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Terms of Reference

This Design & Access Statement has been prepared to accompany the outline planning application by ING RED UK (Hayle 
Harbour) Limited for a new retail development at South Quay Hayle Harbour.  

It should be read in conjunction with the other application documents 

Mountford Pigott LLP (MPLLP) have been appointed to provide architectural services to support the submission of a planning ap-
plication to redevelop the subject site.  MPLLP have extensive experience of retail and mixed use developments nationally.

This Statement has been prepared in accordance with CABE document “Design and Access Statements, How to Write Read and Use 
Them” published in 2006.

Background 

The current planning application for South Quay follows the extensive work undertaken by LDA to masterplan the broader 
Hayle Harbour area.  The current application uses studies undertaken and information gathered during the masterplanning 
excercise.  

In 2004 ING RED UK (Hayle Harbour) Limited completed its acquisition of the site with the intention of delivering a 
comprehensive scheme. 

Involvement & consultation

The masterplan scheme has been subject to a programme of consultation with statutory authorities, stakeholders, 
technical consultants and the public as part of the masterplanning application process.  This process, the programme and 
results are fully described in community consultation statement for the masterplan outline planning application.  The 
current application has seen a series of more focused meetings with the Local Authority and English Heritage to discuss 
particular issues relating to the site’s World Heritage designation, the Conservation Area and the listed quayside or other 
points of detail.  A statement of community consultation prepared by Halogen  accompanies the current application.

Technical Consultants

This application design has been developed by a team of specialist consultants who have contributed detail 
analysis and design in their respective areas of expertise:

Acoustic Consultancy     Sharps Redmore
Retail Planning     Strategic Perspectives LLP
Architectural Design    Mountford Pigott LLP
Community Consultation    Halogen 
Ecology      Buro Happold
Flood Risk     Buro Happold
Geotechnical & Contamination   Buro Happold
Highways & Access    Buro Happold
Landscape Framework    Mountford Pigott LLP
Planning Consultancy    Planning Perspectives LLP
Viability      ING  
Topographical Survey    Babtie / Nationwide Surveys 
Heritage Consultancy    Steven Little
Sustainability & Energy     Buro Happold
Utilities & Foul Sewerage    Buro Happold

Vision & Objectives

South Quay offers little to the centre of Hayle apart from an untidy windswept inaccessible open space and a few 
moorings for harbour users.  It has been recognised that Hayle is short of food retailing, and this land close to the 
historic heart of Hayle is sufficient in size to accommodate this use.  It will still allow for other retail, leisure, marine 
and residential uses to complete a comprehensive development of the scale and character envisaged in the 
consented Outline Planning application. 

South Quay will stimulate and sustain economic growth in the town, and make the area a desirable and 
sustainable destination, realise the potential of this unused  brownfield land and will ultimately introduce a wider 
choice for the residents in employment, shopping and leisure.

There is no doubt that this proposal presents a superb opportunity to kick start the regeneration of Hayle and 
bring shopping back into the town centre, to ensure the restoration of the Quay and open it for residents and 
visitors to enjoy.

The South Quay proposal represents the vision. The final appearance will be elaborated once outline consent is 
granted, when it will provide an opportunity to produce an exciting, vibrant and stunning place to be; a new and 
different environment and experience, complementing the existing cultural and natural heritage.
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LOCATION  History and demographics 

Hayle (Cornish: Heyl) is a small town, civil parish and cargo port in Cornwall, England, UK.  Its population is recorded at just 
over 8000 in the 2001 census.  The parish was created in 1888 from part of the now defunct Phillack parish, with which it 
was later combined in 1935, and incorporated part of St Erth in 1937. The modern parish shares boundaries with St Ives to 
the west, St Erth to the south, Gwinear and Gwithian in the east, and is bounded to the north by the Celtic Sea. The town, 
whose name derives from the Cornish heyl, meaning estuary, is situated at the southern end of St Ives bay on the estuary 
of the Hayle River, approximately 6 miles south-east of the town of St Ives by road.

The town of Hayle has a remarkable history and the harbour has been at the centre of it. The town grew around what 
was originally a natural estuary and became a major centre of industry and trade in the nineteenth century. Today it has 
international significance as one of 10 designated areas within the Cornwall and West Devon Mining Landscape World 
Heritage Site (WHS). This is belied by the harbour’s current run-down and neglected appearance, having suffered major 
neglect over the last quarter of a century. The harbour itself contains 20 Grade II listed structures and, despite the derelic-
tion that has occurred over the past Century, remains a remarkably intact example of an evolved industrial port. 

Hayle was initially a coal importing and ore exporting port but Hayle was initially dwarfed by nearby Angarrack, where a 
tin smelter was built in 1704 and mills and stamps converted/constructed to process the ore. Hayle’s role was simply to 
serve as a convenient point to land coal from South Wales, which was then taken to Angarrack by mule. In 1710 a copper 
and tin smelter was built at Mellanear Farm on the Mellanear stream which prospered for many years.

Perhaps the first major development at Hayle was the construction of the first modern quay by John “Merchant” Curnow, 
in the 1740s, to service the growing mining industry. In 1758 the Cornish Copper Company (CCCo) moved from Cam-
borne and set up a copper smelter at Ventonleague (Copperhouse Creek) and this proved very successful, so much so 
that a canal was built to bring vessels right up to the works and additional land was purchased on both sides of the creek 
for industrial use and providing housing for the workers.

The smelting process generated large amounts of waste. The copper slag was cast into large heavy dark bricks or “Scoria 
Blocks” which were to prove a very useful building material which were used and re-used in the town and can be seen in 
many buildings. The blocks were sold at 9d (about 3p) for 20 and given free to employees of the CCCo to build their own 
houses. Sea Lane or Black Road (and Black Bridge) as it is now known was built using these and waste used to fill in the 
upper reaches of Copperhouse Creek creating Wilson’s Pool and dividing it from Copperhouse Pool. Copperhouse Pool 
was subsequently modified to serve as a tidal reservoir both to allow ships to travel up as far as the dock, (where the Co-
op supermarket now stands), and to flush or sluice the channel to keep it clear of sand and silt.

In 1779 John Harvey, a blacksmith from nearby Carnhell Green, established a small foundry and engineering works in 
the area, now known as Foundry, to supply the local mining industry. The business flourished and by 1800 employed 
more than 50 people. It went from strength to strength through both professional and family partnerships with a series 
of great engineers and entrepreneurs, including Richard Trevithick, William West and Arthur Woolf, giving the firm a level 
of expertise unmatched in Cornwall. The firm of Harvey & Co is probably best remembered for producing beam engines, 
considered as some of the finest ever built, which not only served in Cornish mines but were exported worldwide. It also 
produced a range of products ranging from hand tools to ocean going ships, including the SS Cornubia and the world’s 
first steam-powered rock boring machine. 

Historic & existing use

The application site is currently significantly under-used.   Largely unmade, there is some informal parking use although this is 
discouraged by signage.  There is some access for small boats moored alongside South Quay and there is a small amount of as-
sociated commercial activity related to fishery although none to tourism.  There are no buildings of any interest existing on the 
application site.

Heritage

Consideration of the heritage issues surrounding the redevelopment of the site are given in Steven Little’s report which 
accompanies the current application.   It concludes as follows:

The site of the proposals is listed Grade II by virtue of the group value of the quays

The quay was built on reclaimed land building commencing in 1818/19

The site is within the Hayle Town Conservation Area and the Cornwall and West Devon Mining World Heritage Site

The listed harbour walls are in a poor state of repair and have collapsed in an area on the east side

The quay was an industrial site which included shipbuilding, later ship-breaking much of the quay was given over to 
the export of ore

All the buildings associated with the industrial activity of the Harvey Company have been demolished and all that is 
likely to remain underground are the foundations of these buildings
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Planning Policy Framework

The planning application is accompanied by a planning statement prepared by Planning Perspectives LLP which deals fully 
with matters relating to policy.  

Planning policies from national, regional and local policy documents have been taken into consideration in the rationale 
for development. These policies are identified below.

National Policy 

PPS1 ‘Delivering Sustainable Development’

PPS6 ‘Planning for Town Centres’

PPS4 (Draft) ‘Planning for Prosperous Economies’

PPG13 ‘Transport’

PPG15 ‘Planning and the Historic Environment’

PPG16 ‘Archaeology’

Circular 07/2009 ‘The Protection of World Heritage Sites’

Regional Policy

 RPG10 – Regional Planning Guidance for the South West – emphasises the need to conserve and enhance 
environmental assets while promoting good quality design, urban spaces and a mixture of complimentary uses. These 
are explored specifically in the following:

 Policy SS18: Regeneration and Conservation

 Policy SS21: Coastal Towns as a focal point for development

 Policy VIS2: Supports Mixed-Use and Brownfield Development

 Policy EN1: Protection and Enhancement for nationally and internationally important landscape areas and nature 
conservation sites

 Policy EN3: Historic Environment

 Policy EN4: Place Shaping

 Policy EC1: Sustainable development should be supported by promoting and encouraging new economic activities

 Policy EC2: Geographical priority should be given to structure economies and regenerate areas of special need

 Policy EC6: Development should lead to regeneration/environmental improvement in town centres

The Cornwall Structure Plan identifies policies specific to Cornwall as a region:

 Policy 1: Key principles for Sustainable Development

 Policy 2: Protection and Enhancement of the Built Environment

 Policy 3: Use of Resources

 Policy 4 Maritime Environment

 Policy 11: Economic Growth

 Policy 14: Retailing

 Policy 25: Identification of Hayle as an ‘other main town’

















































Local Plan

The Penwith Local Plan was adopted in February 2004. The following saved policies have been considered in the 
context of the proposal:

Policy GD1:Integration of Development with Surroundings

Policy GD2:Design and Layout of Development

Policy CC1: Protection of Landscape Character

Policy CC2: Interpretation of Landscape Character in Coastal Areas and the Countryside

Policy CC5: Protection of Areas of Great Landscape Value

Policy CC6: Protection of Special Areas of Conservation/Special Protection Areas

Policy CC7: Protection of Sites of Special Scientific Interest

Policy CC8: Protection of Areas of Great Scientific Value, County Wildlife Sites, County Geological Sites, Ancient 
Woodland Sites and Local Nature Reserves

Policy CC14: Protection of the Shoreline and Coastal Waters

Policy CC18: Reclamation of Derelict Land/Unsightly Land

Policy TV14: Protection of Historic Settlements

Policy TV15: Re-use of Previously Developed (Potentially Contaminated Land)

Policy TV17: Control of edge-of-centre/out-of-centre shopping sites

Policy TVD: Proposal for the development of South Quay, Foundry Yard and South Quay, Hayle

Policy CS8: Control of Proposals which would affect water courses or the coast. 

Of primary interest is the content of Policy TV-D,  This states that in considering specific proposals for Hayle 
Harbour, a number of key objectives have to be met, including:

The regeneration of derelict sites;

Effective use of previously developed land;

The retention and improvement of port facilities; 

The effective integration of retail and other centre uses with the existing Foundry centre; and

The effective protection of significant, natural and built, environmental assets. 

The policy text is as follows:
South Quay/Foundry Yard (6.0 hectares), North Quay (7.9 hectares) and East Quay (1.0 hectares) are proposed for 
redevelopment for uses within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1 and D2 of the Town and Country Planning 
(Use Classes Order 1987). Proposals for development will be required to:

Make provision for improved harbour facilities;

Make provision for the maintenance of the existing level of industrial storage facilities; 

Ensure that town centre uses (A1, A2 and A3) are closely integrated with the adjacent town centre in terms of 
location, orientation and pedestrian movement;

Provide for at least 400 dwellings with a target for 25% of provision being “affordable” and meeting the 
requirements of Policy H-14;

Be of a scale and design that respects the maritime environment and heritage of those prominent location in 
the harbour;

Retain existing buildings and traditional features which contribute to the character of the area;

Be compatible with their surroundings;

Include provision for the improvement of the junction between Carnsew Road and Foundry Lane. 
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Topography, geology & contamination

The site and surrounding roads have been subject to a topographical survey prepared by Babtie and Nationwide Surveys 
Ltd which has informed the architectural as well as the infra-structural design of the scheme.   A Geo-Environmental 
Desk Top Study has been undertaken by Buro Happold which concludes the following:

The Environment Agency and Penwith District Council have previously confirmed in writing that the investigation and 
assessment undertaken to date is considered suitable for outline strategic purposes and the associated Hayle Harbour 
Regeneration OPA. Both regulatory bodies have recognised the requirement for further investigation and risk assessment, 
especially in areas of the site where historic contamination is suspected. As described above, these further investigations 
(summarised in Section 13.8) will be undertaken in support of the detailed planning application.

Key construction impact mitigation measures include the provision of adequate PPE and the adoption of safe working 
practices, a full programme of asbestos removal along the South Quay, stockpile management procedures as well as dust 
suppression and temporary drainage measures.

Potential operational impact mitigation measures comprise complete source removal and / or remediation, construction 
of capping layers in areas of soft landscaping, use of gas protection measures and  implementation of  lean service trench 
techniques.

Arboriculture

The subject site is largely hardstanding however it contains an area of scrub with some large shrubs.  There are no trees 
and therefore no arboriculture survey has been undertaken.
 
Ecology 

The site and surroundings have been subject to ecological assessment  for the purposes of determining environmental 
impact as part of the EIA and Environmental Statement which has been undertaken by Burro Happold in accordance 
with Natural England recommendations.  The report forms part of the current application and concludes as follows:
Terrestrial ecology

The terrestrial habitat within the proposed development site is of limited value compared to the surrounding land and 
development sites in the vicinity of Hayle Harbour.  The most important species found at the proposed development site was 
petalwort (Petalophyllum ralfsii),  which is fully protected under Schedule 8 of the Wildlife & Countryside Act 1981 and listed 
in the EC Habitats Directive. Only small numbers of the plant are found on South Quay. Mitigation is proposed in the form of 
translocation of any sizeable colonies of Petalwort found on South Quay.

The limited impacts of the proposed development would be experienced during the construction and the operational phase 
and will affect both species and habitats.

Aquatic ecology

The aquatic flora and fauna of the Hayle complex is restricted due to historical contamination of the sediments and 
the continued poor water quality due to mining drainage and spoil heaps in the various catchments. This takes any 
environmental impacts from construction and operation lower than for uncontaminated systems.

The limited amount of work that impacts on the aquatic ecology means that any impacts during the construction and 
operational phases are minimal.

Ornithology

The Hayle Estuary and Carrack Gladden SSSI encompasses the Porth Kidney sand dune system west of the estuary mouth 
and the main inter-tidal basins of Lelant Water in the south-west of the estuary, Carnsew Pool south of the harbour, and 
Copperhouse Pool to the east. The primary reason for the SSSI status of the estuary lies in the populations of waterfowl and 
shorebirds that occur in winter and pass through on spring and  autumn migration.  Carnsew Pool was identified as being 
of particular interest with an area of open seawater available over the entire tidal cycle supporting little grebe at a regional 
(possibly national) importance level, and with an area of intertidal habitat exposed over each tide at the western end of the 
pool supporting feeding and roosting waterfowl.

The main focus of potential construction impact is around Carnsew Pool, with some construction activities potentially 
causing indirect loss of habitat and associated habitat function through disturbance.













Landscape  & Visual Assessment

A detailed visual assessment has been prepared as part of the Environmental Statement which covers all the 
key receptors around the development site.  The design of any buildings will take into account the following 
parameters to ensure that the development meets the objectives set in the outline planning application for Hayle.

The scale and massing needs to respectful of the “three churches”, and should avoid breaking the skyline. 
Five key views identified by the local planning authority (see page 8), have been analysed by accurately 
superimposing the massing model into photographs.  These demonstrate the limited or negligible impact that 
the development will have, with the exception of Penpol Terrace, where the loss of view is a personal judgement 
for the residents in that area.

Scale and massing of the development in relation to the viaduct has been sensitively addressed.  The finer 
grain retail provides the connectivity with Foundry Square and is in scale with the new public piazza alongside 
Carnsew Road, integrating the viaduct into the immediate townscape.  The foodstore, the largest structure 
on South Quay, has been sited sits sufficiently far from the viaduct to have little impact.  The height of all 
development respects the overall height and scale of the viaduct.

The separation of the foodstore from the viaduct and fine grain retail provides open space and views from 
Penpol Terrace towards the possible future development opportunity on Jewsons which can “close the square”. 
In the short term a landscaped screen is proposed to conceal the industrial buildings.  The introduction of an 
events space, and locations for local traders to set up stalls has been suggested to provide additional vibrancy 
and interest along the raised boardwalk linking Foundry Square with the foodstore.

South Quay has virtually no physical connection with Foundry Square at the present time.  It is essential that 
as the design is developed, further new pedestrian and cycle links are provided, both north south and east 
west.  Whilst these are outside the application site, these are illustrated on the layout. The new links will require 
additional improvements to the soft landscaping of Isis Gardens.
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View from Cricket Club

View from Cricket pavillion

View from Penpol Terrace

View from Cunaide Stone

View from St Uny’s Chruch

View from train station

3

Key View Identification

The views identified are considered to be particularly important for any redevelopment scheme. The site & 
context have been constructed in a virtual model to allow careful consideration of these views throughout 
the design process.



Visual Assessment Key Viewpoints
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Acoustics

The site has been subject to a Noise Assessment by Sharps Redmore which forms part of the current planning 
application.   It concludes the following:

Having undertaken this assessment against objective criteria and considering impacts from all sources, it is concluded 
that with mitigation (in the form of screening, as set out), the development could proceed without the likelihood of 
subsequent operations harming the amenity of local residents.

Noise impact on the proposed dwellings is beyond the scope of this assessment, however, it can be considered further 
once the residential scheme design has evolved. Mitigation scheme in the form of improved glazing (along with 
alternative ventilation, as necessary); acoustic fencing (if necessary); and layout/orientation, will allow proper control 
to be achieved.

Road traffic noise from the proposal would cause imperceptible increases and therefore a negligible adverse impact 
in noise level on surrounding roads.

The proposed mechanical services (including any generating plant) on site would best be controlled by a condition 
limiting noise levels at the nearest noise sensitive premises. Note: This approach is the industry norm for this type 
of development and can be readily achieved by appropriate plant selection and, if necessary, screening local to the 
plant.







Air Quality

The site has been subject to a Air Quality Assessment by Buro Happold which forms part of the current planning 
application.   It concludes the following:

In summary, the proposed development of South Quay is expected to have an insignificant effect on air
quality. The development was identified as having potential impacts on local air quality from the following
sources:

 dust during construction

 odour during construction

 emissions from increased traffic flows

A summary of potential impacts and their significance can be found in Table 11 - 8 [of the Environmental Statement] below

During the construction phase significant impacts on sensitive receptors as a result of dust could occur
however, the successful implementation of dust management measures during construction should adequately
mitigate this impact so no significant residual impact occurs. Monitoring during the construction phase would
also be in place to test the efficacy and ensure the successful implementation of mitigation measures.
An earlier detailed modelling study for the Hayle Harbour Regeneration project indicated that the predicted
increases in concentrations of PM10 and NO2 resulting from the full development traffic would result in an
insignificant impact on the identified sensitive receptors. The predicted increases in PM10 range from being
negligible to small in magnitude. Small increases in NO2 levels are predicted. Concentrations for both
pollutants would remain significantly below the 40μg m-3 National Air Quality Objective.

Daylighting

No daylighting or overshadowing analysis has been undertaken with respect to the proposed development because no sensi-
tive receptors were identified within the potential impact zone of the proposal.

Artificial Lighting Impact

A lighting impact assessment has been prepared by Buro Happold based on a schematic lighting design.   The baseline 
for comparison has been prepared from the site survey and takes into consideration existing lighting levels.  

South Quay has been lying dormant and underused for some time.  It has no obvious sources of light and consequently will 
have had little to no impact on the surrounded environment for a number of years.  The proposed future works will undoubted-
ly increase the district light level. However, the future development need not adversely impact on the surroundings as lighting 
levels and distribution can be accurately controlled in a sympathetic manner.

The proposed site should be a safe and welcoming environment, taking care to ensure these new higher levels
of light do not adversely affect local residents and their surroundings.  The waterfront promenade should have lighting posi-
tioned  so as not to impact on the surface of the water, and consideration could be given to introducing a moderately higher 
level of illumination to the raised boardwalk, thereby encouraging use of this route during hours of darkness for safety reasons. 
The car park should be lit with a dedicated scheme of lighting columns directing all light at ground level, all in accordance with 
the latest statutory objectives.

Controlling the brightness of visible internal elements of the shop is more difficult however the design can incorporate indirect 
sources and glare shielding, with limitations on interior light levels during quieter periods of use.
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Existing boundary structures & conditions

The existing boundary structures and conditions are addressed 
in the descriptive and photographic schedule which should be 
read in conjunction with the boundary key plan.  Photographic 
boundary references are given from left to right.

Boundary ref 11- 12 Boundary ref 14-16

REF BOUNDARY LOCATION DESCRIPTION CONDITION ACTION

01-02 Jewsons  Concrete posts and chain link Old but complete Retain

02-03 Jewsons  Concrete posts and chain link Old but complete Retain

03-04 Undefined Rough ground Improve

04-05 Access to Carnsew area Concrete access bridge over sluice and granite quay wall Granite wall in 
poor state repair

Improve

05-06 Undefined embankment to quay Rough ground, mostly tipped material Very poor Improve

06-07 Quay wall Granite Fairly good Improve

07-08 Quay wall Granite Good Improve

08-09 Quay wall Granite Good Improve

09-10 Quay wall Granite, dressed Good Improve

10-11 Quay wall Granite, random Poor Improve

11-12 Quay wall Sheet steel piled wall with concrete capping Average (for age) Maintenance

12-13 Quay wall Granite, random Poor Improve

13-14 Breach in quay wall Rough ground Exceptionally 
poor state

Rebuild

14-15 Quay wall Granite , random Poor Improve

15-16 Edge of site to viaduct Rough ground Rough and untidy Replace

16-17 Carnsew Road frontage to site Footpath adjacent rough ground with concrete blocks Rough and untidy Replace

17-01 Jewsons frontage Footpath adjacent to Jewsons Retain

Boundary ref 14-09

ASSESSMENT 
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Surface Water Drainage & Flooding

A Flood Risk Assessment (FRA) has been prepared by Buro Happold. 

The proposed South Quay development will include new and upgraded flood defences and quay walls along South 
Quay.
The assessment has been carried out in accordance with the guidance given in Planning Policy Statement 25 – 
Development and Flood Risk (PPS25) published in December 2006. 

The main potential source of flooding is tidal, arising from a combination of astronomical and meteorological 
conditions, which will lead to extreme tidal levels within Hayle Harbour. The following criteria have been considered in 
relation to tidal flood risk:

 The Tidal Flood Risk has considered the design life of the wider site development which takes the life of the 
development to 2117.

 The predicted 1 in 200 year still water tidal level for 2117 has been considered, to include climate change, giving a 
level of 5.66m ODN. Climate change impacts have been assessed in accordance with the guidance given in PPS25.

 A freeboard allowance of 500mm has been included, to account for inherent uncertainties in the method of 
prediction. This results in a minimum required flood defence level of 6.16m ODN. Despite this, and to provide a 
sustainable approach to flood risk management within economic constraints, it is proposed to set the minimum 
development threshold at a level of 6.35m OD. This is higher than the 1 in 200 year and 1 in 1000 year tidal level, 
including a climate change allowance and uncertainty freeboard.

With regard to surface water runoff, the development will deliver a scheme that will provide a suitable surface water 
drainage system which provides a net improvement over the existing surface water drainage arrangements and does 
not increase the risk of flooding to neighbouring sites. Due to the nature of the development and its proximity to tidal 
waters, it is not proposed to limit the rate of runoff to the existing rate where discharge is proposed to the harbour.

Water quality improvements will be achieved by the interception of rainwater infiltration into contaminated ground and 
the introduction of positive drainage and discharge to tidal waters. Where car parking is proposed, the requirements of 
the EA’s PPG3 will be met.







Services, easements & site legal constraints

A utilities assessment has been undertaken by Buro Happold which accompanies the current application using informa-
tion previously obtained from utility companies and stakeholders and results from more recent negotiations with South 
West Water and Western Power Distribution. There is an opportunity for adequate utilities being available at this site as 
the proposed food store is to be located on a brown-field site, which is close to Hayle Town Centre.  There are no known 
problems with being able to supply the proposed food store and subsequent development on South Quay. Storm and 
foul water drainage can be accommodated by the harbour and existing infrastructure, respectively.  Small scale diversions 
and protection of utilities will be required to accommodate the proposed changes to the highway alignment associated 
with the development proposals. These can be undertaken at the same time as any connections needed to provide a sup-
ply to the site.  Water, Gas and Communications are not considered to be required in loads that exceed available supply. 
Electricity supplies are more complicated as a single substation is unlikely to be able to supply the site. There are however 
options for a combination of supplies to be made available and the capacity of the network is adequate. The provision of 
a food store substation is likely to be provided by the developer and this can be incorporated within the existing electric-
ity network 

Sustainable Transport and Highways Background

A full Transport Assessment prepared by Buro Happold  accompanies the current application.

The B3301 provides frontage access to a range of shops, services and facilities, concentrated in the 
Copperhouse and Foundry Square areas of Hayle; on-street car parking is provided in parallel lay-bys 
in these areas. Direct access to residential properties fronting the route, is also in evidence along the 
B3301.

The B3301 forms a roundabout junction with the B3302 at Foundry Square, adjacent to Hayle railway 
station, and thus forms a pivotal node in traffic movement throughout the town. The B3302 heads 
southward from this junction, providing access to residential areas on the southern outskirts of 
Hayle. The B3302 crosses the A30 (T), but does not provide direct access to this strategic carriageway.
The application site falls within the central hub of the Hayle Harbour Masterplan, which currently 
identifies South Quay for a range of residential and employment development. 

The accessibility level of the application site is high, owing to its proximity to existing and committed 
town centre residential development. The development site also lies on a bus route and within 
walking distance of the train station. Significant pedestrian accessibility improvements will be 
secured as part of this development, alongside those secured against the Hayle Harbour Masterplan 
which may result from investment by ING in a range of public transport, walking and cycling 
improvements, thus securing a reduced dependence on travel to Hayle by private car.   

The benefits proposed by having a centrally located amenity for the general public, significantly 
outweigh any detriment incurred to car drivers in Foundry Square. The intended travel plan will 
dissuade visitors from using private cars to travel to the site.

Accessibility (Non-vehicular)

The site is fairly flat and once redeveloped can offer cyclists pedestrians and the disabled level 
access to new buildings.  Access is currently very limited owing to the nature site’s surface finish and 
because linkage to the main areas of pedestrian activity is poor.  

Pedestrian and cycle linkage to the surrounding town be improved to enhance the town centre for 
non-vehicular users  
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Building Ref E from English Walls

Townscape Analysis & Site Context

The Department of the Environment, Transport and the Regions, in partnership with the Commission for Architecture 
and the Built Environment, has produced a series of objectives of good urban design to indicate what should be sought 
to create a successful place. These are put forward in their document ‘By Design. Urban Design in the Planning System: 
Towards Better Practice’:

Character and distinctiveness: through the enhancement of the character of the area by respecting 
its locally distinctive patterns of development, sense of history, culture and traditions.

Continuity and Enclosure: through reinforcing the continuity of street and the enclosure of space 
by development which clearly defines private and public areas

Quality of the Public Realm: through the quality of the space between buildings by providing 
spaces and routes that are safe, uncluttered, active and identifiable.

Connectivity and Permeability: through high accessibility and local movement by making places 
that connect with each other and are easy to move through.

Legibility and identity: through ease of understanding, through development that provides a 
system of recognisable routes, nodes and features to orient users

Diversity and choice; through a mix of compatible uses that work together to create vital and 
viable places, and meet a wide range of local needs. 

Adaptability and Robustness: through development that can easily respond to changing social, 
technological, economic and market conditions

Integration and Efficiency: through sustainable development, which integrates land uses, 
transport, and the natural environment, promotes walkability and reduces the need to travel.
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In order to meet these objectives an assessment of the existing townscape character and quality of the site has 
been undertaken in which the following urban design characteristics have been considered:

Locale

Urban structure

Urban Grain

Density and mix of uses

Scale of Development

Building Typology

Streetscape, Public Realm















Scheme Aspirations 

Set and achieve the sustainability targets set for the development. (By Design Objective: Integration 
and Efficiency)

 Achieve the accessibility targets set for the development – all non-residential development to be 
fully accessible. (By Design Objective: Integration and Efficiency)

Offer design solutions to Cornwall County Council for consideration for off-site improvements to  
pedestrian crossings and linkage. (By Design Objective: Integration and Efficiency)







1 2 3 4 5 6 7 8

9 10 11 12 13 14 15 16

17 18 19 20 21 22 23 24

25 26

1 2 3 4 5 6 7 8

9 10 11 12 13 14 15 16

17 18 19 20 21 22 23 24

25 26 1 2 3 4 5 6 7 8

9 10 11 12 13 14 15 16

17 18 19 20 21 22 23 24

25 26

EVALUATION



1�
Architecture DesignMasterplanning

Hayle Harbour RegenerationHayle Harbour Regeneration

Development Proposal for South Quay
Hayle Harbour

December 2009

Design and Access Statement

South Quay
Hayle Harbour Regeneration

Urban Design Characteristic

Locale
Locale is the geographic, historic and cultural context of a 
place which bestows its specificity and identity.

Description

Analysis

Hayle is full of unusual relationships of form and 
scale.. These bestow upon Hayle a clearly identifiable 
character.



Site specific Design Objectives

The designers should take delight in the unusual 
juxtapositions which characterise Hayle

It would be consistent with the historical use of the site 
for a large industrial or warehousing use to be located 
here.

Visitors need guidance or interpretation to understand 
Hayle’s historical significance and enhanced pedestrian 
access in order to experience it. 







CABE by Design 
Objectives

Character and 
distinctiveness: through 
the enhancement of the 
character of the area 
by respecting its locally 
distinctive patterns of 
development, sense 
of history, culture and 
traditions.

Design Outcome

Materials: the selection of external facing materials 
has been influenced by industrial as well as traditional 
materials in the locality.

Appearance: this matter is reserved however the 
design takes cues for scale & form from  nautical and 
industrial references.

Consultation: the scheme has been widely consulted 
and the designers have made every effort to reflect the 
results of the consultation process in the design.







2

3 1

5

6
7

6

Paul Sherris Funeral Director

7

Jewson

8

The Bull Ring Bar (formerly Black Gate Inn)

9

view from Penpol Terrace

1

Whites Warehouse

2

Back of Foundry

5

Penpol Terrace

3 4

The Viaduct

Built form in the locality is characterised by the use of 
stone and render

The character of the locale is dominated by the 
landform and the barriers to movement resulting from 
the quays, viaduct and bodies of water 

It is not obvious to the casual observer why the town 
should be designated a World Heritage Site 

The buildings are generally late Victorian and 
Edwardian.

Although mostly demolished there is an important 
history of large scale industrial buildings within Hayle.
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Design and Access Statement

The urban structure is the framework of routes and spaces that 
link an area with its surroundings and forms the skeleton of an 
area for the purposes of movement and access.

Description & Analysis

Hayle is located between the estuary which constrains 
development to the northwest and the A30 to the 
south and east.

Within Hayle the B3301 is the principal east-west route.

The railway viaduct is a principal defining structure 
within the town.

The quays are principal defining structures and 
constrain movement and linkage. 









Site specific Design Objectives

  Provide development 

which clearly defines existing and new routes.  

with entrances located along Carnsew Road to 
strengthen linkage to the town centre and create 
destination street frontage.

with frontage addressing Penpol Terrace to reintegrate 
the site into the urban fabric of the town







CABE by Design Objectives

Continuity and Enclosure: through 
reinforcing the continuity of street 
and the enclosure of space by 
development which clearly defines 
private and public areas

Design Outcome

the proposed buildings reinforce the continuity of the 
street by addressing Penpol Terrace.

the new buildings in conjunction with existing quayside 
define new public space in the town centre





Urban structure - Hayle 

Urban Structure
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Urban Grain

The layout of an area is determined by the arrangement of 
streets, blocks and plots.  The concept of “urban grain” gives an 
indication of the degree to which an area’s pattern of blocks and 
plots’ subdivision is respectively small and frequent (fine grain) 
or large and infrequent (coarse grain). 

Description & Analysis

The diagram gives an indication of the gradation and 
direction of the urban grain as well as the block structure

The urban grain of Hayle is highly fractured owing to 
the unusual landform and manmade constraints.

There are abrupt transitions between areas of fine 
grain  development and large abandoned industrial 
sites (with effectively no grain) within the town centre

These dramatic scale shifts and the profound effects of 
the landform on the layout of the town are key defining 
characteristics of Hayle 







Site specific Design Objectives

Provide new development which takes full advantage of 
the town centre location

It would be consistent with Hayle’s character to for there 
to be  abrupt changes is scale and grain

Provide development which is highly permeable to 
encourage greater use and access to the site.

Provide access and facilities for harbour users 









Design Outcome

the proposed development 

incorporates significant elements of public realm and 
linkage to the town centre

incorporates significant retail elements to draw the 
public into the town.

is highly permeable allowing a high degree of public 
access

incorporates access for harbour users and lockers for 
equipment in connection with the moorings 









CABE by Design 
Objectives

Connectivity and 
Permeability: through 
high accessibility and local 
movement by making places 
that connect with each 
other and are easy to move 
through.

Urban grain - Hayle 
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Density & Mix

The density of an area is represented by the amount of 
development on a given piece of land.  The mix indicates the 
respective range of uses.  Density influences the intensity of 
development, and in combination with the mix of uses can affect 
a place’s vitality and viability.

Description

South Quay is located in a central zone within the town 
with unusual constraints owing to the quayside and 
adjoining bodies of water.

Hayle is notable for the variety of adjacent uses and 
abrupt changes in density and pattern of development 
without transitional zones

The subject site is disused and this leaves an unsightly 
vacant space within the town centre 







Site specific Design Objectives

Provide a moderate density proposal appropriate for a 
central site within the town

Provide appropriate uses on the site including retail 
which contribute both to the viability of the scheme & 
more broadly to that of the town centre.





Design Outcome

the proposals provide a moderate density of 
development which is judged to be appropriate for the 
site’s location.

the use proposed for the site include small scale retail 
and larger  scale food retail.  The proposed uses not 
only provide for the viability of the scheme but the 
development would also reinforce the viability of the 
retail in the town centre.





Key

Residential

Water

Open space including agriculture

Commercial including retail

Surface car parking or derelict

CABE by Design 
Objectives

Diversity and choice; 
through a mix of 
compatible uses that 
work together to create 
vital and viable places, 
and meet a wide range of 
local needs. 

Density and Mix - Hayle 
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Key:

Vehicular Routes

Pedestrian Routes

Service or semi-
private access

Site specific Design Objectives

Define the public realm surrounding the site through the 
introduction of active built form. 

Introduce a comprehensive and integrated landscaping  
scheme with appropriately scaled planting to achieve the 
townscape objectives.

Define a palate of street furniture and hard landscaping 
materials to bestow specificity and identity upon the 
scheme.

Consider pedestrians and cyclists as a priority within 
streetscape design 

Consider external lighting not only as illumination of 
activity but also as a building design feature and to assist 
orientation and wayfinding











Quality of the Public Realm: through the 
quality of the space between buildings by 
providing spaces and routes that are safe, 
uncluttered, active and identifiable.

Design Outcome

Public realm is clearly defined by built form

A comprehensive hard and soft  landscape  framework 
forms part of the scheme

Clearly identified routes for pedestrians and facilities for 
cyclists are incorporated within the scheme.  







The appearance of the public realm is dominated by the 
viaduct and the functional treatment of harbour structures.

Abrupt changes of scale are particularly noticeable within 
the public realm for example between small scale Isis 
Gardens and the massive arches of the viaduct.

Although Penpol Creek  is potentially an attractive feature 
within the town centre it is also a significant barrier to 
pedestrian linkage.







Streetscape, Public Realm

Streetscape, Public Realm describes both the spatial layout of the  
public realm as well as the palate of materials, street furniture 
and soft landscaping found within a public space.   Streetscape  
is inextricably linked with the priority attached to different 
modes  of transport within an area.

CABE by Design Objectives

Description

PEN
PO

L CREEK

ISIS GARDENS

Public Realm Streetscape - Hayle 
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Building Typology

Building typology describes how a building is configured with 
respect to its functional requirements, access patterns and its 
relationship to the public realm.  The position and configuration 
of buildings determine the shape and quality of the enclosed 
public realm and thus typologies have a significant impact 
on the character and legibility of an area.  Similarly they give 
an indication of whether active frontages and passive street 
surveillance can be supported. 

Description

Site specific Design Objectives

Create active street frontage and legible architectural 
forms to promote a vibrant street scene



CABE by Design Objectives

Legibility and identity: through ease of 
understanding, through development that 
provides a system of recognisable routes, nodes 
and features to orient users

Design Outcome

proposed development creates new areas of public realm 
addressing Penpol Terrace

proposed building presents active and open frontage  to 
Penpol Terrace

passive surveillance opportunities increased through 
positioning of building and intensification of use 







View A -  Jewson and Carnsew Road, buildings do not 
address street front, little activity, no passive surveillance 
despite pleasant park setting south

View B -  Carnsew Pool and residential backs, this area is 
used informally by pedestrians and there is a Public Right 
of Way along the Jewson boundary however it addresses 
residential back gardens and there are no significant 
destinations for pedestrians. 

View C - Jewson and surf shack, although the surf shack 
addresses the street and has street facing windows it is an 
insufficient draw for significant levels of pedestrian traffic.

View D - Car park with viaduct beyond, attractive stone 
walls, pedestrian access along length of carpark

View E - quayside - provides visual interest however the 
level of activity is low

View F - Penpol Terrace - small scale retail with residential 
over,  good passive surveillance and potential for activity













Key Plan

 Context View A

A
DC

B

 Context View D

 Context View C

 Context View B

 Context View E

E

 Context View F

F
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Opportunities & Constraints Evaluation

Minimum 4m width waterfront promenade

Viewing area 

Limited opportunity for vehicle access to South Quay and Foundry car park

Provide opportunity for access to future development site

Strong vibrant articulated edge to Penpol Creek

Strengthen pedestrian links to Foundry centre through Isis Gardens

Enhance pedestrian link to Penpol Terrace and station

Ensure level of land protects development from flooding

Restore quay walls

Maintain access to Carnsew Pool 

Strengthen edge of Carnsew Road 

High voltage underground cables

Poor aspect to Jewsons

Retain opportunity for development on Foundry car park

Retain facilities for fishermen 

Improve outlook from Penpol Terrace properties towards South Quay

Examine views from Cricket Ground

Examine views from Station 

Examine view from St Uny’s Church

Examine view from Cunaide Stone

Key Views

Additional views into site 
requiring consideration
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Minimum 4m width waterfront promenade

Viewing area 

Limited opportunity for vehicle access to South Quay and Foundry car park

Provide opportunity for access to future development site

Strong vibrant articulated edge to Penpol Creek

Strengthen pedestrian links to Foundry centre through Isis Gardens

Enhance pedestrian link to Penpol Terrace and station

Ensure level of land protects development from flooding

Restore quay walls

Maintain access to Carnsew Pool 

Strengthen edge of Carnsew Road 

High voltage underground cables

Poor aspect to Jewsons

Retain opportunity for development on Foundry car park

Retain facilities for fishermen 

Improve outlook from Penpol Terrace properties towards South Quay

Examine views from Cricket Ground

Examine views from Station 

Examine view from St Uny’s Church

Examine view from Cunaide Stone

Key Views

Additional views into site 
requiring consideration
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Layout and Relationship to Opportunities & Constraints Evaluation
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Active external areas

Activity – retail market stalls

Covered events arena

Active building frontage with upper level pedestrian 

route from waterfront to Foundry Centre

Continuous waterfont promenade

Spacious viewing area

Landscaping to reduce Jewsons impact on South Quay

Opportunity for landmark feature 

Pedestrian avenue to store front

New public space with public art 

Potential for access to future redevelopment

Land raised to new level to eliminate potential flooding.

Improved pedestrian linkage from South Quay to Penpol Terrace and station

New pedestrian connections to Foundry Centre and opportunity 

for improvements to Isis Gardens

Connection to existing tracks and Carnsew Pool

New articulated and animated views from Penpol Terrace

New access to Foundry site to assist future development

Additional views into site 
requiring consideration
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Opportunities & Constraints Evaluation

EVALUATION

The assessment of the site has identified the key opportunities and constraints which have led to the designers’ approach 
to the site and the scheme proposal.  The principal considerations are:

The viaduct is the dominant structure in Hayle visually, in some respects slicing the town in two but also providing 
framed views through its arches and providing strong character and identity to the town.  

The design should take advantage of the framed views through the arches from the south and create spaces from 
which the southern part of Hayle can be viewed.

The proposed buildings should be visually subservient to the viaduct. 







There are limited opportunities for visitors within the town centre to appreciate the dramatic landscape or 
the listed quayside structures. 

Although potentially attractive features the channels and pools within Hayle constrain movement and 
connectivity around and through the town.

Any redevelopment of South Quay should incorporate significant elements of public realm to increase access, 
activity and opportunities to view the surrounding landscape, townscape and listed quayside.
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EVALUATION

The Flood Risk Assessment has identified a requirement to raise any proposed development 
1.35m above the existing quayside (to +6.35m AOD)

The quayside walls themselves are listed and therefore it is considered inappropriate to alter or 
extend them.

The design concept to accommodate these two considerations is to adopt a split-level approach 
to the public realm adjoining the quayside.  The lower level remains as existing at +5.00m AOD 
(approximately) and the upper level is set at the new development level of +6.35m AOD.







The quayside walls are listed Grade II but are in a poor state of repair including a substantial 
breach

There is some harbour activity in Penpol Creek which could be intensified.

Any redevelopment of South Quay should include proposals to repair and maintain the quayside 
walls as well as increased access and opportunities for intensification of marine uses
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Land Use Strategy

On the basis of the forgoing site analysis it was decided to develop a brief for a retail development addressing both the 
specific characteristics of the site but also meeting the identified local need for retail space as described in the retail 
assessment which accompanies this application.

Use

Scheme Content

Medium-sized foodstore and in-store cafe  - to reinforce and support the town centre as a shopping destination accessed 
from Carnsew Road by vehicles and from Isis Gardens by pedestrians and cyclists 

 Small scale retail units and/or restaurants- to enhance the streetscape along Carnew Road and to promote active street 
frontage, strengthening Hayle as a retail destination

Surface car parking - to encourage linked trips to the new uses provided on the site and the existing business and 
services uses in Hayle.  

A landscaped setting with safe pedestrian routes - to improve the streetscape surrounding the application site

Covered cycle parking  - to encourage sustainable transport use

Improved pedestrian linkage between the subject site and the town centre

New public realm including quayside promenade and piazza

Infrastructure improvements including the repair of the listed quayside walls

New vehicular access with roundabout

The proposed uses have been carefully selected to respond to the townscape analysis so that they are appropriate for and 
respond to their immediate context.  Additionally, the uses have been selected to support and reinforce the vitality of the 
broader town centre.    

The varied size of the proposed retail units will allow different types of retailer to operate on the site and the scheme will 
be anchored by one of the major food retailers.  This will help to prevent retail leakage to nearby towns.
 



















Amount

Application Site Area:. 2.92 ha (excludes blue line around residential/mixed-use development = 0.51ha) 

Total South Quay site including residential/mixed-use development site = 3.43ha 

Food retail unit including  customer cafe with outdoor seating area - 6864 msq gross internal floor area

Small retail units - two units @ approx 88 msq gross internal floor space each,  176 msq total gross internal floor 
area , capable of sub-division

Surface parking for 341 cars including 20 accessible spaces, 14 parent-toddler spaces, space for delivery vehicles 
in service yard  

A landscaped setting with safe pedestrian routes and linkage through Isis Gardens to town centre

Covered cycle parking 

Low level quayside promenade liking Isis Gardens with the listed quayside and on to Carnsew Pool 
incorporating fishermen’s lockers

Upper level landscaped promenade incorporating landscaping and street furniture linking the small retail units 
piazza with the food store and cafe seating area.

Ramps and steps link the upper and lower promenade levels.

The proposed scale of development has been carefully designed to respond to the townscape analysis so that it is 
appropriate to its immediate context while contributing to the vibrancy and viability of the town centre through 
an intensification of site usage.
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North

Layout

Development is highly permeable in response to character of site context

Car park entrance and egress located off Carnsew Road with new roundabout

Store entrance addresses new public realm and Penpol Terrace to reinforce visula connection with town centre

Small retail unit entrances address new public realm and Carnsew Road to reinforce activity and linkage to town 
centre

Space for market stalls and quayside activity within the promenade to encourage greater use of this new public realm

Quayside promenade to provide greater activity and public access along quays

Back-up and service area located in least visually obtrusive location, most distant from town centre

Pedestrian route linking site through viaduct to town centre to improve pedestrian linkage 

Pedestrian access around whole of quayside with interpretation to allow appreciation of WHS

Facilities for cyclists located under the proposed foodstore canopy and adjacent to the small retail units with 
access from new cycle route

Future residential and leisure units located beyond the new store to be brought forward in a separate, future 
application

The site layout has been developed to respond to the opportunities and constraints identified in the townscape analysis 

and to integrate the new site uses with the existing pattern of development in the surrounding area.
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Scale

The proposed food store has been designed to be subservient to the dominant structure in Hayle - the viaduct

The foodstore entrance feature has been designed to project above the general mass of the foodstore in order 
to act as an orientation node within the town centre where many barriers to movement (ie water) are not easily 
perceptible at street level to pedestrians unfamiliar with the town

Significantly different scales of development are proposed, from the small scale retail units and the small scale 
public realm interventions to the larger scale food store.  These scale shifts are consistent with the character of 
Hayle and with the historic use of the site.







Section B-B

Section A-A

Section C-C

A

A

C

C

B

B
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Landscape Strategy

The proposal for the new development ensure a coherent and consistently high quality of landscape design throughout 
the scheme.  It seeks to create a landscape scheme that, in terms of its hard and soft landscape elements:

enhances the locality and forms an improvement over the existing space, currently lacking in townscape quality

recognises the key location within Foundry Centre and respects the history of the surrounding townscape and 
the site  

visually complements existing and new buildings and integrates the entire development into the surrounding 
townscape

recognises important vistas towards the site from viewpoints nearby by creating focal points at strategic 
positions

Hard landscape elements will be chosen with consideration to local materials, and apart from repairs to existing historic 
features will include a combination of surface finishes to complement the existing surfaces and structures in this historic 
industrial location. For reasons of practicality associated with modern food retailing the new roads and car parking will 
be tarmacadam.  Overall the design and choice of materials will integrate the new development into the surrounding 
townscape and increase the quality of the area.  It is suggested that where the site abuts land outside of the control of the 
Applicant, for example Isis Gardens, the same philosophy will permeate into improvements in due course.

The soft landscape scheme should provide space for trees as well as for other high quality soft landscaping wherever 
possible.  Species will be chosen to fit their urban and exposed location, while providing all year interest and requiring 
minimal maintenance and watering.  Focal point planting will emphasize vistas from various strategic locations such as 
Penpol Terrace, views from Foundry Centre into the site, where it is hoped that further improvements could be made to 
planting within Isis Gardens as part of improved pedestrian linkage, and from the new public space proposed alongside 
Carnsew Road.  Where trees are proposed large nursery stock sizes will be chosen to create an instant impact upon 
completion of the development.  

The landscape scheme can be largely divided into four areas; the new public space forming the entrance to the Quay 
alongside Carnsew Road; the vehicular approach to the Quay from Carnsew Road, the new promenade; the food store car 
park.  The implementation of the overall landscape aims and concepts for these individual areas have been considered.









Illustrative only
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Appearance

The external appearance of the proposed buildings is a reserved matter within the current outline planing application however the 
designers have given consideration to appropriate materials and to how the design of the scheme might be elaborated within a 
future detail application.  

This World Heritage Site (WHS) contains the memory of a unique industrial heritage which was expressed in the recent past 
with warehousing of simple traditional construction.

Any proposed design has also to be mindful that the new uses need to reflect a dynamic and attractive future for the 
town with a unique and possibly contemporary approach for this dramatic WHS setting, next to a working harbour 
quayside.  The suggestion shown by the illustrative images draws upon the combination of a simple ‘shed’ form, to reflect 
the industrial past, as well as ‘rolling’ roof lines, masts and bracing wires to suggest the close proximity of the sea, ships, 
rigging and sails with the curved entrance feature to the store taking cues from a ships hull, to contrast with the rectilinear 
massing elsewhere. The landmark corner centred on the main access road could have a simple lighthouse form.

In the illustrative images used thought this document, the choice of colours has been driven by the waterfront 
setting to create an pixelated, artistic interpretation of the sea and then stretched into the panel configuration.  
In this way a quite unique architecture for this World Heritage site has be created.  This is just one solution, and 
illustrated to demonstrate what could be done. The detailed design stage of the development should use thought 
and care to ensure that the final solution is distinctive, of high quality and appropriate for its location.

Appearance 

The computer generated sketch illustrations show the special consideration that has been given to the form and 
massing from the key view points identified in the site analysis.  Particular attention has been given to these and 
these areas have been modelled virtually to “test” the design

At the raised promenade level, overlooking the quayside, a generous walkway will allow temporary kiosks 
and market stalls to operate.   Integrated into this linear space permanent seating, shelters, banners and wind 
sculptures could provide a permanent new attraction to users of the promenade. Beneath, secure lockers for the 
local fishermen can be built into quayside structure.

All these illustrative aspects are intended to subtly invoke the sites past and its current nautical and industrial 
references to achieve a combined effect that both draws on the industrial past and also offers an attractive and 
exciting future.

Illustrative only

Illustrative only

Illustrative only
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Materials

The computer generated sketch illustrations show a combination of materials that could be contemplated at the 
detailed design stage.  

A combination of durable, sustainable materials should be considered to reflect both the various functional uses 
around the store, as well as the site’s history and the natural forms/colours of the surroundings. 

Industrial, engineered components in timber galvanised steel, flat panels and louvers to the service and plant 
areas, would contrast with the render and pre finished coloured panels in the pedestrian customer areas.

The quayside and promenade could use a combination of granite setts, black stained concrete and large section 
timber to create a robust workmanlike quality.  

The illustrative design draws inspiration from local architecture, successful high quality contemporary architecture  
throughout the country for ideas about the relationship of built form with water; inventive use of contemporary 
materials; sustainable design; successful public realm design.  Several exemplars are illustrated here each of which have 
contributed to different aspects of the illustrative design.

Triangle Childrens Centre, London, - Greenhill JennerPlymouth Theatre Royal - Ian Richie

The Beach, St Austell - Evans & Shalev

Lynher Diary, Cornwall - Sutherland Hussey RSPB Environment Centre - Van Heynigan & Howard Nottingham Trent University 
- Maber Associates
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1 View from Cricket Club

Key  View 1 & 2 Objectives

Features relating to the World Heritage Site should 
remain visible and prominent from Key views

The listed quayside walls are clearly visible from 
viewpoint 1 and these require maintenance and 
improvement to be a positive visual feature

Although the site occupies a central position within the 
visible townscape it does not contribute positively to the 
visual quality or identity of Hayle and it provides very 
limited public access and therefore very limited activity.  
This gives an air of abandonment to this part of the 
town.  The proposals should make an active contribution 
to increasing activity levels,  providing built-form, soft 
landscaping and identification of the site as part of the 
town centre







Design Outcome

The proposed development is visible from the edge of 
the cricket pitch but not from the pavilion itself.

From the edge of the pitch the viaduct retains a very 
prominent position within the view. 

The listed quay walls will retain their prominent position 
within the view and will be restored through the 
redevelopment.  This will have a positive impact on their 
appearance from this viewpoint.

The introduction of new built form, public realm, street 
furniture, soft landscaping and resultant activity will 
reinforce the town centre and make a positive visual 
contribution









Key Views Study

2 View from Cricket Pavilion (no change - proposed development 
not visible)

Illustrative only

Future residential development which does not 
form part of the current application is shown in 
outline only
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3 View from Penpol Terrace

Key  View 3 Objectives

The scale of the building elements must be carefully 
considered within the context of the fine urban grain of 
Penpol Terrace mitigated by the abrupt changes to grain 
and scale which are characteristic of Hayle’s urban fabric

Uses which reinforce the retail and commercial centre of 
Hayle and reflect the existing retail uses on Penpol Terrace 
would be appropriate.

A design and layout which encourages public access and 
use of the quayside will have positive impacts on existing 
retail along Penpol Terrace

Light spillage from the development must be carefully 
considered with respect to residential properties in Penpol 
Terrace.

Although listed, the quay walls require maintenance and 
repair to become an attractive feature from this viewpoint











Design Outcome

The proposal includes public realm along the quayside, 
incorporating street furniture, space for market stalls,  
outdoor leisure use, steps and ramps to the higher level 
walkway as well as soft landscaping all of which contribute 
to higher levels of activity and finer urban grain along this 
frontage.

Retail and leisure uses will reinforce the town centre north 
of the viaduct and reflect the current uses in Penpol Terrace  

Improvements and maintenance to the quay walls 
including repair of the breach are integral to the design 
proposal

Lighting design along the quayside promenade and of the 
retail must be carefully considered to illuminate activity 
in public realm spaces without causing excessive light 
spillage  towards nearby residential properties
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Visual Assessment Key Viewpoints

Illustrative only

Future residential development which does not 
form part of the current application is shown in 
outline only
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Key  View 4 Objectives Key  View 5 Objectives

This is a distant viewpoint of Hayle and the 
subject site however it does provide a largely 
unobstructed view of the town.

The proposed buildings should not unduly 
obscure the existing landscape and townscape 
from view 

The subject site although central within the 
town has no positive visual impact from 
this viewpoint through lack of quality soft 
landscaping and through lack of quality built 
form and activity.  This should be improved

Listed quayside is visible from this viewpoint 
and although the fine detail of its condition 
cannot be appreciated from this distance









Design Outcome

The most prominent new built form from this 
viewpoint will most likely be the new proposed 
residential development which does not form 
part of the current application but has been 
indicated in outline for information only.

The townscape and hillside landscape of Hayle 
to the east and north east  remain visible over 
the proposed development

New hard and soft landscaping and tree 
planting will improve the appearance of the 
site from this viewpoint and increased levels of 
activity will reinforce this area as the “centre”

Maintenance and improvements to the 
quayside walls are proposed however these 
may be only slightly perceptible from this 
distance. 









5 View from St Uny’s Church

4 View from Cunaide Stone

The application site is substantially screened 
by Jewson buildings from this viewpoint and 
therefore considerations largely relate to the 
southern part of the site and at high level

The proposed buildings should not unduly 
obscure the existing landscape and townscape 
from view although there are very limited 
features of particular note from this viewpoint

The site although central within the town looks 
untidy and under-used from this viewpoint and 
this should be improved

Open views towards Penpol Terrace and the 
hillside beyond are a minor positive feature 
which should be maintained









The scale of the proposed retail development is 
largely obscured by existing Jewson buildings 

The townscape and hillside landscape of Hayle 
to the north and north east remain visible over 
the proposed development

New hard and soft landscaping and tree 
planting will improve the appearance of the 
site from this viewpoint and increased levels of 
activity will reinforce this area as the “centre”

Open views across the southern part of the site 
towards Penpol Terrace are retained. 









Design Outcome

Illustrative only

Illustrative only

Future residential development which does not 
form part of the current application is shown in 
outline only

Future residential development which does not 
form part of the current application is shown in 
outline only
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Key  View 6 Objectives

The view to the subject site from the train station is largely 
obscured by existing buildings however there are distant 
views of the estuary and landscape beyond which should 
not be obscured by new development.

Insofar as it is possible - given that the street is obscured - 
wayfinding should be considered from this viewpoint and  
visual cues or markers should be introduced which will 
assist visitors with orientation when they reach street level

External lighting should be considered at high level 
within the proposed development as a wayfinding and 
orientation device







Design Outcome

The hillside and coast remain visible beyond the 
application site and proposed development

The foodstore entrance is a positive and identifying 
feature of the proposed scheme from this viewpoint which  
will assist visitors unfamiliar with Hayle with wayfinding at 
street level

Building features such as the suggested masts (indicative 
only) could make a positive contribution to the identity 
of the scheme through being echoed at low level in the 
public realm design

External lighting and signage although beyond the scope 
of the current application should be considered from this 
viewpoint.









6 View from Railway Station 
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Visual Assessment Key Viewpoints

Illustrative only

Future residential development which does not 
form part of the current application is shown in 
outline only
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Access

Full details of proposed access arrangements are given in the accompanying transport statement and travel plan 
prepared by Buro Happold.

Vehicular Access

Vehicular access to the site for cars and service vehicles will be via a new roundabout from Carnsew Road

 The roundabout has been sized to accommodate the predicted future access requirements for the remainder of 
the South Quay development as well as the Foundry site

Highways Improvements/Alterations

No off-site highways improvements for vehicular movement are proposed in connection with the current 
application.  All off-site proposals relate to improvements for pedestrian access

Pedestrian Access

The site is currently fairly level however flood protection measures will raise the proposed development above 
the existing ground level and above the quayside promenade.  These two pedestrian routes will be linked by 
steps and ramps of gradient 1:20 or shallower with landings

The upper or podium level will be protected with a balustrade however the quayside promenade is still 
intended to function as harbour moorings and therefore there is no balustrade proposed to the quayside 
walls themselves since a balustrade would also fundamentally alter the appearance of these listed structures.  
Therefore to offer an improved level of pedestrian safety the lower level walkway is a minimum of 3m wide. 

Pedestrian linkage to the town centre is an important feature of the design.  Linkage is proposed under the 
viaduct and through Isis Gardens

Pedestrian linkage to leisure routes is an important consideration within the design.  Pedestrian linkage to the 
north as well as the promotion of the quayside promenade as a leisure route in its own right have informed the 
site layout design.  

The new pedestrian access points into the buildings are level 
Cycle Access

It is proposed that cyclists will make use of the lower level quayside promenade as a shared route with 
pedestrians and the ramps to reach cycle parking positions at the upper podium level

Covered secure cycle storage is proposed in two main locations near the main entrances of the foodstore and 
the small retail units surrounding the piazza

Cycle access to the future residential / mixed-use site is provided as part of the road network within the 
application site

Service  Vehicles

Service vehicles access the site from the main road network via the proposed roundabout from Carnsew Road.

Service traffic for the foodstore is separated from other vehicular traffic at the entrance to the customer car park.

 Service vehicles are able to turn within the service yard located to the north of the foodstore and emerge in a 
forward gear

Public Transport

A new bus stop is proposed along Carnsew Road affording direct access to the piazza and small retail units.

The new bus stop serves bus service from St Ives. 

































North

Pedestrian

Cycles

Vehicles

Shared: Pedestrian/cycles

Bus Stop

Foundry Centre

North

Pedestrian

Cycles

Vehicles

Shared: Pedestrian/cycles
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North

Public Realm & Access Objectives

The route for pedestrians from Foundry Square should 
provide a varied and interesting experience for visitors

Pedestrians should be able to clearly identify the safe 
route to the new areas of public realm and retail entrances

There should be opportunities for shelter along the route

The pedestrian route should be lit and overlooked to 
maximise safety and security

A variety of different activities and uses should obtain 
access from public realm space 











New pedestrian linkage through Isis Gardens Access to Upper and Lower Promenade decks 
immediately visible

Varied activity along route

Shelter and opportunities for market stalls

Foodstore entrance prominent and identifiableView back towards viaduct and Foundry Square

Illustrative only
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North

Public Realm & Access Objectives

The route for pedestrians from Penpol Terrace and the train 
station should follow as far as possible the desire lines for 
pedestrian movement

Pedestrians should be able to clearly identify the safe route to 
the new areas of public realm and retail entrances

There should be opportunities for shelter along the route

The pedestrian route should be lit and overlooked to maximise 
safety and security

A variety of different activities and uses should obtain access 
from public realm space 











Although the destination is clearly visible the 
route must also be prominent

An integrated palette of street furniture could 
assist in indicating the pedestrian route

The route leads pedestrians alongside Hayle’s 
most prominent built form

New active public realm alongside listed quay-
side with small scale retail units

New landscape public realm with cafes & retailLandscaped pedestrian avenue leading to food-
store entrance

Pedestrian access to new piazza

Illustrative only
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REF BOUNDARY PROPOSAL

01-02 Jewsons  Screen Jewsons with new soft landscaping

02-03 Jewsons Screen Jewsons with new soft landscaping

03-04 Boundary crosses landscaping and footpath Complete connection of public footpath to 
existing and low level soft landscape

04-05 Access to Carnsew area Form new access track to concrete bridge.  Restore granite training wall

04-05-06 Embankment to quay Construct new walling in materials complementary to existing granite

06-07 Quay wall Carry out local repairs, retaining and repairing all existing 
historic quayside features reusing the poorest part (near 
area 6) to patch other sections of damaged wall

07-08 Quay wall Carry out local repairs, retaining and repairing 
all existing historic quayside features

08-09 Quay wall Carry out local repairs, retaining and repairing 
all existing historic quayside features

09-10 Quay wall Carry out local repairs, retaining and repairing 
all existing historic quayside features

10-11 Quay wall Carry out local repairs, filling voids, retaining and 
repairing all existing historic quayside features

11-12 Quay wall Maintenance to existing sheet piling wall

12-13 Quay wall Carry out local repairs, filling voids, retaining and 
repairing all existing historic quayside features

13-14 Quay wall Wall to be reconstructed knitting into existing adjacent walls using 
matching stone from the immediate vicinity where possible

14-15 Quay wall Carry out local repairs, retaining and repairing all 
existing all historic quayside features

15-16 Edge of site to viaduct Area to be refinished as part of link from site to Foundry Centre

16-17 Carnsew Road frontage to site New public space, with altered highway to provide new 
vehicle site access, bus stop and delivery bay

17-01 Carnsew Road frontage to Jewsons As existing

Proposed Boundary Treatment

North

14

13

12

11

10

09

08

07

06

04
03

02

01

05

17

16

15

DESIGN



��
Architecture DesignMasterplanning

Hayle Harbour RegenerationHayle Harbour Regeneration

Development Proposal for South Quay
Hayle Harbour

December 2009

Design and Access Statement

South Quay
Hayle Harbour Regeneration

Sustainability
A sustainability statement has been prepared by Buro Happold for the proposed development.  The statement measures the 
proposals against BREEAM Retail 2008 and, where there are broader aspects of sustainability which are not covered by BREEAM, 
against applicable parts of the South West Sustainability Checklist. Based upon this assessment the proposed development will 
be an example of good practice with regards to sustainable construction.

The design team’s understanding of the site features and context, combined with detailed knowledge of the requirements and 
aspirations of the major supermarkets has enabled  BREEAM a pre-assessment.  It is predicted that the food store will achieve a 
BREEAM score of between 58% and 68%, depending on measures included as the design develops.  The design will also meet all 
of the mandatory minimum standards for BREEAM ‘Very Good’ for which the score threshold is 55%.  This matches the require-
ments set out in the draft Regional Spatial Strategy for the South West for large developments.  For those aspects measured 
against the South West Sustainability Checklist, the development is likely to achieve at least the minimum requirements of the 
checklist, with some good and best practice features. 

The likely BREEAM scores in each topic area are shown in the figure below:

The development is likely to achieve well in the management, health and well being, transport and water categories;  but all 
other categories also score at least the minimum required to meet the Very Good standard, overall.

The project environmental objectives of the South Quay Food Store works are as follows: 
• meet the requirements of environmental legislation and planning conditions
• adopt working practices which achieve good environmental performance on-site
• identify the responsibilities of client and contractor teams in achieving good environmental practice
• ensure all personnel working on-site including contractor,  sub-contractors and suppliers are aware of any site   
 environmental constraints and are familiar with and follow agreed site procedures 
• mitigate as far as possible any adverse impacts of construction on the environment including sensitive receptors near  
 the site and the general public.
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Design development

The Council has resolved to grant planning approval for the Hayle Harbour Regeneration OPA (subject to a S106 
agreement) that promotes a mixed use residential, retail, and leisure based development. However the economic 
climate threatened the start of any development, until it was recognised by ING that there was renewed demand 
for a quality food retail offer in Hayle, and that this could kick start the development process, and the repairs and 
improvements to the structure of the quay.  ING appointed experienced consultants to examine the alternatives for 
development on South Quay with a food store to meet the need, with a gross floor area in the region of 6,500 m².

Having prepared a visual appraisal, studied the relevant parts of the masterplan proposals, and taken instructions on 
the major retail operators preferred requirements, a number of options were explored.  The location of the store on this 
site is to a major extent predicated by its retail sales area footprint, its relationship to car parking, which in this case is to 
serve the existing town retailing as well as the store, and limitations on vehicle site access from Carnsew Road.

Feasibility studies were undertaken to test the viability of

1. Placing the store in the shadow of the viaduct, with car parking stretching towards the north (Option 1). 

2. Locating the store on the broadest part of the site with car parking between the store and the town centre (Option 2).

The results of the studies showed, in the case of option 1, and as shown on the illustration:  
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The scale of building did not permit a satisfactory gradation of the fine grain of the town centre to development 
on the quay, and there was less chance of creating a quality public space between the quay and the town.

Car parking was divorced from the town centre, and due to its shape created an unnecessarily large area of open 
land in the centre of the quay.

Servicing, which must relate to the back of house areas, would either have to be between the store and town 
centre, pushing the store and car parking further away from the town, or beside the store adjacent to the access 
road, in which case the store became longer and more unsuitable for current retail operator requirements.

The internal layout of the store on a restricted width placed the entrance and checkouts facing the car park, 
removing the opportunities to create a vibrant frontage to Penpol Creek.

The store size was significantly restricted to well below market requirements due to the width of the site and the 
need to accommodate access and servicing alongside.  
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In the case of option 2 the store could be designed to face the town, with checkouts, supporting services and café 
providing a vibrant frontage to Penpol Creek.

The store could be designed to provide the optimum sales floor without unnecessary compromise.

Car parking could be close to the town

Finer grain small retail units would sit comfortably with the new public space on the edge of Carnsew Road and the 
approach to the town, and form a foreground foil to the parking beyond.

Servicing could be concealed between the rear of the store and future development on the northern end of the quay.

It is important to note that with the store in either location, the distance of the front entrance will be a similar distance 
from the town centre, however with option 2 it presents well to the town centre.

A more detailed study was prepared for option 2, with a decked car parking solution to link the store to the retail units 
adjacent to the pubic space. This was presented to the Planning Officers on 21 July 2009. This was well received and ING 
were encouraged by the knowledge that a meeting had been arranged to present to the Planning Liaison Group on 29 
July.

In the short intervening period a viability study was undertaken and the high costs of the remedial work to the 
quay made it essential that a value improvement exercise was required. The result (Option 2 - surface parking) was 
presented on 29 July, together with the alternative options and explanation why the proposal was the preferred 
solution. 

The result was the foodstore in a similar location, slightly less retail floor space by Carnsew Road and the viaduct, 
and a single level of car parking. Although it was felt that the proposals were generally well received, concern 
was raised over the appearance of the parking viewed from Penpol Terrace, and how the public spaces generally 
would work, and how vehicles would circulate through the site without undue impact on Carnsew Road.

All concerns, however small, were subsequently considered and addressed where appropriate, and the final site 
layout worked up with illustrative images to demonstrate scale and massing.

During the development of the design and images, questions were raised over the impact of development on 
the buried historic slipways at the head of Carnsew Channel. Further research was undertaken (see Heritage 
Statement submitted as part of the application), and a comprehensive plan prepared showing the confusion of 
structures that could exist beneath the quay. A plan was also prepared to demonstrate how the development 
would be affected if the slipways were to be exposed and it became apparent that the development is not viable 
when ‘attempting to avoid the structures’.  If they were to be exposed the net developable area of the site would 
be restricted, further undermining the viability of any development scheme.  Following professional advice it was 
agreed by the consultants and ING that there was insufficient justification in attempting to avoid the structures, 
however recommendations for the recording of such information that is available are submitted as part of this 
application.
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Design Development

Various computer generated images have been shown throughout the document, based upon the use of blue 
tones.   The images are for illustrative purpose only and should not be taken as a definitive solution for the 
design or appearance.  

Alternative colourways could be used, as illustrated on these pages.

The use of shades of earth colours make reference to the darker shades of the old industrial buildings on the 
site, and by reducing the density of colour at higher levels, the building could blend into the skyline.

The use of blocks of colour externally is a possible solution to highlighting the different components of the 
interior space. This suggestion uses the Cornish render colours to bring the design to life.

The numerous illustrations are intended to demonstrate that this location should have buildings and public 
spaces of quality design, not replication of the norm.
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