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SECTION 1 -  INTRODUCTION  

1.1 This Planning Statement is submitted in support of applications for outline planning 

permission and listed building consent relating to the redevelopment of land at South 

Quay, Hayle Harbour.  

1.2 The application is submitted is on behalf of ING RED UK (Hayle Harbour) Ltd (thereafter 

“ING”) for determination by Cornwall Council.  

1.3 Application A is for outline planning permission for: 

 “Development to provide a foodstore and unit shops (Class A1 & A3), associated car 

parking, new vehicular access from Carnsew Road to serve the retail development and 

future development to the north of the quay, enhanced pedestrian linkage to Foundry and 

public realm improvements in the form of a promenade to the perimeter of the quay and a 

raised walkway between the store and the town centre. Improvements to the quayside and 

the raising of the site level to accommodate climate change”.   

1.4 As part of this application, the Council is asked to determine the proposed use, sale, 

layout, and access. Aspects relating to the appearance of the buildings and landscaping are 

reserved for subsequent approval, when more detailed drawings will be submitted.  

1.5 In parallel, an application for Listed Building Consent has also been submitted. Application 

B seeks Listed Building Consent for: 

 “Development of the Grade II listed South Quay to provide a foodstore, unit shops and 

associated car parking and access. The raising of levels across the site to accommodate 

climate change, public realm improvements and works to repair the existing harbour 

walls”.   

1.6 South Quay forms part of the wider Hayle Harbour Regeneration proposals (the 

“Masterplan Scheme”) advanced jointly by ING RED UK (Hayle Harbour) Ltd and the South 

West of England Development Agency. The Outline Planning application proposed the 

development of the harbour lands for mixed-use purposes and was supported by an 

illustrative masterplan (the “Masterplan”). The range of uses proposed for South Quay 

were predominantly residential with a range of retail, leisure and other commercial uses. 

Penwith District Council resolved to grant permission for the Masterplan Scheme on 24 

March 2009 (LPA Reference: 08-0613-P), subject to the applicant entering into an 

agreement under Section 106.  

1.7 Implementation of the scheme has been delayed due to the current economic climate and 

particularly the lack of demand and funding for housing. This has required ING to 

undertake a comprehensive review of this approved Masterplan.  
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1.8 In the context of significant retailer interest and national and local policy requirements, 

ING has decided to move forward with a retail-led development on South Quay. Fresh 

applications for outline consent and listed building consent have been submitted as it is 

considered that South Quay has the most potential to come forward in the short term. This 

in turn will kick start the regeneration of the wider Hayle Harbour area.  

1.9 There are clearly a number of important issues, particularly relating to design, that need to 

be addressed given the site’s World Heritage Site designation, Conservation Area status 

and listed building designation.   

1.10 The application is accompanied by a series of technical reports that have been prepared to 

explore the impact of the proposed development. The supporting information includes: 

• A Design and Access Statement;  

• A Heritage and Viability Statement; 

• A Retail and Planning Assessment; 

• A Transport Assessment;  

• A Statement of Community Involvement;  

• A Utilities Assessment;  

• A Sustainability Assessment.  

1.11 In addition, the application proposals have been the subject of a comprehensive 

Environmental Impact Assessment (EIA) and thus an Environmental Statement (ES) that 

reports upon the effects of the development on the environment accompanies the 

application. The ES is presented in three parts and comprises the following documents:  

• Volume 1: Main Text and Figures 

• Volume 2: Technical Appendices; and  

• Volume 3: Non-Technical Summary.  

1.12 In short, Volume 1 of the ES, together with the relevant appendices at Volume II, assesses 

all of the material consequences of the proposed development. Volume III of the ES 

provides a summary of the main findings in plain English.  
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1.13 This Planning Statement will provide a summary of the technical reports described above. 

It sets out the case for the development in the context of planning policy and highlights 

the benefit that will flow. The following sections can be summarised: 

• Section 2 – Describes the site and surrounding area.  

• Section 3 – Outlines the planning history.  

• Section 4 – Describes the proposals.   

• Section 5 – Sets out the planning policy context and refers to the relevant 

guidance and Development Plan documents.  

• Section 6 – Considers the proposals in light of national, regional and local planning 

policy and assesses the compatibility of the development in policy terms.  

• Section 7 – Draws appropriate conclusions.  
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SECTION 2 -  SITE AND SURROUNDING AREA  

2.1 The Design and Access Statement provides a detailed assessment of the site and its 

surrounding context which can be summarised as follows:  

• South Quay is one of three quays that make up Hayle Harbour. It is the closest 

quay to the town centre at Foundry Square. The quay is bounded by Jewson’s and 

Carnsew Channel to the west, Carnsew Road and the railway viaduct to the south, 

Penpol Creek to the east and the wider harbour area to the north.  

• South Quay is isolated by the railway viaduct, which is a prominent structure and 

dominants the landscape. The actual quay is currently derelict and the harbour 

fabric is in a poor condition.  

• The site is located within the wider area that makes up the Cornwall and West 

Devon Mining Landscape World Heritage Site. It also falls within the Hayle 

Conservation Area.  

• South Quay was given a group value Grade II listing in 1998, and this includes the 

harbour walls and furniture. The harbour walls are in a bad state of repair and one 

area of the harbour wall has collapsed.  

• The estuary complex provides a valuable feeding and roosting site for populations 

of shore birds and waterfowl. As a result, there are a number of nature 

conservation designations on land within and adjacent to the proposed 

development site. In particular, the site is located adjacent to a Site of Special 

Scientific Interest (SSSI) and within an Area of Great Scientific Interest.  
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SECTION 3 -  PLANNING HISTORY 

3.1 The site has a long history of development proposals that have not been implemented, 

including: 

• LPA Reference 98/P/0390 -  An application for the redevelopment of the harbour 

and adjoining land to include retail, leisure, industrial, residential and business use 

– Withdrawn.  

• LPA Reference 00/P/0436: An application for the redevelopment of the harbour 

and adjoining land to include retail, leisure, industrial, residential and business use 

– No decision made.  

3.2 However, following the false starts, ING purchased Hayle Harbour in 2004 and in April 

2008, an outline application was submitted to Penwith District Council for the mixed use 

redevelopment of the Harbour and development to the north east of the harbour (LPA 

Reference: 08-0613-P). The application comprised residential, retail, offices, industrial 

space, leisure and hotel use together with associated infrastructure and car parking.  

3.3 At the same time, an application for infrastructure improvements (LPA Reference: 09-

1721) was submitted. The infrastructure works included a new bridge, a new road, a 

business park, a fishing harbour, flood defence works, and the repair of the harbour walls 

and sluices.  

3.4 The comprehensive regeneration site comprised the main quays within the harbour and 

extended north towards the dunes and beaches and north east to include an area of 

agricultural land to the rear of Clifton Terrace. The site was effectively divided into five 

character areas: South Quay, East Quay, North Quay, Hilltop and Riviere Fields and the 

proposals were set out as follows: 

Land Use South 
Quay 

North 
Quay  

Hilltop Riviere 
Fields  

East 
Quay  

Residential Units 260 382 97 300 0 
Retail (A1 – A5) 
sqm  

10,585 2,613 0 0  

Office (B1) sqm 5,150 7,755 0 0 0 
Industrial (B2 & B8) 
sqm  

0 5,575 0 0 0 

Hotel (C1) sqm 0 2,430 0 0 0 
Leisure and non-
residential (D1 & 
D2) sqm  

2,000 1,055 0 0 0 

Note: No built space is indicated for East Quay as no new buildings/accommodation were 
proposed. The above figures being indicative apportionments.  

 
 
3.5 It was intended to implement the scheme through a phased construction period over 9 

years to 2018.  
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3.6 All but South Quay benefited from public sector funding where development was being 

promoted jointly by ING Red (Hayle Harbour) Ltd and South West of England Regional 

Development Agency (SWERDA).  

Background to Revised Proposals  

3.7 Since securing the Council’s resolution to approve the redevelopment of Hayle Harbour, 

the demand for housing has reduced due to the economic crisis. This has had an affect on 

the implementation of the Masterplan Scheme.  

3.8 As a consequence, ING has undertaken a comprehensive review of the Masterplan Scheme 

and now considers that South Quay has the greatest potential to come forward in the short 

term. However, there are significant financial costs associated with the development of this 

site, including:  

• Site preparation and the raising of site levels;  

• Infrastructure costs associated with the introduction of utilities 

• Repairs to the listed quay walls; and  

• Highway improvements.  

3.9 A viability assessment, submitted as part of this application, demonstrates that the 

Masterplan proposals for South Quay would not be able to provide all the revenue needed 

to bring forward the above improvements. In this regard, ING has had to consider higher 

value uses to deliver these improvements and bring forward development on South Quay. 

This review was undertaken in the context of considerable retail demand and Government 

and local policy objectives that seek to maintain and enhance existing town centres.  

3.10 In August 2009, ING undertook a public consultation exercise for a retail development and 

the feedback from residents was very positive as set out in the Statement of Community 

Involvement.  

3.11 The proposals evolved against this background and through a full assessment of the 

opportunities and constraints of the site. Consideration was also given to the resolution to 

grant planning permission for the wider outline Masterplan Scheme and the built form on 

South Quay, identified on the illustrative Masterplan.  

3.12 Various retails options have been considered to ensure that the most appropriate, sensitive 

and beneficial form of development is put forward. Three schemes for a supermarket were 

drawn up, which varied in terms of the stores footprint and layout arrangements. These 
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three alternative schemes are detailed in the accompanying Heritage and Viability 

Statement and the Design and Access Statement.  

3.13 The scheme that is presented in this application is the most appropriate solution for this 

site and is discussed further in the following section.  
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SECTION 4 -  DEVELOPMENT PROPOSAL  

4.1 The matters for determination relate to ‘use’, ‘layout’, ‘scale’ and ‘access’. Details relating 

to appearance and landscaping are reserved for subsequent determination, when more 

detailed drawings will be submitted.   

 Use  

4.2 The scheme comprises a 6,864 GIA sqm foodstore (Class A1), 341 car parking spaces and 

four smaller associated retail/restaurant units (Class A1 & A3). The proposals also include 

the creation of new pedestrian and vehicular accesses.   

 Layout  

4.3 The objective behind the proposed layout and setting of the buildings is detailed in the 

accompanying Design and Access Statement but in summary seeks to ensure that the 

development on the Quay relates more strongly to the town centre and in particular 

Foundry Square.  

4.4 The smaller commercial buildings will be located on the southern end of the site, closest to 

the viaduct.  Car parking will be located in the middle of the site and the proposed 

foodstore is sited so as to integrate with the remaining development on the northern tip of 

the quay and provide an active hub at the centre of the site.  

4.5 It is considered that this layout will encourage linked shopping trips to Foundry Square and 

the rest of Hayle. Enhanced pedestrian linkages to Foundry are proposed, along with a 

wide pedestrian promenade that runs around the perimeter of South Quay. This will enable 

the provision of safe public access to the water’s edge.  

4.6 A raised walkway between the store and the town centre is proposed. Storage areas under 

the raised walkways will be provided for fishermen and seasonal users.  

 Scale  

4.7 The drawings accompanying this planning application provide indications of the height, 

width and length of the foodstore and smaller units.  

4.8 Particular consideration has been given to the viaduct, to ensure it remains the prominent 

feature in the landscape. In this regard, the scheme has been specifically designed to 

ensure a physical separation between the proposed foodstore and viaduct with the smaller 

retail/restaurant units reflecting the grain of the adjacent Foundry centre. 

4.9 The quantum of development has been designed to be the minimum required in viability 

terms. The proposed foodstore, whilst having a large footprint, is not as tall as the 
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development proposed in the outline Masterplan. The associated parking areas and 

pedestrian perimeter zone will ensure an open feel within the site, as opposed to an over 

concentration of built form.  

 Access and Parking  

4.10 The site will be accessed from the south via a new road connected to Carnsew Road. The 

new access will serve the whole of South Quay and adjacent area. A new four-arm 

roundabout on Carnsew Road will regulate the flow of traffic.  This roundabout will include 

median islands on major approach arms, to provide assistance to pedestrians seeking to 

cross Carnsew Road at this location  

4.11 Enhanced pedestrian links will be provided linking South Quay to Foundry Square and the 

rest of Hayle. Public realm improvements in the form of a promenade to the perimeter of 

the quay and a raised walkway to the store and town centre will also be provided.  

4.12 The application proposes 341 car parking spaces of which 20 will be for disabled customers 

and 16 for parents and toddlers. The location of the car park is intended to facilitate the 

integration with the town centre.  

 Appearance and Landscaping 

4.13 Appearance and landscaping will be reserved for future approval. In this regard, the 

Applicant will agree a Design Guide with the Cornwall Council to inform the detailed design 

elements reserved for future approval. It is envisaged that this would be similar to that 

provided alongside the 2009 outline Masterplan.  

Provision of Historic Features  

4.14 The proposals include the repair of the exposed historic harbour walls, to the best 

conservation practice, including the reinstatement of the collapsed area on the eastside of 

the quay.  

4.15 In areas where the harbour wall has to be completely rebuilt, the wall will be of a high 

standard and in keeping with the ‘feel’ of the historic walls but will be built in such a way 

as to be recognised as an addition to the structure of the harbour. This is intended to avoid 

any future confusion that it was originally part of the shape of the historic harbour.  

4.16 Public information boards will be provided along the perimeter walkway which will explain 

the history and significance of the harbour. This will raise awareness and provide an 

understanding of how the town has evolved and the role it has played in global 

development.  
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4.17 All archaeological data will be recorded in accordance with best practice.   

4.18 The proposals do not include any exposure of the historic harbour walls or the area of the 

Harvey’s ship-building activity that lie under the land that was in-filled. The reasoning 

behind this is set out in the Heritage and Viability Statement. The development will not, 

therefore, be excavating that part of the Carnsew Channel that was previously infilled.  

Northern End of South Quay  

4.19 The development of the rest of the quay will follow the principles laid down in the 

illustrative Masterplan that supported the outline planning application. It is intended that 

this will come forward as a second phase, once the principle of developing the rest of 

South Quay has been established.  
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SECTION 5 -  PLANNING POLICY BACKGROUND  

5.1 This section considers the planning policy guidance and Development Plan policies 

applicable to a new retail scheme on the site.  

5.2 Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that, in 

determining planning applications, regard is to be had to the Development Plan and that 

the determination of applications should be in accordance with the Plan unless material 

considerations indicate otherwise.  

5.3 The current Statutory Development Plan for the area comprises the Regional Planning 

Guidance for the South West (RPG 10) (September 2001), the saved policies from the 

Cornwall Structure Plan (September 2004), and the saved policies from the Penwith Local 

Plan (February 2004).  

5.4 In addition, regard has to be had to the new Development Plan system.  At the regional 

level, RPG 10 and the saved policies from the Cornwall Structure Plan will be replaced by 

the Regional Spatial Strategy for the South West (RSS).   The RSS is in the process of 

being prepared and in July 2008, the Secretary of State published the Proposed Changes 

to the RSS. However, its final publication has been delayed as further sustainability 

appraisal work on the Proposed Changes is required. The outcome of which is expected in 

early 2010.  

5.5 At the local level, Penwith District Council started to replace the existing Local Plan with a 

portfolio of Local Development Documents (LDD) and in February 2008, consulted on the 

‘Preferred Options’ of the Core Strategy and ‘Issues and Options’ of the Hayle Area Action 

Plan. However, in April 2009 a structural change to the local government system meant 

that a new Unitary Authority – Cornwall Council, also known as ‘One Cornwall’– was 

created. The new authority is an amalgamation of the six existing district and borough 

councils (i.e. Carrick, Kerrier, Restormel, Caradon, Penwith and North Conrwall), as well as 

Cornwall County Council, and effectively creates one streamlined council. As a result, a 

new planning policy framework has to be prepared. This is still in the early stages, but it is 

envisaged that the existing draft LDDs and evidence base documents originally produced 

by the district and borough councils will be incorporated into the One Cornwall Core 

Strategy and other LDF documents as appropriate.    

5.6 Specific consideration must also be given to national planning guidance and any relevant 

Supplementary Planning Guidance which represent material considerations in the 

determination of the application.  
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National Policy 

PPS1 – Sustainable Development (2005)  

5.7 Planning Policy Statement 1 (PPS1) relates to ‘Delivering Sustainable Development’ and 

sets out the Government’s overarching planning policies for the delivery of sustainable 

development.   

5.8 PPS1 encourages the efficient reuse of previously developed land in sustainable locations 

within urban areas. In particular, Paragraph 27 (viii) indicates that planning should: 

 “Promote the more efficient use of land through higher density, mixed-use development 

and the use of suitably located previously developed land and buildings. Planning should 

seek actively to bring vacant, and underused, previously developed land and buildings 

back into beneficial use to achieve the targets the Government has set for development on 

previously developed land”. 

5.9 In planning for sustainable economic development, the guidance encourages planning 

authorities to, amongst other things: 

• ensure that suitable locations are available for industrial, commercial, retail, 

tourism and leisure development;  

• provide for improved productivity, choice and competition;  

• recognise that all local economies are subject to change; and  

• actively promote and facilitate good quality development.  

PPS6 – Planning for Town Centre (2005)  

5.10 Planning Policy Statement 6 – “Planning for Town Centres “ – sets out the Government’s 

policy on planning for the future of town centres and provides detailed guidance on 

promoting growth and managing change in town centres.  

5.11 It confirms that the Government’s key objective for town centres is to promote their 

vitality and viability and in this context confirms support for: 

• The enhancement of consumer choice by making provision for a range of shopping 

which allows genuine choice to meet the needs of the entire community.  

• An efficient, competitive and innovative retail industry with improving productivity; 

and  
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• Improving accessibility, ensuring that existing or new development is, or will be, 

accessible and well served by a choice of means of transport.  

5.12 PPS6 identifies a number of considerations against which applications should be assessed 

and requires applicants pursing proposals outside town centres to demonstrate: 

1) A need for the development;  

2) That the development is of an appropriate scale; 

3) That there are no more central sites for the development (the sequential 

approach);  

4) That there are no unacceptable impacts on existing centres; and  

5) That the location of the proposed development is accessible.  

5.13 After considering these factors, Local Planning Authorities should consider the degree to 

which other considerations such as employment, economic growth and social inclusion are 

relevant.  

5.14 When applying the sequential test, the first preference is for town centre sites. If there are 

no such sites, an edge-of-centre site should be sought. Only when it has been clearly 

demonstrated that no suitable and viable centre or edge-of-centre sites are available, or 

likely to become available, will development in an out-of-centre location be considered. 

Paragraph 2.44 explains the process behind this: 

 “The sequential approach should be applied in selecting appropriate sites for allocation 

within the centres where identified need is to be met. All options in the centre (including, 

where necessary, the extension of the centre) should be thoroughly assessed before less 

central sites are considered for development for main town centre uses”.  

5.15 This approach is also to be followed in the determination of applications.  

Draft PPS4 – Planning for Prosperous Economies (2009) 

5.16 The Government is in the process of preparing a new planning policy statement – Planning 

Policy Statement 4 (PPS4) – “Planning for Prosperous Economies”. In its final form, PPS4 is 

proposed to combine policy on economic and retail development (from PPG4, PPG5 and 

PPS6) into one consolidated and streamlined Planning Policy Statement. In May 2009 a 

draft version was published for public consultation. 

5.17 In terms of the proposed changes to existing policy as set out in PPS6, the fundamentals of 

the approach remain the same. The ‘town centre first’ principle remains as does the 



PLANNING STATEMENT    ING RED UK (HAYLE HARBOUR) LTD.  
 
 
 
 

 
 

Page 14 
 

requirement to assess the impact of edge-of-centre and out-of-centre development 

proposals on the viability and vitality of the town centre. The guidance would remove the 

requirement for an applicant to demonstrate the need for a proposal for a main town 

centre use which is in an edge or out of-centre location. However, such proposals would 

need to accompanied by a more detailed Impact Assessment.  

5.18 Draft PPS4 clearly seeks to enhance existing town centres and support their extension in 

light of an identified need. It specifically recommends at Policy EC5 that Local Planning 

Authorities, through their LDF’s, set out their spatial vision and strategy for the 

management and growth of centres and should inter alia:  

 “Identify development opportunities, ensuring that any extensions are carefully integrated 

with the existing centre both in terms of design and to allow easy pedestrian access… have 

flexible town centre policies which are able to respond to changing economic circumstances 

and which recognise that designated town centre networks and hierarchies will change 

over time”.  

5.19 Additionally, draft PPS4 acknowledges the importance of retail jobs to the economy and to 

economic growth overall. Retail jobs are an important consideration in the emerging draft 

PPS4 and should not be regarded as ‘secondary employment’.  

5.20 The final version of PPS4 is likely to be published shortly. As it is not yet adopted policy, it 

remains a material consideration for development control purposes. In this context, a 

comprehensive retail assessment has been carried out for the purposes of this application 

which follows the requirements of PPS6, but also addresses the key impact measures that 

are likely to be required by PPS4.  

PPS9 – Biodiversity and Geo-Conservation (2005) 

5.21 PPS9 sets out planning policies on protection of biodiversity and geological conservation 

through the planning system.  

5.22 PPS9 is essentially made up of three documents. The first part is the PPS itself, which sets 

out the Government’s position on the role and importance of biodiversity and geological 

issues in the planning process. Secondly, the document is supplemented by a Circular 

06/2005 ‘Biodiversity and Geological Conservation’ which provides detailed advice on the 

range of legislative provision at the international and national levels. The third part of the 

document is a Good Practice Guide (2006) that provides advice on planning for biodiversity 

and geological conservation.  

5.23 The key principles of PPS9 are set out in Paragraph 1.  This states, amongst other things, 

that plan policies and planning decisions should aim to maintain, enhance, restore or add 

to biodiversity and geological conservation interests. Where granting planning permission 
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which would result in significant harm to those interests, local planning authorities will 

need to be satisfied that the development cannot reasonably be located on any alternative 

site that would result in less or no harm.  

5.24 Guidance on Sites of Special Scientific Interest (SSSI) is contained in PPS9 and the general 

presumption is that any development that may have an adverse effect on an SSS1 should 

not normally be granted permission.  

5.25 The Good Practice Guide applies a five-point approach to planning decisions for 

biodiversity. In summary, the five points are: information, avoidance, mitigation, 

compensation and new benefits.  

PPG13 – Transport (2001) 

5.26 PPG13 sets out the Government’s objectives for integrating land use planning and 

transport. PPG13 stresses the significance of car parking policies and the provision of 

spaces within new development, in determining travel demand and transport choices. It 

emphasises the importance of reducing car parking within new development so as to 

encourage sustainable travel choices.  

PPG15 – Planning and the Historic Environment (1994) 

5.27 Planning Policy Guidance Note 15 – Planning and the Historic Environment (1994) sets out 

the Government’s policies for the identification and protection of historic buildings, 

conservation areas and other elements of the historic environment.  

5.28 PPG15 requires any development to preserve or enhance the character or appearance of 

the conservation area. If any proposed development would conflict with that objective, 

there will be a strong presumption against the grant of planning permission.  

5.29 When dealing with ‘gap sites’ within conservation areas, or buildings that do not make a 

positive contribution to, or indeed detract from, the character or appearance of the area, 

the guidance explains that: 

 “their replacement should be a stimulus to imaginative high quality design, and seen as an 

opportunity to enhance the area. What is important is not that new buildings should 

directly imitate earlier styles, but that they should be designed with respect for their 

context, as part of a larger whole which has a well-established character and appearance 

of its own.” 

5.30 PPG15 explains that general standards should be applied sensitively in the interests of 

harmonising new development with its neighbours in the conservation area. Special regard 
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should be had for such matters as scale, height, form, massing, respect for the traditional 

pattern of frontages, vertical or horizontal emphasis, and detailed design.  

5.31 With regard to listed buildings, it explains that there should be a general presumption in 

favour of the preservation of listed buildings. Local planning authorities are required to 

have: 

“special regard to the desirability of preserving the building or its setting or any features of 

special architectural or historic interest which its possesses’”.  

5.32 Applicants for Listed Building Consent must be able to justify their proposals and show why 

works which would affect the character of a listed building are desirable or necessary.  

5.33 Paragraph 3.5 of PG15 sets out a list of issues that are generally relevant to the 

consideration of all listed building consent applications including: 

• The importance of the building, its intrinsic architectural and historic interest and 

rarity, in both national and local terms. 

• The particular physical features of the building (which may include its design, plan, 

materials or location) which justify its inclusion in the list.  

• The building’s setting and its contribution to the local scene.  

• The extent to which the proposed works would bring substantial benefits for the 

community, in particular by contribution to the economic regeneration of the area 

or the enhancement of its environment.  

5.34 With regards to alterations and extensions to listed buildings, PPG15 explains that many 

listed buildings can sustain some degree of sensitive alteration or extension to 

accommodate continuing or new uses. Paragraph 3.12 states that where new uses are 

proposed: 

 “it is important to balance the effect of any changes on the special interest of the listed 

building against the viability of any proposed use and of alternative, and possible less 

damaging, uses. In judging the effect of any alteration or extension it is essential to have 

assessed the elements that make up the special interest of the building in question”.  

5.35 PPG15 also acknowledges that generally the best way of securing the upkeep of historic 

buildings and areas is to keep them in active use. For the great majority this means 

economically viable uses. The range and acceptability of possible uses must therefore 

usually be a major consideration when the future of listed buildings or buildings in 

conservation areas is in question.  
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Circular 07/2009 ‘The Protection of World Heritage Site’ 

5.36 In July 2009, the Government published Circular 07/2009 ‘The Protection of World 

Heritage Sites’ which replaces and expands on the guidance in paragraphs 2.22 – 2.23 and 

6.35-6.37 of PPG15. It gives advice on the level of protection and management needed for 

World Heritage Sites, and draws attention to recent legislative measures designed to 

enhance the protection of these sites. 

5.37 Circular 07/2009 states that World Heritage Sites are required to have effective 

management systems in place specifying how the Outstanding Universal Value, 

authenticity and integrity of each site are to be maintained. A Management Plan for each 

area has to be prepared to provide a framework of policies to ensure consistent 

management. Local planning authorities are required to treat relevant policies in the 

Management Plans as key material considerations in making plans and decisions.  

PPG16 – Archaeology 

5.38 Government policy relating to archaeological remains and development that affect them in 

England and Wales is outlined in Planning Policy Guidance Note 16. PPG16 highlights the 

fact that archaeological remains are finite, non-renewable resources, and where possible 

should be subject to preservation in situ. When this is not feasible, preservation by record 

is the preferred option.  

5.39 Paragraph 8 states:  

 “With the demands of modern society, it is not always feasible to save all archaeological 

remains. The key question is where and how to strike the right balance. Where rationally 

important archaeological remains, whether scheduled or not, and their settings are 

affected by proposed development there should be a presumption in favour of their 

physical preservation. Cases involving archaeological remains of lesser importance will not 

always be so clear cut”.  

5.40 Paragraph 28 continues:  

 “There will no doubt be occasions, particularly where remains of lesser importance are 

involved, when planning authorities may decide that the significance of the archaeological 

remains is not sufficient when weighed against all other material considerations, including 

the need for development to justify their preservation in situ, and that the proposed 

development should proceed”.  

5.41 In accordance with the guidance in PPG16, any potential impacts to any remains 

associated with ‘Sites of Hidden Archaeology’ should be mitigated by a program of targeted 

archaeological evaluation and recording.  
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 Consultation Paper on a new PPS15: Planning for the Historic Environment (July 2009)   

5.42 The Government has recently published a consultation draft of PPS15 which is intended to 

replace both PPG15 and PPG16 ‘Archaeology and Planning’, thereby embracing all aspects 

of the historic environment. PPS15 is being accompanied by a Historic Environment 

Planning Practice Guide (July 2009) which explains how to apply the principles on the PPS 

and provides explanations and guidance for implementing the planning policies. 

5.43 The draft PPS emphasises the need to establish the significance of each historic asset. 

Policy HE8 requires applicants to provide a description of the heritage asset affected and 

detail its contribution to the setting in the conservation area.   

5.44 Policy HE9 sets out the principles guiding the consideration of planning applications relating 

to heritage assets. This is essentially described as a five-stage process: 

• Identifying the heritage assets affected; 

• Understanding their significance; 

• Assessing the impact of the proposals on that significance; 

• Resolving or minimising conflicts;  

• Weighing-up the proposal. 

 Planning Policy Statement 25: Development and Flood Risk (2006) 

5.45 PPS25 sets out Government policy on development and flood risk. Its aims are to ensure 

that flood risk is taken into account at all stages in the planning process to avoid 

inappropriate development in areas at risk of flooding, and to direct development away 

from areas of highest risk.  

 Adopted Regional Policy  

 Regional Planning Guidance for the South West (RPG10) 

5.46 The Regional Planning Guidance for the South West (RPG10) was approved in September 

2001 and sets out a broad development strategy for the period to 2016 and beyond.  

5.47 RGP10 recognises that economic performance is critical to the future scale and pattern of 

development in the region and that strong economic performance helps to provide the 

wealth needed to conserve the region’s environmental assets. It also recognises that this 

brings pressure for new development, and that these pressures have to managed so that 

environmental qualities of the region are conserved.  
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5.48 The principles for future development in the region are set out in Policy VIS2 which states 

that local authorities should: 

• Seek the development of suitable previously developed urban land and other 

appropriate sites in urban areas as a first priority for urban-related land uses;  

• Critically examine the potential of urban areas to accommodate new development; 

• Seek a balance of land uses in urban localities: 

• Promote mixed-use development and, where sites are smaller, through 

complementary land allocations over a wider urban area;  

• Include a mix of housing types, retail, business and commercial development, 

industry, education, social and cultural facilities, leisure, sport, recreation and open 

space uses;  

• Ensure that land is used efficiently in both urban and rural locations, with well 

designed development taking place;  

• Make adequate provision for all land uses; 

• Meet the economic and social needs of rural communities;  

• Promote the provision and enhancement of networks for walking, cycling and 

public transport;  

• Conserve and enhance environmental assets and promote a good quality design, 

including good building design, quality landscape and urban spaces and a mixture 

of complementary uses; 

• Reduce and minimise flood risk.  

5.49 The RPG seeks to concentrate growth in Principal Urban Areas (PUAs). It identifies 11 PUAs 

which offer the best opportunity for accommodating the majority of development. In the 

western part of the region (which includes Cornwall, northern and western Devon, western 

Somerset and Isles of Scilly), Plymouth is identified as the defined PUA for the area. 

Outside of the PUAs, the Guidance recognises the roles of other appropriate market towns, 

and key villages in rural and coastal locations, as places where development will be 

favoured locally.  

5.50 The sub-regional profile of Cornwall and the Isles of Scilly is explored at Policy SS18 

specifically targets this area and states that local authorities, developers and other 

agencies should work together to achieve, inter alia: 
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• The regeneration of the main towns to act as employment and service centres for 

their population and rural hinterlands;  

• The conservation and enhancement of the distinctiveness of the natural and 

historic environment.  

5.51 In relation to coastal areas, the key objective will be to regenerate coastal towns and 

communities and to conserve the environment of the coast. Policy SS 21 states that 

coastal towns should be the focal points for development and service provision and this 

role should be supported and enhanced. The policy advises local authorities in their 

development plans to: 

• Locate development to support the coast areas primarily in coastal market towns, 

through a balanced mix of homes, jobs, services and facilities suitable to the scale 

and location of such settlements;  

• Adopt policies which support the restructuring of the coastal economies and the 

provision of jobs to satisfy local needs;  

• Set out policies for supporting sustainable diversification schemes which help to 

maintain the viability of the fishing sector and coastal economic viability; 

• Seek ways of providing for essential shops and services to serve the coastal areas; 

• Promote improved and integrated public transport, communications and service 

delivery and support innovative community based solutions to public transport and 

communications, in order to increase access to jobs, housing and facilities”.   

5.52 With regard to the natural environment, Policy EN1 identifies the need to provide for the 

strong protection and enhancement of the region’s internationally and nationally important 

landscape areas and nature conservation sites.  

5.53 In relation to the historic environment, Policy EN3 states that local authorities should 

afford the highest level of protection to historic and archaeological areas. New 

development should preserve or enhance historic buildings and conservation areas and 

important archaeological features and their settings, having regard to the advice of PPG15 

and PPG16. The policy also states that local authorities should:  

 “encourage the restoration and appropriate re-use of buildings of historic and architectural 

value and take a particularly active role in bringing about their restoration where this 

would help bring about urban regeneration”.  
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5.54 In relation to the built environment, Policy EN4 seeks to ensure that local authorities, 

developers and other agencies work together to make the urban areas places where people 

wish to live. It seeks to bring forward previously developed brownfield sites to enable 

urban restructuring and redevelopment. It also requires a high quality architecture, urban 

design, layout and landscape architecture in all new development.  

5.55 The broad approach to economic development is set out in Policy EC1 which states that the 

sustainable development of the regional economy should be supported by positively 

promoting and encouraging new economic activity in the areas where it can bring the 

greatest economic and social benefits and make the greatest contribution to reducing 

regional disparities in prosperity. Policy EC2 states that geographical priority should be 

given to restructure economies and regenerate area of special need. Cornwall is identified 

as an area in structural decline, and therefore an area which should be given geographical 

priority. 

5.56 Retail investment is encouraged in locations where it is of an appropriate scale and in 

keeping with their size and function. Policy EC6 seeks to ensure that such development is 

located where it will contribute to the regeneration and environmental improvement of 

town centres and can help reduce the need to travel and encourage journeys to be made 

other than the private car. The policy explains that the vitality and viability of existing 

centres must be protected and enhanced.      

 The Cornwall Structure Plan 

5.57 The Cornwall Structure Plan was adopted in September 2004. It continues to be a 

statutory planning document for Cornwall and all of the policies have been saved.  

5.58 Policy 1 sets out the key principles for sustainable development against which development 

will need to be assessed. It states that development should be compatible with: 

• The conservation and enhancement of Cornwall’s character and distinctiveness;  

• The prudent use of resources and the conservation of natural and historic assets; 

• The regeneration of towns and villages in meeting the needs of their population 

and surrounding area; 

• Fostering the links between the environment and the economy; 

• A reduction in the need to travel; 

• Access for all sectors of the community to well paid and rewarding employment, 

satisfactory housing and adequate services and facilities; and 
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• Meeting needs where they arise.  

5.59 Policy 2 deals with the protection and enhancement of the natural and built environment. 

It states that the conservation and enhancement of World Heritage Sites should be given 

priority in the consideration of development proposals.  

5.60 Policy 3 relates to the use of resources and confirms that development should give priority 

to the re-use of previously developed land to meet development needs. Land at risk from 

flooding should be avoided and sustainable construction principles should be applied.  

5.61 Policy 4 is concerned with the maritime environment and states that an integrated 

approach to the coast will be taken to support its economic importance and conservation 

value. It confirms that development should help enhance the quality of the environment 

and economic regeneration of the coastal towns.  

5.62 Economic growth is further encouraged in Policy 11 which states that the regeneration of 

urban areas and town centres as a focus for retail, commercial and business activity should 

be prioritised. Retailing is then specifically covered in Policy 14 which places priority on the 

improvement and enhancement of town centres in providing shopping to meet the needs 

of the community. Such development should be focused in or adjoining town centres 

where they can help sustain the centre’s viability and vitality; contribute to the 

improvement of the town centre environment and can be accessible to all sectors of the 

community by a choice of means of transport.  

5.63 The Structure Plan seeks to concentrate development within seven identified Strategic 

Urban Centres (SUC). Nonetheless, Policy 25 recognises that ‘Other Main Towns’ and local 

centres, outside of the seven SUC have an important role to play in meeting the needs in 

their local areas. In these areas development should be well-integrated within the built-up 

area and support the role and function of the centre. The supporting text to this policy 

identifies Hayle as an ‘Other Main Town’ that plays an important role as a local centre for 

shopping, employment, community facilities and as a leisure and tourist destination. It is 

also recognised as having the capacity to meet the needs of the surrounding area as well 

as its own population.   

 Adopted Local Policy  

5.64 The Penwith Local Plan was adopted in 2004. It continues to be the statutory planning 

document for development control purposes.  

5.65 The importance of Hayle Harbour is recognised in the Local Plan. The Plan identifies that 

the most significant opportunity to improve both the environment and economy of Hayle 

lies in the regeneration of the harbour area. It explains that considerable effort has been 

directed at achieving this over a number of years. However, various factors resulted in 



PLANNING STATEMENT    ING RED UK (HAYLE HARBOUR) LTD.  
 
 
 
 

 
 

Page 23 
 

delay and abortive work. These factors included the scale and cost of proposed schemes, 

environmental considerations and the uncertain financial climate over a number of years.  

5.66 The Quays are also identified as important features, and the Local Plan states that the 

redevelopment of these areas is crucial to the revitalisation of the harbour and the town. 

In relation to South Quay, Paragraph 7.3.109 of the supporting text states: 

 “South Quay extends northwards from the railway viaduct and the areas occupied by 

Jewsons and adjacent buildings are included within the potential redevelopment area 

together with the area of the former foundry yard to the south of the B3301. The quay, 

which is a Listed Building, suffers from instability and is in a poor state of general repair. 

Nevertheless it is a valuable facility for local fishermen and is visually important in this part 

of the town. This area has the benefit of good access to the main road network without the 

need for traffic to pass through the town.” 

5.67 Policy TV-D from the Local Plan specifically allocates South Quay/Foundary Yard (6 

hectares), North Quay (7.9 hectares) and East Quay (1 hectare) as an area suitable for 

mixed use development 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 port facilities; 

• Make provision for the maintenance of the existing level of industrial and storage 

facilities; 

• Ensure that town centre uses 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 

these prominent locations in the harbour; 

• Retain existing buildings and traditional features which contribute to the character 

of the area;  

• Be compatible with their surroundings; and  

• Include provision for the improvement of the junction between Carnsew Road and 

Foundry Lane. 
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5.68 The redevelopment of South Quay (and the other allocated areas) will therefore be 

acceptable for a range of uses, including retail. The supporting text to this policy states, at 

Paragraph 7.3.115, that any retail element on this site should endeavour to strengthen the 

role of the two centres in Hayle – Foundry and Copperhouse. It also states that:  

 “In the interest of safeguarding the vitality and viability of these centres, retail uses within 

the scheme should be complementary and, in the case of the Foundry centre, be well 

integrated both physically and visually. Developers will also be required to undertake a 

‘needs assessment’ if a proposal is make for any substantial retail, leisure or other town 

centre type development”.   

5.69 Large scale retail is therefore not ruled out within the harbour area. In considering specific 

proposals for Hayle Harbour, the supporting text explains that 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 town centre uses with the existing 

Foundry centre; and  

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

5.70 The supporting text to Policy TV-D explains that for an effective regeneration scheme to 

come forward it is likely that economic drivers will be needed. It continues: 

 “A flexible approach will be important, therefore, if a range of opportunities is to be 

available to potential developers”.  

5.71 In considering proposals for the redevelopment of the harbour, policies relating to the 

protection of the coast and the protection of flood defences also apply.  

5.72 In relation to protection of biodiversity and geological conservation, Policy CC-7 states that 

any proposals for development which would significantly harm the nature conservation 

value or geological interest of a Site of Special Scientific Interest will not be permitted.  

5.73 With regard to the historic environment, the Local Plan mirrors Government Policy and 

states that proposals within areas of great historic value and those affecting archaeological 

remains, will not be permitted where it would harm the historic character of the landscape 

or the value, character or setting of the remains.  Policy TV-10 states that proposals for 



PLANNING STATEMENT    ING RED UK (HAYLE HARBOUR) LTD.  
 
 
 
 

 
 

Page 25 
 

development that would directly affect a listed building will not be permitted unless they 

respect: 

• its intrinsic architectural and historic value,  

• it’s design and particular physical features and;  

• its setting and contribution to the local scene.  

5.74 Policy TV-6 relates to proposals that would affect a Conservation Area. It states that they 

must not conflict with the objective to preserve or enhance the character or appearance of 

the area in terms of scale, siting, design and materials. Development that would have an 

adverse effect on the character, appearance or architectural and historic importance of a 

conservation area will not be permitted. Within Conservation Areas the development of 

commercial premises will be required to respect the character and appearance of its 

surroundings, in accordance with Policy TV-17 of the Local Plan.  

5.75 The retail policies within the Local Plan place an emphasis on locating development in 

urban areas where there is the widest range of service provision and good accessibility to 

public transport networks. Policy ST-1 states that the focus of development should be in 

the main centres of Penzance/Newlyn, St. Ives and Hayle. The Local Plan focuses on 

strengthening the respective roles of these centres to improve the range and quality of 

services available to residents and visitors. In accordance with Policy TV-1, proposals for 

development in, or on the edge of, a settlement should be well integrated into the form of 

the settlement, not have an adverse effect on areas of amenity, recreational or wider 

environmental value; and be of a scale and design which is in keeping with the character 

of the settlement.  

5.76 Policy TV-16 specifies that major retail development should be located in the main centres 

where the greatest benefits to the community can be provided in terms of accessibility and 

the contribution to the vitality and viability of the town centre. The policy specifies that 

proposals for edge-of-centre sites will only be permitted where the development cannot be 

accommodated in the town centre.  

5.77 Proposals for edge-of-centre development are also constrained under Policy TV17 which 

states that developments will not be permitted: 

• unless the sequential test has been met; 

• unless there is a need for the development that cannot be met in the town centre; 

and  
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• if they were likely to lead to a significant reduction in the range of retailing in any 

town centre or adversely affect the vitality and viability of any town centre.  

5.78 Furthermore, the Policy also states that all proposals must be readily and conveniently 

accessible by alternative means of transport to the private car; be compatible with 

surrounding land uses; and not materially affect the viability of village or neighbourhood 

shops.  

5.79 The Local Plan recognises that maintaining the quality of the built environment is crucial 

and Policy GD-1 states that development should be integrated with its surroundings in 

terms of scale, siting and design and be in keeping with the character of the district.  

Emerging Policy 

5.80 Policies at both the regional and local level are under review.  

5.81 At the regional level, the Regional Spatial Strategy for the South West (RSS) is in the 

process of being prepared and in July 2008, the Secretary of State published the Proposed 

Changes to the RSS. When adopted, the RSS will provide a framework for development 

and investment in the region over the next 15 – 20 years. In the meantime, it remains a 

material consideration to be taken into account when assessing an application. 

5.82 The RSS seeks to locate development in Strategically Significant Cities and Towns (SSCTs). 

Away from SSCTs, the RSS identifies a number of market and coastal towns where 

development should be focussed. The level of provision should be aligned to support the 

role and function of that place.  Provision will be made for housing, employment, shopping 

and other services that increase their self-containment and enhance their roles as service 

centres.  

5.83 Policy TC2 of the draft RSS deals with retail development in market and coastal towns. It 

states the retail provision should reflect the need to compliment rather than compete with 

the retail facilities in the relevant strategic centre.  

5.84 At the local level, the Cornwall Council LDF will in time replace the Penwith Local Plan and 

become the statutory planning document for the County. The new planning policy 

framework for Cornwall is still however at the early stages of preparation.  

5.85 Before Penwith District Council combined with other District Councils to become a Unitary 

Authority in April 2009, various policy documents for the District were being prepared, 

including the Core Strategy and the Hayle Area Action Plan. These documents have been 

held in abeyance, pending the future direction of the Cornwall LDF. They remain a material 

consideration however as they will inform the work being carried for Cornwall’s LDF.  
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5.86 The Core Strategy ‘Preferred Options’ was published in February 2008. With regard to town 

centre and retail provision, Preferred Option CS15 seeks to, inter alia, increase retail 

provision within Hayle. Housing and employment provision in Hayle is addressed in 

Preferred Option DS3 which identifies development of up to 3,250 new homes over 20 

years and an additional 6.8 hectares in employment space.  

5.87 The Hayle Area Action Plan ‘Issues and Options’ was published in February 2008. In 

relation to the harbour area, the document appreciates the fact that it is one of the largest 

previously-development (brownfield) sites in the region and presents a unique opportunity 

to help catalyse the regeneration of Hayle.  

Other Studies of Material Interest 

 Penwith Retail Study (2007)  

5.88 To assess the potential need for additional shopping provision in the District, Penwith 

District Council commissioned GVA Grimley to produce a retail study for Penwith. The 

Penwith Retail Study was published in December 2007 and provides a review of town 

centre, retailing trends and the needs in the District.  

5.89 The study found that Hayle has the smallest level of retail and service provision in Penwith. 

Comparison and convenience retail provision is not able to retain a significant amount of 

locally generated shopping trips, with provision being orientated towards top-up shopping 

and day-to-day shopping needs. The study also identified that retail expenditure was 

leaking from the town centre’s catchment to Penzance and outside the District.  

5.90 To claw back shoppers, the study recommends increasing the capacity of retail provision.  

 Hayle Area Plan 2005 – 2025 

5.91 The Hayle Area Plan was prepared under the Market and Coastal Towns initiative by the 

local community as a community-led strategic plan for the town and surrounding area. It is 

a bottom up policy that helped shape the Penwith LDF.  

5.92 The Plan highlights various goals within different priority areas. In relation to Hayle 

Harbour it states that it’s objective is: 

 “To ensure that the development of the harbour makes the contribution that it could to 

Hayle by creating new jobs, attracting more tourists and visitors, improving the 

environment and preserving wildlife; and preserving and promoting our heritage and 

unique water-front landscape”. 
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 Management Plan (2005 – 2010) 

5.93 Circular 07/2009 states that World Heritage Sites are required to have effective 

management systems in place specifying how the Outstanding Universal Values are to be 

maintained. Any relevant policies in the Management Plan are a key material consideration 

in making plans and planning decisions.  

5.94 In accordance with this requirement, a Management Plan for the Cornwall and West Devon 

Mining Landscape Area has been prepared and covers the period 2005 – 2010. It provides 

a framework of policies to ensure that there will be no detrimental impact on the 

Outstanding Universal Values.  

5.95 The Management Plan divides the key issues and strategic policies into five key themes: 

Administration, Protection, Conservation, Presentation and Marketing. The policies relating 

to protection and conservation are the most relevant and are set out in the Heritage 

Report that accompanies this application.  

 

 



PLANNING STATEMENT    ING RED UK (HAYLE HARBOUR) LTD.  
 
 
 
 

 
 

Page 29 
 

SECTION 6 -  PLANNING CONSIDERATIONS  

6.1 This Section will examine the planning considerations material to the determination of the 

application.  

 Retail   

6.2 As explained in the previous section, there is clear policy support at the national, regional 

and local level for town centre enhancement. Town centres should be developed and 

strengthened and opportunities for growth and investment should be encouraged.  

6.3 Under the provisions of PPS6, local planning authorities are required to assess the need for 

new floorspace for retail, leisure and other main town centre uses. They should identify 

deficiencies in provision and assess the capacity of existing centres to accommodate new 

development, including, where appropriate, the scope for extending the primary shopping 

area and/or town centre.  

6.4 In this regard, Hayle has been identified in the Penwith Retail Study as the settlement 

within Penwith which is most in need of a step change in retail provision. The retail offer in 

Hayle town centre needs to be improved to effectively compete with other centres and 

maintain its vitality and viability over the long term, as a sustainable place to shop. The 

application will address this need and as such will almost certainly be supported by a 

national operator should permission be granted.   

6.5 Where an identified need has been identified, PPS6 explains that a sequential approach 

should be applied in selecting appropriate sites for development. All options in the centre 

should be thoroughly assessed before considering edge-of-centre sites. Development in an 

out-of centre location will only be considered when it has been clearly demonstrated that 

no suitable and viable centre or edge-of centre sites are available. 

6.6 The Retail Study submitted with this application applies the sequential approach to site 

selection and confirms that there are no suitable centrally located town centre sites 

capable of accommodating a food supermarket with associated car parking. It goes on to 

confirm that the application site is the most appropriate location capable of 

accommodating such a development. This is because it is located immediately adjacent to 

the Foundry town centre, and in a location ideally suited for town centre uses that will 

facilitate linked shopping trips and enhance the vitality and viability of Hayle town centre, 

to the benefit of existing businesses and visitors to the town as a whole.  

6.7 Against this background, the application site is considered to be wholly policy compliant in 

locational terms and as a consequence PPS6 does not require the assessment of 

alternative sites in non-designated centres and out-of-centre locations.  
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6.8 Retail development on this site is in line with both national planning guidance and the 

Development Plan, and is therefore an acceptable land use on this site.   

 Historic Environment 

6.9 An assessment of the heritage issues that have influenced and informed the development 

of South Quay is set out in the accompanying Heritage and Viability Statement. This pays 

particular attention to the World Heritage Site designation, the Conservation Area status, 

the Grade II listed quayside and the archaeological features associated with the site.  

6.10 To determine the impact the development proposal will have on the cultural and historic 

landscape of Hayle, the Heritage and Viability Statement considers relevant national, 

regional and local planning policies alongside policies in the Cornwall and West Devon 

Mining Landscape World Heritage Site Management Plan (2005 – 2010).  

6.11 The Heritage and Viability Statement explains that South Quay is in a poor state of repair. 

The harbour wall has collapsed in several areas and it is under continued risk of further 

deterioration. To leave the walls as they area would almost certainly result in the ultimate 

loss of this historic fabric.  

6.12 The proposed development would ensure the immediate maintenance and repair of the 

harbour walls for future generations. In this regard, the proposed development would 

ensure the long term future of the historic harbour, thereby protecting the Outstanding 

Universal Value of the World Heritage Site.  

6.13 The development will ‘open up’ the area to the public to enjoy the historic harbour. The 

public promenade would improve access to the site and interpretation panels situated in 

the pubic accessible areas will explain the history and significance of the harbour. 

6.14 Recent investigations have been undertaken to determine the location of the former 

slipways. This has confirmed that the slipways extend much further southwards than 

previous thought. Exposure of these slipways would result in a much smaller developable 

area and would add considerable costs to the development. It is not therefore proposed to 

excavate the infill within the Carnsew Channel.  

6.15 The Heritage and Viability Statement concludes that the restoration of the essential 

elements of the historic harbour, especially the harbour walls, will have an enhancing 

effect on the World Heritage Site, the Conservation Area and the listed quayside. The 

development will create a restored and valuable area, which will retain and improve many 

of the historic features associated with it’s industrial past.  
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Viability  

6.16 The supporting Heritage and Viability Statement explains that there are significant financial 

costs associated with site preparation, infrastructure improvements and likely S.106 costs 

that will be sought in relation to the development of the site. It demonstrates that only a 

retail-led mixed use scheme, anchored by an appropriately sized foodstore is capable of 

generating the revenue needed to deliver the future redevelopment of South Quay and the 

heritage improvements that are deemed to be necessary.  

6.17 It is essential that any development on this site is not unduly burdened by any additional 

onerous costs.  Similarly, if there is a requirement to expose the former slipways or to 

reduce the store in size, the scheme will not come forward.  The implications of this would 

mean that the site would remain vacant for many years, the chance to secure public 

access to South Quay will be lost and the opportunity to repair the harbour walls would 

disappear.  

 Design  

6.18 The Design rationale for the application is discussed in the Design and Access Statement.  

6.19 The delivery of a quality design has been the key guiding principle from the start. Special 

consideration has been given to:  

• The impacts of the most valued views;  

• The spacing between the foodstore and the viaduct; 

• The height of the proposed buildings;  

• The need to improve the public realm and pedestrian access to the quay;  

• The desirability of providing car parking that is accessible to the town centre and 

encourages linked shopping trips.  

• Creating a vital and vibrant quayside;  

• Establishing an active frontage to Carnsew Road; and  

• Creating a building that addresses the heritage values of the area.  

6.20 The minimum quantum of development necessary to deliver the repair and sustained 

future of the heritage assets has been advanced.  
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6.21 The approach to height has been to locate the lower retail/restaurant units close to the 

viaduct, with the car park separating them from the larger foodstore. It should be noted 

that the proposed foodstore, whilst having a large footprint, will not be as tall as the 3 – 4 

storey residential development proposed in the outline planning application for which a 

resolution to grant exists.  

6.22 The new scheme addresses the need to increase connectivity with the town of Hayle. The 

public realm improvements and integration with Foundry, Penpol Terrace and Copperhouse 

is a cornerstone to the scheme. The proposed development has been designed to integrate 

with the Foundry and the rest of the town centre. 

 Sustainability  

6.23 Ensuring that new development meets the objectives of sustainability is one of the over-

arching themes for policy at all levels, from national policy in PPS1, through to regional 

and local planning policy guidance.  

6.24 A Sustainability Statement has been submitted with this application which outlines the 

measures which will be incorporated in the scheme relating to: management; health and 

well being; energy; transport; water; materials; waste; land use and ecology; pollution; 

heritage and place; and community and business. These topic headings are related to 

those in the BREEAM Retail 2008 requirements, with the final three additional topics 

covering aspects of the South West Sustainability Checklist.  

6.25 The assessment concludes that the development will achieve a BREEAM Retail 2008 rating 

of ‘Very Good’. Using the South West Sustainable Checklist for those aspects not covered 

by BREEAM, it also states that the development will meet at least the minimum 

requirements for those topics that are relevant to retail development, achieving good or 

best practice in some areas.  

 Transport and Parking 

6.26 A detailed Transport Assessment has been prepared by Buro Happold in support of the 

application, which explores in detail the acceptability of the proposed development in 

transport terms.  

6.27 In the first instance, the Assessment identifies the fact that the proposed development will 

be accessible by a range of transport modes. It explains that the development site is 

accessible by public transport, walking and cycling. It is anticipated that many trips will be 

made by these non-car modes and an innovative package of measure introduced through a 

Travel Plan will encourage travel by means other than the private car. This approach is in 

line with the core objectives of PPG13, and other regional and local planning policy.  
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6.28 Notwithstanding this, the scheme will attract extra car trips and, as a result, the 

Assessment considers the effect of these trips and their impact on the highway network.  

6.29 Overall, the assessment concludes that there will be no overriding detrimental impact to 

the existing highway network. In relation to Foundry Square, the assessment finds that 

this will operate within capacity in non-summer months. During the peak summer season, 

the assessment explains that Foundry Square will exceed its design capacity in 2017 

without development traffic and thus represents a failing within the existing network to 

accommodate existing traffic growth.  

6.30 The Transport Assessment explains that the impact of development cannot therefore be 

considered detrimental, as capacity issues will arise irrespective of development traffic 

being imparted to the network. Notwithstanding this, the development proposes potential 

improvements to pedestrian infrastructure, which will facilitate improved accessibility of 

the development site to sustainable modes of transport and improve the safety of existing 

pedestrian movements across Foundry Square. In this regard, these improvements 

represent the sustainability agenda of the development, in creating modal shift away from 

the car, and thus any impact levied by the proposed foodstore is significantly mitigated by 

these proposals.   

6.31 In relation to the proposed roundabout, the traffic assessment demonstrates that it has 

enough capacity to accommodate the traffic generated with the proposed foodstore and to 

accommodate the traffic generated when the balance of South Quay comes forward.  The 

access will also facilitate further development on the south side of Carnsew Road. The 

roundabout will accommodate pedestrian crossing movements through its design.    

6.32 In terms of servicing, the food store service yard will be located to the north of the store. 

The service yard has sufficient area available to accommodate the likely numbers and size 

of service vehicles, including space for four articulated trucks. Goods vehicles will access 

Hayle using the trunk road network and, given the location of the store at the western end 

of Hayle, it is anticipated that the most convenient route to the store will be via the west 

using the St Erth gyratory. The Transport Assessment confirms that the proposed 

development will not therefore give rise to additional service vehicle movements through 

the town centre.  

6.33 In terms of parking, the level proposed is adequate, but not excessive. The proposal is to 

provide 341 car parking spaces, equating to approximately one parking space for every 21 

sqm of gross floorspace of the development. The proposed number of spaces is therefore 

less than maximum requirements set out in Policy TP12 of the Local Plan which will permit 

a maximum of 1 space for every 14 sqm of new development, equating to approximately 

500 spaces. The site’s edge of the town centre location means that it benefits from being 
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accessible to a range of transport modes, and the proposed parking is therefore entirely 

acceptable.  

6.34 The site’s proximity to the town centre, and the level of car parking proposed, is 

considered appropriate to facilitate linked trips into Hayle town centre. Such trips will 

generate spin off expenditure for existing businesses to the benefits of the local economy.   

 Floodrisk and Drainage  

6.35 The site currently lies in an area at risk of flooding and therefore, in accordance with the 

requirement of PPS25, a sequential test was carried out (as part of the EIA) to ascertain 

that no alternative sites existed for the proposed type of development.  

6.36 To mitigate against the potential for flooding, it is proposed to raise ground levels such 

that all new development is set above the appropriate flood level. It is proposed to set the 

minimum development threshold at a level of 6.35 m ODN.  

6.37 With regard to surface water runoff, the development will deliver a scheme that will 

provide a net improvement over the existing surface water drainage arrangement and will 

not increase the risk of flooding to neighbouring sites. Storm water will be discharged into 

Penpol Creek through several outlet locations, as agreed with the Environment Agency at 

the time of the outline application. All discharges would pass through oil interceptors prior 

to discharging into the harbour, or infiltrating into the ground.  

 Natural Environment  

6.38 The estuary complex provides valuable feeding and roosting sites for regionally important 

populations of migratory and over-wintering wildfowl and waders. In particular, the three 

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 provide habitats of value to 

waterfowl and shorebirds during the winter months.  

6.39 As a result, these three areas and the sand dune system west of the estuary mouth have 

collectively been designated a Site of Special Scientific Interest (SSSIs). SSSIs are of 

national importance for nature conservation and are designated under the Wildlife and 

Countryside Act 1981 (as amended).  

6.40 Other non-statutory designations also apply to these areas, including an Area of Great 

Scientific Value and the Royal Society for the Protection of Birds’ Hayle Estuary Nature 

Reserve.  

6.41 The Area of Great Scientific Value designation is of countywide importance, and represents 

a broader approach to nature conservation than the protection of a specific site. The 
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Godrevy Area of Great Scientific Value therefore encompasses all the estuary habitats at 

Hayle, and includes South Quay itself. It acts as a buffer around the most important and 

sensitive habitats and provide links between protected sites, facilitating the movement of 

wildlife.   

6.42 RSPB Hayle Estuary Nature Reserve is managed to maintain and enhance habitat 

conditions for shorebirds and waterfowl, and to minimise human disturbance during the 

key periods of bird presence on the estuary. The RSPB holds freehold ownership of part of 

the Hayle Estuary covering, inter alia: Lelant Water, Copperhouse and part of Carnsew 

Pool.  

6.43 Carnsew Pool is the area closest to the development site, and therefore the area most 

likely to cause disturbance to the ornithology. The Ecology Section of the Environmental 

Statement explains that some construction activities could potentially cause an indirect 

loss of habitat through disturbance. However, during these works, measures will be 

implement to ensure that construction activities comply with the law relating to protection 

of breeding birds, such that potential to disturb nesting birds and confirmed nesting sites is 

avoided.  

6.44 The Ecology Section of the Environmental Statement also considers the potential impact 

the development will have on terrestrial habitats and species on South Quay and on inter-

tidal and sub-tidal estuarine invertebrates, fish populations and algae.  

6.45 In relation to the terrestrial habitat, the assessment found that the site contains a colony 

of petalwort which benefits from international protection. However, only small numbers of 

the plant were found and mitigation is proposes in the form of translocation to ensure their 

continued viability.   

6.46 In relation to aquatic ecology, the assessment explains that the existing flora and fauna is 

restricted due to the historical contamination and continued poor water quality. Impacts 

during the construction and operational phases are therefore minimal.  

6.47 The proposed development will have an impact upon the natural environment, but 

mitigations measures will be incorporated to ensure that these are kept to a minimum. 

During the detailed design stage there will be opportunities to enhance the biodiversity 

through the planting of trees and vegetation.  

Air Quality 

6.48 National Planning Policy Statement 23 ‘Planning and Pollution Control’ (PPS 23) advises on 

the policies and practices that should be taken into account in the planning of any 

development that has the potential to cause pollution. PPS 23 explains that air pollution 
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considerations are capable of being a material consideration when assessing a planning 

application.  

6.49 At the local level, Policy GD1 states that proposals for development will not be permitted 

where they would cause significant harm as a result of inadequate provision for air quality.  

6.50 An assessment of the potential impacts on local air quality from construction and 

operational activities has been carried out and a full analysis of the findings is present in 

the Air Quality chapter of the Environmental Statement. This concludes that the 

development is expected to have an insignificant effect on air quality.  

Noise 

6.51 A noise assessment, submitted as part of the Environmental Statement, has been carried 

out to determine existing noise levels that the site’s suitability for use. In summary, the 

assessment found that the development could proceed without the likelihood of the 

subsequent operations harming the amenity of local residents.   

6.52 Future residential development on the rest of the quay will be able to come forward, 

subject to further assessment and the inclusion of mitigation measures such as improved 

glazing and acoustic fencing, where appropriate.   
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SECTION 7 -  CONCLUSION  

7.1 This Statement, along with the suite of other application documents, sets out that the 

application scheme would deliver a raft of economic, social and environmental benefits to 

South Quay and Hayle as a whole.  

7.2 The benefits that would result from the redevelopment include:  

• A vibrant and regenerated harbour area.  

• The preservation of historic features such as the harbour walls and harbour 

furniture.  

• The significant enhancement of Hayle town centre’s attraction, offer and status.  

• A foodstore that will improve and extend customer choice and will help to ‘claw 

back’ expenditure from other established town centres and out of town stores; 

thereby creating more sustainable shopping patterns and reducing the need to 

travel.  

• A foodstore that will provide residents in Hayle and the wider catchment area with 

the opportunity to link their main food shopping trip with a visit to existing retail, 

community, businesses and leisure facilities in the town centre.  

• An extensive range of job opportunities.   

• Long-term public access to South Quay.  

• Preservation of local fishing and boating activity.  

• New public spaces and promenades with harbour side views.  

7.3 The proposal finds considerable support in planning policy terms. In particular, there is a 

recognised need for a new foodstore in Hayle, and the application site has been identified 

as the most appropriate location for a scheme of this nature in sequential terms.  

7.4 The development will ensure long term future of the historic harbour as a whole, thereby 

protecting the Outstanding Universal Value of the World Heritage Site and will act as a 

catalyst in attracting further investment.   

7.5 Overall, it is considered that the proposals accord with planning policy at the national, 

strategic and local level. Planning permission and listed building consent can and therefore 

should be granted.  




