Penzance 15.4 5.1 4.4 7.7 0.2 4.6 2.4 0.0 39.8 16.4 9.5
Other Zone 1 9.8 0.6 0.1 1.1 0.0 3.9 0.0 0.0 15.6 1.3 0.8
Sub-total Zone 1 42.5 6.8 7.0 11.6 0.2 14.0 2.4 0.0 84.6 23.8 13.9

Sub-total Zone 4 0.0 0.0 0.0 1.2 0.0 0.0 0.0 0.0 1.2 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 0.9 5.2 0.1 18.8 0.0 0.0 1.7 26.8 10.6 6.2
Other Zone 5 0.0 0.5 1.9 0.0 14.9 0.0 0.8 14.8 32.9 4.1 2.4
Sub-total Zone 5 0.0 1.4 7.1 0.1 33.7 0.0 0.8 16.6 59.7 14.6 8.5
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 2.9 0.0 0.0 2.9 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.3 4.3 0.0 0.0 21.4 0.0 26.0 0.6 0.3
Other Zone 7 0.0 0.1 0.0 2.3 0.0 0.0 10.6 0.0 13.0 0.2 0.1
Sub-total Zone 7 0.0 0.1 0.3 6.5 0.0 0.0 32.0 0.0 39.0 0.8 0.5
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.2 0.0 0.0 0.0 0.0 24.1 24.2 0.3 0.2
Other Zone 8 0.2 0.4 0.7 0.3 4.3 0.0 0.1 16.8 22.8 1.9 1.1
Sub-total Zone 8 0.2 0.4 0.8 0.3 4.3 0.0 0.1 40.9 47.0 2.2 1.3

Outside Study Area 1.7 1.6 1.3 2.4 4.9 0.6 10.2 24.5 47.2 5.0 2.9

Other 0.0 0.1 0.1 0.0 0.2 0.0 0.0 0.0 0.4 0.4 0.2
Internet/home delivery 1.3 0.6 0.9 0.3 0.5 1.1 0.9 1.4 7.0 2.6 1.5
TOTAL 46.9 28.1 30.1 23.6 45.3 18.9 46.9 84.3 323.9 100.2 58.2

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Derived from main food turnovers (Table 6A) + top-up turnovers (Table 6B).

PCA comprises Zones 1 & 2.

Figures may not tally due to rounding.

JCC8223/100920v1
September 2010



Table 7A: Existing Convenience Goods Turnovers from Study Area, 2015 - Main Food

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other Main Main Other
(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)

Available expenditure 26.2 19.8 15.1 12.3 17.6 11.4 12.0 10.5 27.1 16.5 12.0 6.0 26.5 17.6 47.5 31.0
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.3 0.4 0.3 1.4 0.2 1.4 0.0 0.7 0.0 0.8 0.0 0.2 0.0 0.5 0.0 0.0
Local stores Hayle 0.0 0.0 0.0 0.0 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Chapel Terrace, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Copper Terrace, Hayle 0.0 0.0 0.2 0.2 2.7 1.8 0.0 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0
Lidl, Carwin Rise, Hayle 0.0 0.4 0.3 1.0 1.7 1.7 0.1 0.2 0.1 0.0 0.0 0.0 0.0 0.0 1.0 0.0

Co-op, Royal Square, St Ives 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
C-op, The Stennack, St Ives 0.0 0.0 0.4 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Tregenna Place, St Ives 0.0 0.0 0.2 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Costcutter, St Ives Road, St Ives 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, St Ives Road, St Ives 0.0 0.0 9.0 1.3 0.5 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores St Ives 0.0 0.0 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores Leedstown 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Local stores St Erth 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Sub-total PCA (Zones 2 & 3) 0.3 0.8 10.5 5.0 5.5 5.1 0.1 0.9 0.3 1.2 0.0 0.2 0.0 0.5 1.0 0.0
Tesco, Branwell Lane, Penzance 12.8 5.1 0.5 0.6 2.4 0.2 1.9 0.9 0.0 0.0 5.1 0.7 0.0 0.0 0.0 0.0
Morrison, Eastern way, Penzance 9.7 6.5 1.7 3.8 3.1 1.5 5.0 2.8 0.3 0.0 3.6 1.3 1.1 1.4 0.0 0.0
Other Zone 1 1.6 5.9 0.2 0.5 0.0 0.1 0.1 0.7 0.0 0.0 1.7 1.9 0.0 0.0 0.0 0.0
Sub-total Zone 1 24.1 17.6 2.4 4.9 5.6 1.9 7.1 4.5 0.3 0.0 10.4 3.8 1.1 1.4 0.0 0.0
Sub-total Zone 4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 0.0 0.6 0.4 4.2 1.5 0.1 0.0 16.5 2.0 0.0 0.0 0.0 0.0 1.0 0.9
Other Zone 5 0.0 0.0 0.4 0.1 0.7 1.2 0.0 0.0 4.9 8.4 0.0 0.0 0.0 0.9 6.7 8.1
Sub-total Zone 5 0.0 0.0 1.0 0.5 4.9 2.7 0.1 0.0 21.4 10.4 0.0 0.0 0.0 0.9 7.6 9.0
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.6 1.3 0.0 0.0 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.0 0.0 0.2 0.1 3.9 0.2 0.0 0.0 0.0 0.0 20.1 1.9 0.0 0.0
Other Zone 7 0.0 0.0 0.0 0.1 0.0 0.0 0.2 1.9 0.0 0.0 0.0 0.0 1.6 5.3 0.0 0.0
Sub-total Zone 7 0.0 0.0 0.0 0.1 0.2 0.1 4.2 2.1 0.0 0.0 0.0 0.0 21.7 7.2 0.0 0.0
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 17.8 5.0
Other Zone 8 0.0 0.0 0.2 0.2 0.5 0.2 0.0 0.2 3.0 1.3 0.0 0.0 0.0 0.0 6.4 5.9
Sub-total Zone 8 0.0 0.0 0.2 0.2 0.7 0.2 0.0 0.2 3.0 1.3 0.0 0.0 0.0 0.0 24.2 10.8

Outside Study Area 0.8 1.0 0.4 1.3 0.2 1.2 0.4 2.1 1.9 3.3 0.2 0.4 2.9 7.6 13.8 10.5

Other 0.0 0.0 0.2 0.0 0.0 0.1 0.0 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
Internet/home delivery 1.0 0.4 0.5 0.2 0.7 0.1 0.1 0.2 0.3 0.2 0.8 0.2 0.8 0.0 1.0 0.6
TOTAL 26.2 19.8 15.1 12.3 17.7 11.4 12.0 10.5 27.1 16.5 12.0 6.0 26.5 17.6 47.5 31.0

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:
Derived by applying market shares in Table 5A to the available expenditure in each zone at 2015 (from Table 4A).

Proportion of total convenience spending in each zone that is spent on main food/main food other/top-up is derived from results of NEMS 2009 household survey undertaken for Sainsbury, as follows:
Zone 1 - 51.6/39/9.4;  Zone 2 - 49.4/40.3/10.3;  Zone 3 - 53/34.4/12.6;  Zone 4 - 47.6/41.7/10.7;  Zone 5 - 54.5/33.3/12.2;  Zone 6 - 59.1/29.3/11.6;  Zone 7 - 52/34.5/13.5;  Zone 8 - 51.7/33.7/14.6.

Figures may not tally due to rounding.

Expressed in 2008 prices.
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Table 7B: Existing Convenience Goods Turnovers from Study Area, 2015 - Top-Up

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8
Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up Top-Up

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m)
Available expenditure 4.8 3.1 4.2 2.7 6.1 2.4 6.9 13.4
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.1 0.1 0.2 0.1 0.1 0.0 0.0 0.0
Local stores Hayle 0.0 0.0 0.3 0.0 0.0 0.0 0.0 0.0
Spar, Chapel Terrace, Hayle 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0
Co-op, Copper Terrace, Hayle 0.1 0.1 1.8 0.0 0.0 0.0 0.0 0.0
Lidl, Carwin Rise, Hayle 0.0 0.1 0.6 0.0 0.0 0.0 0.0 0.0

Co-op, Royal Square, St Ives 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
C-op, The Stennack, St Ives 0.0 0.7 0.0 0.0 0.0 0.0 0.0 0.0
Co-op, Tregenna Place, St Ives 0.0 0.3 0.0 0.0 0.0 0.0 0.0 0.0
Costcutter, St Ives Road, St Ives 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.0
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0
Tesco, St Ives Road, St Ives 0.0 0.9 0.1 0.0 0.0 0.0 0.0 0.0
Local stores St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0
Local stores Leedstown 0.0 0.0 0.1 0.0 0.1 0.0 0.0 0.0
Local stores St Erth 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Sub-total PCA (Zones 2 & 3) 0.2 2.9 3.3 0.1 0.1 0.0 0.0 0.0
Tesco, Branwell Lane, Penzance 0.7 0.0 0.1 0.2 0.0 0.2 0.0 0.0
Morrison, Eastern way, Penzance 0.4 0.1 0.2 0.3 0.0 0.1 0.1 0.0
Other Zone 1 3.1 0.0 0.0 0.3 0.0 0.7 0.0 0.0
Sub-total Zone 1 4.3 0.2 0.3 0.8 0.0 1.0 0.1 0.0
Sub-total Zone 4 0.0 0.0 0.0 0.9 0.0 0.0 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 0.0 0.1 0.0 2.2 0.0 0.0 0.0
Other Zone 5 0.0 0.0 0.1 0.0 3.0 0.0 0.0 1.5
Sub-total Zone 5 0.0 0.0 0.3 0.0 5.2 0.0 0.0 1.5
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 1.3 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.1 0.4 0.0 0.0 1.2 0.0
Other Zone 7 0.0 0.0 0.0 0.3 0.0 0.0 4.6 0.0
Sub-total Zone 7 0.0 0.0 0.1 0.7 0.0 0.0 5.8 0.0
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.0 0.0 0.0 0.0 0.0 3.5
Other Zone 8 0.2 0.0 0.0 0.1 0.4 0.0 0.1 6.0
Sub-total Zone 8 0.2 0.0 0.0 0.1 0.4 0.0 0.1 9.5

Outside Study Area 0.1 0.1 0.1 0.1 0.2 0.0 0.6 2.4

Other 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0
Internet/home delivery 0.0 0.0 0.1 0.0 0.1 0.1 0.1 0.0
TOTAL 4.8 3.2 4.2 2.7 6.1 2.4 6.9 13.4

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:
Derived by applying market shares in Table 5B to the available expenditure in each zone at 2015 (from Table 4A).

Proportion of total convenience spending in each zone that is spent on main food/main food other/top-up is derived from results of 
NEMS 2009 household survey undertaken for Sainsbury, as follows:
Zone 1 - 51.6/39/9.4;  Zone 2 - 49.4/40.3/10.3;  Zone 3 - 53/34.4/12.6;  Zone 4 - 47.6/41.7/10.7;  Zone 5 - 54.5/33.3/12.2;  Zone 6 - 
59.1/29.3/11.6;  Zone 7 - 52/34.5/13.5;  Zone 8 - 51.7/33.7/14.6.

Figures may not tally due to rounding.

Expressed in 2008 prices.
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Table 7C: Existing Convenience Goods Turnovers from Study Area, 2015 - Main Food & Top-Up

Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 6 Zone 7 Zone 8 Total Conv. T/O Market Share
Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. Total Conv. from Study Area of PCA Exp.

(£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (£m) (%) (£m)
Available expenditure 50.8 30.5 33.2 25.1 49.7 20.4 51.0 92.0 352.6
PCA (Zones 2 & 3)
Londis, Sands Holiday Park, Hayle 0.0 0.0 0.0 0.0 0.1 0.0 0.0 0.0 0.1 0 0.0
M&S, West Cornwall Shopping Park, Hayle 0.8 1.8 1.7 0.9 0.9 0.2 0.5 0.0 6.8 5.5 3.5
Local stores Hayle 0.0 0.0 0.6 0.0 0.0 0.0 0.0 0.0 0.6 0.9 0.6
Spar, Chapel Terrace, Hayle 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.2 0.3 0.2
Co-op, Copper Terrace, Hayle 0.1 0.5 6.4 0.0 0.3 0.0 0.0 0.0 7.3 10.8 6.9
Lidl, Carwin Rise, Hayle 0.4 1.4 3.9 0.3 0.1 0.0 0.0 1.0 7.2 8.4 5.4

Co-op, Royal Square, St Ives 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.6 0.4
C-op, The Stennack, St Ives 0.0 1.5 0.0 0.0 0.0 0.0 0.0 0.0 1.5 2.4 1.5
Co-op, Tregenna Place, St Ives 0.0 0.7 0.0 0.0 0.0 0.0 0.0 0.0 0.7 1.1 0.7
Costcutter, St Ives Road, St Ives 0.0 0.4 0.0 0.0 0.0 0.0 0.0 0.0 0.4 0.6 0.4
McColls, Tregenna Place, St Ives 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Spar, Carnells Road, St Ives 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1
Tesco, St Ives Road, St Ives 0.0 11.2 0.7 0.0 0.0 0.0 0.0 0.0 11.9 18.7 11.9
Local stores St Ives 0.0 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.5 0.8 0.5
Local stores Leedstown 0.0 0.0 0.1 0.0 0.1 0.0 0.0 0.0 0.1 0.1 0.1
Local stores St Erth 0.0 0.0 0.2 0.0 0.0 0.0 0.0 0.0 0.2 0.3 0.2
Sub-total PCA (Zones 2 & 3) 1.2 18.4 13.9 1.2 1.5 0.2 0.5 1.0 38.0 50.6 32.2
Tesco, Branwell Lane, Penzance 18.7 1.2 2.7 3.1 0.0 6.0 0.0 0.0 31.6 6.2 3.9
Morrison, Eastern way, Penzance 16.7 5.5 4.9 8.2 0.3 4.9 2.6 0.0 43.0 16.3 10.4
Other Zone 1 10.7 0.7 0.2 1.1 0.0 4.3 0.0 0.0 16.9 1.3 0.8
Sub-total Zone 1 46.0 7.4 7.8 12.3 0.3 15.1 2.6 0.0 91.6 23.8 15.2

Sub-total Zone 4 0.0 0.0 0.0 1.3 0.0 0.0 0.0 0.0 1.3 0.0 0.0
Tesco, Wesley Street, Camborne 0.0 1.0 5.8 0.1 20.7 0.0 0.0 1.9 29.4 10.7 6.8
Other Zone 5 0.0 0.5 2.1 0.0 16.3 0.0 0.9 16.2 36.0 4.1 2.6
Sub-total Zone 5 0.0 1.6 7.8 0.1 37.0 0.0 0.9 18.1 65.4 14.7 9.4
Sub-total Zone 6 0.0 0.0 0.0 0.0 0.0 3.2 0.0 0.0 3.2 0.0 0.0
Tesco, Clodgey Lane, Helston 0.0 0.0 0.4 4.5 0.0 0.0 23.3 0.0 28.2 0.6 0.4
Other Zone 7 0.0 0.2 0.0 2.4 0.0 0.0 11.5 0.0 14.1 0.2 0.2
Sub-total Zone 7 0.0 0.2 0.4 7.0 0.0 0.0 34.8 0.0 42.3 0.8 0.5
Tesco, Tolgus Hill, Redruth 0.0 0.0 0.2 0.0 0.0 0.0 0.0 26.3 26.5 0.3 0.2
Other Zone 8 0.2 0.5 0.8 0.3 4.7 0.0 0.1 18.3 24.9 1.9 1.2
Sub-total Zone 8 0.2 0.5 0.9 0.3 4.7 0.0 0.1 44.6 51.4 2.2 1.4

Outside Study Area 1.9 1.7 1.5 2.5 5.4 0.7 11.1 26.7 51.5 5.0 3.2

Other 0.0 0.2 0.1 0.0 0.2 0.0 0.0 0.0 0.5 0.4 0.3
Internet/home delivery 1.4 0.7 0.9 0.3 0.6 1.2 0.9 1.6 7.6 2.6 1.6
TOTAL 50.8 30.5 33.3 25.1 49.7 20.4 50.9 92.0 352.7 100.2 63.8

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Derived from main food turnovers (Table 7A) + top-up turnovers (Table 7B).

PCA comprises Zones 1 & 2.

Figures may not tally due to rounding.
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Table 8: Retail Impact - Convenience Goods

Conv T/O Conv T/O Trade Diversion Resultant Impact
from S.A 2010 from S.A 2015 to new Asda T/O 2015

(£m) (£m) (%) (£m) (£m) (%)
PCA Stores
Co-op, Copper Terrace, Hayle 6.6 7.3 9.5 2.4 4.9 -32.9
Other shops Hayle Centres 1.5 1.6 0.4 0.1 1.5 -6.3

Lidl, Carwin Rise, Hayle 6.0 6.7 5.8 1.5 5.2 -21.8
M&S, West Cornwall S.C, Hayle 6.0 6.6 7.1 1.8 4.8 -27.4
Other out-of-centre, Hayle 0.1 0.1 0.0 0.0 0.1 0.0

Proposed Asda, Marsh Lane - - - - 25.2 -
Sub-total Hayle 20.3 22.2 22.8 5.8 41.7 +87.5

Co-op, Royal Square, St Ives 0.4 0.4 0.0 0.0 0.4 0.0
Co-op, Tregenna Place, St Ives 0.6 0.7 0.0 0.0 0.7 0.0
Other shops St Ives 0.9 1.0 0.0 0.0 1.0 0.0

Co-op, The Stennack, St Ives 1.4 1.5 0.4 0.1 1.4 -6.6
Tesco, St Ives Road, St Ives 11.0 11.9 10.9 2.8 9.2 -23.1
Sub-total St Ives 14.3 15.5 11.3 2.9 12.7 -18.4

Other small shops in PCA 0.3 0.3 0.0 0.0 0.3 0.0

Stores Outside PCA
Superstores in Penzance 69.0 74.7 34.1 8.6 66.1 -
Superstores in Helston 26.0 28.2 1.2 0.3 27.9 -
Stores in Camborne/Pool/Redruth 106.7 116.8 30.6 7.7 109.1 -

Other stores 80.5 87.4 0.0 87.4 -
TOTAL 317.0 345.1 100.0 25.2 345.1 -

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Turnovers at 2010 and 2015 are derived from Tables 6C and 7C, but incorporate an adjustment to allow 
for perceived errors in NEMS survey results.  Responses in such surveys often under-estimate the market 
share of small shops and we have therefore increased the turnover of small shops in Hayle and 
decreased the turnover of the Lidl (which is considered to be too high compared to it's perceived trading 
level) and M&S.

Impact is the amount of trade diverted expressed as a percentage of the pre-impact 2015 turnover.

Figures may not tally due to rounding.

JCC8223/100920v1
September 2010



Table 9: Retail Impact - Comparison Goods

Comparison Comparison Trade Diversion Resultant Impact
T/O 2010 T/O 2015 to new Asda T/O 2015

(£m) (£m) (%) (£m) (£m) (%)
PCA Stores
Co-op, Copper Terrace, Hayle 0.3 0.3 1.7 0.1 0.2 -36.4
Other shops Hayle Centres 2.5 2.7 1.7 0.1 2.6 -3.7

Boots, West Cornwall SC, Hayle 2.3 2.4 5.2 0.3 2.1 -12.5
Next, West Cornwall SC, Hayle 3.9 4.2 5.2 0.3 3.9 -7.1
M&S, West Cornwall S.C, Hayle 5.5 6.0 6.9 0.4 5.6 -6.7

Lidl, Carwin Rise, Hayle 1.0 1.1 3.4 0.2 0.9 -18.2

Proposed Asda, Marsh Lane - - - 5.8 -

Sub-total Hayle 15.5 16.7 24.1 1.4 21.1 +26.3

St Ives Town Centre 6.6 7.2 1.7 0.1 7.1 -1.4
Co-op, Tregenna Place, St Ives 0.02 0.02 0.0 0.0 0.0 0.0
Co-op, The Stennack, St Ives 0.02 0.02 0.0 0.0 0.0 0.0
Tesco, St Ives Road, St Ives 2.2 2.3 8.6 0.5 1.8 -21.7

Other stores St Ives/Carbis Bay 0.28 0.3 0.0 0.0 0.3 0.0
Sub-total St Ives 9.12 9.84 10.3 0.6 9.2 -6.1

Stores outside PCA 65.5 3.8 -
TOTAL 100.0 5.8

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Turnovers of existing comparison goods floorspace at 2010 and 2015 are based on figures in the retail 
planning assessment produced by Strategic Perspectives for the ING application at South Quay (December 
2009) - those were 2009 benchmark estimates that were projected forward to 2014 at 1.5%pa.  The Council's
consultants GVA Grimley audited that assessment and concluded that the turnover levels of existing 
comparison stores were a reasonable starting point for assessing impact.  In the absence of an up to date 
household survey of non-food shopping patterns we have therefore adopted those figures, interpolating the 
results for 2010 and 2015.

Trade diversion from stores outside PCA will be spread across a number of large superstores in Penzance, 
Camborne, Pool and Redruth.

Impact is the amount of trade diverted expressed as a percentage of the pre-impact 2015 turnover.
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Table 10: Retail Impact - Combined Convenience & Comparison Goods

Turnover Turnover Trade Diversion Resultant Impact
2010 2015 to new Asda T/O 2015
(£m) (£m) (%) (£m) (£m) (%)

PCA Stores
Co-op, Copper Terrace, Hayle 6.9 7.6 8.1 2.5 5.1 -33.1
Other shops Hayle Centres 4.1 4.3 0.6 0.2 4.1 -4.6

Boots, West Cornwall SC, Hayle 2.3 2.4 1.0 0.3 2.1 -12.5
Next, West Cornwall SC, Hayle 3.9 4.2 1.0 0.3 3.9 -7.1
M&S, West Cornwall S.C, Hayle 11.5 12.6 7.1 2.2 10.4 -17.5
Lidl, Carwin Rise, Hayle 7.0 7.8 5.3 1.7 6.1 -21.3
Other out-of-centre, Hayle 0.1 0.1 0.0 0.0 0.1 0.0

Proposed Asda, Marsh Lane - - - - 31.0 -

Sub-total Hayle 35.8 38.9 23.1 7.2 62.8 +61.2

St Ives Town Centre 7.9 8.6 0.3 0.1 8.5 -1.2

Co-op, Tregenna Place, St Ives 0.6 0.7 0.0 0.0 0.7 0.0
Co-op, The Stennack, St Ives 1.4 1.5 0.3 0.1 1.4 -6.5
Tesco, St Ives Road, St Ives 13.2 14.2 10.5 3.3 11.0 -22.9
Other stores St Ives/Carbis Bay 0.6 0.6 0.0 0.0 0.6 0.0
Sub-total St Ives 23.7 25.7 11.1 3.5 22.2 -13.4

Stores outside PCA - - 65.8 20.4 - -
TOTAL - - 100.0 31.0 - -

Asda Stores Ltd
Proposed Foodstore on Hayle RFC Site, Marsh Lane, Hayle

Notes:

Turnovers and trade draw derived by adding figures from Table 8 and Table 9.
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