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SECTION 1 -  INTRODUCTION 

1.1 This report sets out the proposals for the development of South Quay, and provides an 

assessment of the related heritage issues.  

1.2 Particular attention is placed on the World Heritage Site designation, the Conservation 

Area status, the Grade II listed quay side and the archaeological features associated with 

the site.  

1.3 The history of the site has been well recorded and Hayle Harbour has been extensively 

researched in the form of: 

• The Hayle Historical Assessment Report for English Heritage prepared by Nick 

Cahill and the Cornwall Archaeological Unit (July 2000);  

• The Cornwall & Scilly Urban Survey for the Historic Characterisation for 

Regeneration of Hayle (October 2005); and  

• The Hayle Harbour Cornwall Conservation Management Plan prepared by Kathryn 

Sather & Associates (January 2008);   

1.4 It is not the intention of this report to repeat the work carried out in the above mentioned 

documents or the other various structural, ecological and environment surveys that have 

been prepared previously. This report provides an assessment of the heritage issues that 

have informed and influenced development on South Quay.  

1.5 It pays particular attention to the impact a retail-led mixed-use proposal will have on the 

heritage of the area and it considers the financial factors influencing the development and 

the revenue needed to bring forward development on this site.  
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SECTION 2 -  HISTORIC ASSETS  

2.1 The following section identifies the heritage issues associated with the South Quay of Hayle 

Harbour in terms of: 

• The World Heritage designation; 

• The Conservation Area designation; 

• The listed quayside; and  

• Archaeological features.  

2.2 Each historic attribute is considered in turn, and the associated requirements affecting 

development are set out.  

World Heritage Site Designation  

2.3 World Heritage Sites are places of “Outstanding Universal Value”, recognised as such 

under the terms of the 1972 World Heritage Convention.  

2.4 “Outstanding Universal Value” is defined by the UNESCO World Heritage Committee as:  

“cultural and/or natural significance which is so exceptional as to transcend 

national boundaries and to be of common importance for present and future 

generations of all humanity. As such, the permanent protection of this heritage is 

of the highest importance to the international community as a whole.”  

2.5 There are currently 890 World Heritage Sites worldwide, 28 of which are located in the 

United Kingdom.  

2.6 In order to be considered as a World Heritage Site, a site has to demonstrate one or more 

of ten generic criteria (six cultural, four natural) established to assess Outstanding 

Universal Value and satisfy requirements for authenticity and integrity.  

2.7 “The Cornwall and West Devon Mining Landscape World Heritage Site” was inscribed under 

the following generic criteria: 

Criterion (a) (ii): Exhibits an important interchange of human values, over a span of time 

or within a cultural area of the world, on development in architecture or technology, 

monumental arts, town-planning or landscape design.  

Criterion (a) (iii): Bears a unique or a least exceptional testimony to a cultural tradition or 

to a civilisation which is living or which has disappeared.  
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Criterion (a) (iv): Is an outstanding example of a type of building or architectural or 

technological ensemble or landscape which illustrates (a) significant stage (s) in human 

history.  

2.8 UNESCO’s designation of the Cornwall and West Devon Mining Landscape Area as a World 

Heritage Site in July 2006 is a recognition of the international importance of the area; 

crucially in the role it played in the industrialisation of Britain. Cornwall also played an 

important role on the international stage, as one of the pioneers of the industrial revolution 

and the transfer of knowledge and industry throughout the world and the growth of a 

global industrial society. 

2.9 The 10 areas that make up the Cornwall and West Devon Mining Landscape World Heritage 

Site represent landscapes of former mining districts, ancillary industrial concentrations and 

associated settlements. Collectively these areas form cultural landscapes that, whilst never 

having been spatially continuous, share a common identity. The map below shows the 10 

areas that make up the World Heritage Site.  

Figure 1: Cornwall and West Devon Mining Landscape World Heritage Site  

 

2.10 At the time of inscription, the “Outstanding Universal Value” of the Cornwall and West 

Devon Mining Landscape World Heritage Site was defined as: 

“The Cornwall and West Devon Mining Landscape was transformed during 

the period 1700 – 1914 by early industrial development that made a key 

contribution to the evolution of an industrialised economy and society in 

the United Kingdom, and throughout the world. Its outstanding survival, in 
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a coherent series of highly distinctive cultural landscapes, is testimony to 

this achievement”.   

Policy Context  

2.11 Relevant Government policy is set out in Circular 07/2009 ‘The Protection of World 

Heritage Sites’. This explains that statements of Outstanding Universal Value are key 

references for the effective protection and management of World Heritage Sites.  

2.12 Paragraph 12 states that: 

“Effective management of World Heritage Sites is concerned with identification and 

promotion of change that will conserve and enhance their outstanding universal 

value, authenticity and integrity and with the modification or mitigation of changes 

that might change those values”.  

2.13 It is therefore essential to protect any Outstanding Universal Value so that it is not 

adversely affected by inappropriate change or development.  

2.14 Circular 07/2009 also 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.  It advises that relevant 

policies in World Heritage Site Management Plans are key material considerations in 

making plans and planning decisions. 

2.15 Circular 07/2009 is supplemented by a Guidance Note prepared by English Heritage. The 

guidance advises that in cases likely to have a significant impact on the Outstanding 

Universal Value of an area, pre-application consultation and discussion should take place 

with the planning authority and regional English Heritage staff. Applicants should detail the 

impact their proposals will have on the Outstanding Universal Value and indicate how they 

believe these effects should be acceptable in the context of the protection of the 

Outstanding Universal Value, authenticity and integrity of the site.  

2.16 This report forms part of the necessary pre-consultation in relation to the revised 

development proposals for South Quay.  

World Heritage Site Management Plan (2005 – 2010)   

2.17 In accordance with the requirements set out in Circular 07/2009, a Management Plan for 

the Cornwall and West Devon Mining Landscape Area has been prepared to provide a 

framework of policies and actions to ensure consistent management of the multi-area 

World Heritage Site.  
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2.18 The Management Plan was prepared in support of the Cornish and West Devon Mining 

Landscape World Heritage Site bid 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.  

2.19 The first two years of the plan were geared towards developing the management 

strategies and initiatives for the World Heritage Site. Following the sites inscription as 

World Heritage Site in July 2006, the policies are now being used to influence development 

proposals.   

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

Administration, Protection, Conservation, Presentation & Marketing, and Outreach. For the 

purposes of this report, the themes relating to protection and conservation are the most 

relevant, and the following policies will particularly influence any development proposals 

within the World Heritage Site:   

• Policy 4c: Planning authorities should ensure that new development protects, 

conserves and enhance the site and its setting.  

• Policy 7a: Sustainable heritage-led regeneration will be encouraged and supported.  

• Policy 7b: New development should add to the quality and distinctiveness of the 

site by being of high quality design and respectful of setting.  

• Policy 7c: There should be a presumption in favour of retaining and re-using 

historic buildings which are important components of the site.  

• Policy 8a: The conservation and continuing maintenance of the historic fabric of 

the site should be undertaken to the highest standards to ensure authenticity and 

integrity.  

• Policy 8b: The historic character and distinctiveness of the Cornwall and West 

Devon mining landscape should be maintained.  

• Policy 9: Archives, collections and data concerning the site should be curated, 

catalogued and conserved and made accessible to all.   

• Policy 10: The Partnership should promote access to the site that is sustainable to 

the environment and consistent with the values of the site.  

2.21 As explained above, Circular 07/2009 states that planning authorities are required to treat 

relevant policies in the management plans as key material considerations in making plans 
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and planning decision.  Any future development must therefore comply with the above 

mentioned policies.  

Outstanding Universal Value 

2.22 Hayle Harbour is just one part of a wider area that makes up the World Heritage Site in its 

entirety. When the World Heritage Site was officially announced, the Outstanding Universal 

Value covered the whole area. The Outstanding Universal Values for each individual area 

were not specified.  

2.23 Subsequently, Cornwall County Council defined the Outstanding Universal Values (OUVs) 

for Hayle and these informed the Outline Planning Application for ING Real Estate RED’s 

Masterplan proposals for Hayle Harbour.  

2.24 The OUVs for Hayle can be summarised as follows:  

• Hayle was Cornwall’s principle mining port which exported copper ore to the South 

Wales smelters. Importing much of the Welsh coal that fuelled the Cornish steam 

revolution and was the means by which many of its beam engines were shipped to 

the far corners of the World.  

• The location of Cornwall’s only major copper smelter. 

• Unique example of twin ‘company’ industry ‘new towns’ of Foundry and 

Copperhouse, these being wholly the product of their industrial past and maritime 

location, fringing the southern edge of the Hayle estuary in a distinctly linear 

character. They are characterised by rows and terraces and villas at the back of 

the foundry.  

• Massive, landform-scale maritime infrastructure of extensive quays, wharves and 

massive sluicing ponds.  

• The terminus of one of the most important of Cornwall’s early railways (the Hayle 

Railway, 1834) serving a hinterland stretching eastwards as far as Redruth and 

Camborne, with their huge market for coal, timber and other materials.  

• Within Copperhouse, the use of copper slag (scoria) blocks for construction adds a 

distinctive ‘vernacular’ character to houses, boundary walls, bridges and other 

structures.  
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Site Specific Summary  

2.25 It is clear from the above that the Universal Values specific to Hayle are more related to 

the town’s historical association with the Industrial Revolution and technological endeavour 

and that its physical association with the past is now only evidenced by the quays and 

their associated waterways. However, within the wider area, the many listed buildings are 

clear evidence of the area’s former wealth and historical connections.  

2.26 Hayle’s OUV is therefore tied up in the townscape and buildings, the now under-utilised 

quays around the harbour and its, less tangible, but no less important, historical past. It is 

these assets that need to be protected when considering any development within the 

World Heritage Site.  

2.27 Attached at Appendix 1 is a map showing the exact boundary of the World Heritage Site in 

Hayle. This also shows the other statutory designations that exist in the area. 

Conservation Area Designation  

2.28 Planning Policy Guidance Note 15: “Planning and the Historic Environment” sets out the 

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

conservation areas, and other elements of the historic environment.  

2.29 With regards to conservation areas, PPG15 requires any development to preserve or 

enhance the character or appearance of the conservation area. If any proposed 

development would conflict with this objective, there will be a strong presumption against 

the grant of planning permission.  

2.30 When dealing with conservation areas with “gap sites”, 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.” 

2.31 It is considered that South Quay represents such a “gap” in the Conservation area and it 

has long been accepted that the Quay will be developed in an appropriate manner.  

2.32 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 paid to scale, height, form, massing, and respect for the traditional pattern of 

frontages, vertical or horizontal emphasis, and detailed design.  

2.33 The Government has recently published a consultation draft of PPS15 that is intended to 

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

of the historic environment. Although it is not yet adopted policy, it will be a material 

consideration when assessing any application with heritage implications. However, the 

weight to be given to it will depend upon how far it has progressed through the 

consultation process.   

2.34 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.   

2.35 Policy HE9 sets out the principles guiding the consideration of applications for development 

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 proposals. 

Site Specific Issues  

2.36 The Hayle Conservation Area, which was designated in 1998 (and extended in 2004) 

encompasses much of the town of Hayle, including the Copperhouse and Foundry areas. 

Although a distinctive whole, based on the activities and heritage of the two great historic 

companies of the town (The Cornish Copper Company and Harvey & Company), the 

Conservation Area is made up of a number of areas that have their own distinctive 

character.  

2.37 The harbour area, isolated by the railway viaduct, has its own characteristics and is 

different from other parts of the Conservation Area. As very few buildings exist in the area, 

it contrasts markedly in townscape terms with the rest of the Conservation Area, which is 

relatively densely developed, and scattered with buildings of distinction, many of which are 

listed. Accordingly, the character of this area is defined more by its history as an industrial 

harbour. Although the quay walls are, in the main, still very evident, they have been 

breached in certain areas and some breaches have been poorly repaired.  
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2.38 Cornwall Council has not yet prepared a Conservation Area Character Appraisal or 

Statement that deals specifically with the Hayle Conservation Area.   

2.39 Accordingly, when the outline Masterplan proposals were being drawn up, ING Real Estate 

RED commissioned Kathryn Sather and Associates to prepare a Conservation Management 

Plan for Hayle Harbour. The Plan was prepared to help to identify and retain those features 

of heritage significance around the harbour and direct future management, repair, 

alterations or inform any new development projects. This Plan has and will continue to 

inform development proposals affecting the harbour.  

2.40 We are advised that Cornwall Council is hoping to issue a draft Conservation Area 

Character Appraisal by mid 2010.   

Listed Buildings 

2.41 As explained above, PPG15 sets out the Government’s policies for the identification and 

protection of historic buildings, conservation areas and other elements of the historic 

environment.  

2.42 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’”.  

2.43 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.  

2.44 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: 

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

and rarity, in both national and local terms.  

ii) The particular physical features of the building (which may include its design, 

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

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

iv) 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. 
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2.45 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 

possibly 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”.  

2.46 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.  

Site Specific Issues  

2.47 South Quay was given a group value Grade II listing in 1988. The listing description states 

the following: 

“Hayle 5437-5537 10/104 South Quay, including south-east side of Carnsew Dock 

GV II Quay walls. Circa 1819. Built for Harvey and Company (Henry Harvey). 

Granite and killas rubble, granite ashlar, copper slag blocks and granite dressings. 

Walls to 3 sides of a peninsular wharf, the long side facing north east and forming 

one side of a long narrow harbour. Walls are scalloped on plan possibly to allow 

boats to lie alongside. The north-west wall is also part of Carnsew Dock. This dock 

was designed so that accumulated silt could be sluiced out at intervals by releasing 

a large volume of dammed-up water. The walls are slightly battered and have 

dressed granite copings. On December the 27th 1834, there was a ceremonial 

opening of the sluices when the mine’s adventurers and other customers and 

friends of the Company were invited to breakfast at the White Hart Hotel”.  

2.48 The listing description is vague and we have assumed that the listed structure comprises 

everything that is enclosed by harbour wall that runs along the south edge of Carnsew 

Pool, around the perimeter of South Quay to where the wall ends at the south-east end of 

the Penpol Pool.  

2.49 It is to be noted that South Quay was added to the statutory list after part of the Carnsew 

Dock had been infilled. As such the exact location of the south western section of the quay 

wall was unknown at that time.  
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2.50 Carnsew Quay was also given a group value Grade II listing in 1988. The listing description 

states the following:  

“Hayle SW 5437-5537 10/105 Carnsew Quay – GV II Quay walls. Circa 1740, 

extended early C19. Granite and elvan rubble with granite dressings, some granite 

ashlar; iron cramps to copings. Plan: Causeway quay which forms a barrier 

damming water behind it between tides so that it could be released through sluices 

to remove silt from the estuary channels. One sluice between the neck of the quay 

Carnsew Dock and South Quay g.v. is now blocked; the other sluice is fed by a 2-

span bridge opening and the water flows under a projecting sluice quay through 4 

openings. Quay walls opposite South Quay are scalloped on plan and have 2 

loading bays. The walls are battered and on the estuary side have dressed granite 

copings. The walls surrounding the exit sluices are granite ashlar and the openings 

are spanned by granite lintels. The inner walls of the quay are random rubble. The 

entrance to the sluices is 2 spans of round arches with rubble voussoirs. On 

December the 27th 1834 there was a ceremonial opening of the sluices when the 

mines adventurers and other customers and friends of the Company were invited 

to a breakfast at the White Hart Hotel”.  

2.51 As explained in PPG15, a listed building also includes any object or structure within the 

curtilage of the building. In this instance, we have assumed that any object directly 

associated with the harbour wall is included within the listing. Therefore, all the harbour 

furniture including warping posts, granite posts, loading slots and any other features that 

were part of the working element of the historic harbour is also deemed listed.  

2.52 During the 20th Century, various alterations were made to the quaysides which have 

adversely affected South Quay in particular. Most notably, in the 1960-70s in-filling 

occurred at the south west end of South Quay, thereby reducing the width of the Carnsew 

Channel. The in-filling was done to regenerate the area when it was thought that more 

land was needed for development.  As a result, a significant part of the former Harvey’s 

dock was lost, including the original slipways. The majority of the harbour wall to the east 

of Carnsew Channel was also buried.  

2.53 Of the various buildings that were built during the 20th Century only limited remains are 

visible today, mainly in the form of foundations.  

2.54 Over the years various repairs to the harbour wall fronting Penpol Creek have taken place.  

These repairs involved techniques that included the use of steel piling and the construction 

of a concrete coping cap. Part of the wall has collapsed and has not been repaired.    

2.55 In 2004, some limited borehole investigations were carried out on the south western 

section of the Quay. These identified the top of a buried harbour wall. The excavation 
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exercise recorded its line and level but no further exposure took place. No known work has 

ever been undertaken to uncover the original slipway associated with the Harvey works 

which is now known to extend southwards and lie under the Jewson’s building. It is 

acknowledged that further exploratory investigations will be needed, prior to the 

commencement of development and where historic features are identified, these will be 

recorded and construction will ensure that these assets are protected in-situ for future 

generations.   

2.56 In accordance with PPG15, when considering applications for planning permission that 

affect a listed building, local authorities are required to have regard to the desirability of 

preserving the setting of the building. There is therefore a requirement to consider the 

impact of the development on adjacent listed building, outside of the site boundary.    

2.57 The church of St Uny’s at Lelant and the church of St Elwyn’s on the high ground behind 

Hayle Terrace are listed.  These are some distance away from the site. As a result the 

impact of any development on South Quay on these properties is likely to be very limited. 

There are also a number of listed buildings in and around Foundry. Any development on 

South Quay is unlikely to have any significant impact on these properties.  

Archaeology  

2.58 Government policy relating to archaeological remains and development that affects them 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.  

2.59 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”.  

2.60 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 
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considerations, including the need for development to justify their preservation in 

situ, and that the proposed development should proceed”.  

2.61 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.  

Site Specific Issues  

2.62 When the proposals for the ING outline Masterplan (the OPA) were being drawn up, a full 

inventory of demolished, buried and artefact sites was identified as part of the 

Environmental Impact Assessment process. This exercise found various remains , the 

details of which are recorded in the ‘Building, Structure and Archaeological Remains: An 

Inventory’, which was submitted with the outline application.  

2.63 The Inventory recorded concrete foundations on the south west end of South Quay and 

notes that they are likely to be the foundations of modern buildings with low and local 

historical importance only.  

2.64 The harbour was built on reclaimed land from the mid-eighteenth century.  Because of the 

dating and nature of the harbour and knowledge gained from archives and fieldwork, the 

location of any associated buildings and structures have been identified. It is extremely 

unlikely that any buried structure or artefact that might remain pre-dates the mid 

eighteenth century.  

Summary of Heritage Assets of South Quay and its Environs  

• The wider area forms part of the World Heritage Site.  

• The docks, their associated quaysides, the sluicing pools and Foundry fall within 

the designation conservation area.  

• South Quay, East Quay and Carnsew Quay are listed for their group value. The 

setting of these listed quaysides would include the surrounding water courses of 

Carnsew Pool, Carnsew Channel and Penpol Creek.  

• Whilst the quaysides remain largely in tact, they have been repaired in places and 

there is a major breech in the harbour wall to Penpol creek.  

• A significant amount of Carnsew Channel was infilled in the 1960s/70s such that 

much of the South Quay harbour wall and the former slipways that served the 

Harvey & Company works are now buried.   
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• The main heritage assets are the quays themselves and their place in history. 

Whilst there is very little by the way of built form that has to be conserved other 

than these structures, the non-physical/historical relationship to the past must 

inform and be acknowledged in any future development.  
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SECTION 3 -  BACKGROUND TO OUTLINE MASTERPLAN 
APPROVAL  

3.1 In April 2008, ING submitted an outline application to Penwith District Council for the 

mixed use development for Hayle Harbour and development to the north east of the 

harbour (application number: 08-0613-P). The application comprised residential, retail, 

offices, industrial space, leisure and hotel use together with associated infrastructure and 

car parking.  

3.2 The comprehensive regeneration site encompassed the main quays within the harbour and 

extended north towards the dunes and beaches and north east to include 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 98 300 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 build space is indicated for East Quay as no buildings were proposed.  
 

3.3 It was intended to phase construction over a 9 year period to 2018.  

3.4 All but South Quay benefitted from public sector funding where development was being 

promoted jointly by ING Real Estate RED and South West of England Regional 

Development Agency (SWERDA).  

Evolution of Proposals  

3.5 Following the submission of the application, much negotiation took place between the 

County and District Councils, statutory bodies and ING Real Estate RED. As a result, 

certain modifications to the original Masterplan were made including, inter-alia: 

• A reduction in the scale of the building on South Quay to a general height of 3 

storeys.  

• A substantial contribution to public transport including the provision of a new 

shuttle bus service to serve the development and the rest of Hayle.  
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• Increased mitigation of any impacts on the natural environment, including the 

creation of new dune grassland and contributions to manage the dunes and to 

create a new semi-aquatic habitat.  

3.6 The application was originally presented to the Penwith Planning Committee on 13 January 

2009, when Members were ‘minded to grant conditional approval’, subject to satisfactory 

progress being made on a list of outstanding issues.   

3.7 The application went to Committee again on the 24 March 2009, when the Council resolved 

to conditionally approve the outline planning application subject to the satisfactory 

completion of Section 106 agreements and planning conditions.  

3.8 The Committee Report explained that the balance between economic regeneration, 

environmental and heritage protection, transport and community aspirations was difficult 

to resolve but that: 

“the application represents the most realistic opportunity for the redevelopment of 

the site and the potential medium and long-term benefits make the application 

acceptable”.   

3.9 Figure 2 is the illustrative Masterplan for the wider harbour development.   
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The proposed development of South Quay 

3.10 Whilst South Quay does not benefit from the same public sector funding as the rest of the 

Hayle Harbour regeneration area, it was included within the application in order to ensure 

that the development of the whole of the harbour area was considered in a comprehensive 

manner. As a consequence, in principle, support exits for South Quay to be developed for 

residential led, mixed-use purposes at a density that is significantly greater than that of 

the adjacent Foundry area.  

3.11 Although the Masterplan was intended to be ‘illustrative’, it promoted a relatively 

continuous built edge to Penpol Creek and Carnsew Channel with commercial uses at 

ground floor level with residential accommodation two or three storeys above. A more 

detailed map specifically relating to the outline approval that relates to South Quay is 

attached at Appendix 2.  

3.12 This approach was clearly supported in principle by the determining authority having 

consulted with the various interested parties and statutory consultees. The only major 

change required to the Masterplan in relation to South Quay was a reduction in the scale of 

the buildings from the maximum of 6 storeys to an average of between 3 – 4 storeys.  

3.13 The illustrative Masterplan showed the type of benefits that might potentially by secured 

including the following in the vicinity of South Quay:  

♦ A perimeter pedestrian zone providing a high quality public open space 

along the harbour.    

♦ The preservation and improvement of the listed Quay side walls and 

harbour furniture.  

♦ The potential excavation and re-instatement of the historic dock which 

served Harvey’s Foundry.  

♦ Construction of a new road access to South Quay from Carnsew Road.  

♦ New foot bridges; and   

♦ A tidal barrier  

Current Situation  

3.14 Implementation of the scheme has been delayed due to the recession and particularly 

because of the lack of demand for housing. ING Real Estate RED however remains 
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committed to the development of Hayle Harbour, and now considers that South Quay has 

the most potential to come forward in the short term.  

3.15 Although South Quay is wholly dependent on private sector funding it is considered that if 

a viable use can come forward at an early stage it would kick start the regeneration of the 

wider Hayle Harbour area, in line with the Outline Masterplan.   

3.16 Meanwhile, a separate application for local infrastructure improvements (Local Planning 

Authority Reference 08 – 1721) in support of the Harbour Masterplan is in the process of 

coming forward. This includes, inter alia: 

• the repair and renovation of sluicing arrangements for Copperhouse and Carnsew 

Pools; and  

• flood protection works.   
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SECTION 4 -  PROPOSALS  

4.1 As indicated above, unlike the rest of the Hayle Harbour redevelopment, there is no public 

sector funding for South Quay.  

4.2 This section therefore considers a range of retail led development options to determine 

their viability and ability to meet the significant financial costs associated with the site 

preparation, infrastructure improvements and the likely S.106 costs that will be sought in 

relation to the development of the site.  

4.3 There are a number of enabling costs associated with the development of South Quay, 

including:  

• South Quay is subject to flooding at unusually high tides. To ensure a flood 

defence is delivered (including allowance for climate change), the finished floor 

levels of any future buildings will be set at 6.35m, which requires the quay to be 

raised by between 1.35 and 1.85m. 

• The need for substantial highway improvements.  

• Infrastructure costs associated with the introduction of utilities.  

• Repairs to the quay walls. 

• Archaeological investigation.  

• A new quay wall to the western side of South Quay. 

• Enhanced pedestrian links between the quay and Foundry Square.  

4.4 ING Red UK (Hayle Harbour) Ltd. has prepared a viability assessment of the various 

options and the worked up appraisals are attached at Appendix 3. The assessment includes 

construction and site preparation costs, acquisition costs, professional fees, and disposal 

costs.  

The Original Masterplan Proposal for South Quay  

4.5 The viability assessment relating to the Outline Planning Application proposal for South 

Quay concludes that the development would not generate the revenue needed to bring 

forward the above improvements.  The assessment quantifies the overall costs for the OPA 

proposal for South Quay to be £18,841,909. This includes the costs associated with 

providing undercroft parking, as per the outline scheme, which is estimated at circa 

£5,000,000.   
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4.6 Based on assumed sales proceeds of £10,941,000, the uses proposed within the 

illustrative masterplan for South Quay would result in a net loss of £7,900,422. 

Assessment of Alternative Development Options  

4.7 Accordingly, ING has considered what higher value uses, for which there is demand, might 

deliver the identified improvements and allow for the development of South Quay in the 

short term.   

4.8 In the current economic climate there is considered to be very limited demand for 

commercial office floorspace. Equally, given Hayle’s relatively isolated position, the size of 

its catchment, and its seasonal attraction, commercial leisure uses could not be supported.  

4.9 By contrast, a number of food retail operators are known to be seeking representation in 

Hayle and have to date concentrated on sites in out of centre locations. Attached at 

Appendix 4 is a copy of a letter dated 5 November 2009 from ING’s commercial advisor at 

Savills confirming the demand from foodstore operators in Hayle 

4.10 ING can see the retail attractiveness of South Quay in policy terms and the potential added 

value this use would generate as part of a wider mix of uses on the quay including 

residential development at the northern end.  

4.11 On the above basis, ING has considered various retail options for the southern part of the 

quay closest to Foundry.  

4.12 In preparing any retail scheme, the following objectives are considered to be defining and 

include the need to: 

♦ Create new access that serves the whole of South Quay and adjacent 

areas.  

♦ Provide a new vehicular access junction as far from Foundry Square as 

possible. 

♦ Orientate main elevation to Penpol Creek to add vibrancy and create an 

active frontage to promenade.  

♦ Future-proof the future development of Jewsons. 

♦ Create an active frontage to Carnsew Road. 

♦ Provide car parking that is accessible to the town centre and in order to 

encourage linked shopping trips.  
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♦ Improve public realm and pedestrian access to the quay through a wide 

promenade along the quayside.  

♦ Relate the quay, the south end especially, more strongly to the town 

centre and Foundry.  

♦ Provide appropriate access to the north end of the quay. 

♦ Understand that the residual area would be developed at a future date 

broadly in accordance with the illustrative Masterplan.   

♦ Assess the potential to expose the former slipways, the buried harbour wall 

and investigate other historic assets.  

4.13 The various options for a supermarket are detailed below. The layout plans are attached at 

Appendix 5.  

Option 1  

4.14 In the first instance, the Architect prepared a scheme that allowed for the exposure of the 

two former slipways as envisaged in the original Masterplan that supported the outline 

application (Drawing Reference: 0179-SK-034-Rev B) *. However, this identified a number 

of fundamental problems:   

• Positioning the store at the southern end of the site would result in a long thin car 

park extending along the quay to the north of the store. This arrangement would 

not be acceptable for the retailer due to the distance of some of the parking from 

the entrance to the store. It would also have a less desirable relationship with 

Foundry and the town centre, which would not encourage linked shopping trips.  

• With the building at the southern end of the site, the large structure needed to 

accommodate the store would impact on the visual amenity of the viaduct, and 

would be out of scale with the smaller grain structures around Foundry Square.    

• The store’s service arrangements would not be ideal in operational terms and 

would create a potentially dead and unattractive frontage in a prominent position 

when viewed from Carnsew Road that would be difficult to screen.  

• This layout would remove the opportunity to access the remainder of the peninsula 

by car without passing through the car park, and would result in a large expanse of 

parking, removing the opportunity for a coherent, comprehensive, development of 

the peninsula.  
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• This scheme would only enable a 30,000 sqft net sales store. A store of this size 

would be less likely to attract shoppers into Hayle town centre as those shoppers 

wishing to undertake a main food, bulk shopping trip would continue to be 

attracted by the wider offer of the larger stores in more distant locations. Equally, 

the store would be of insufficient size, even in combination with the development 

on the rest of the quay, to generate the revenue required to deliver for the 

necessary remedial and infrastructure works to the quay. 

• The financial viability appraisal concludes that a scheme for a 30,000 sqft net sales 

store would generate £8,000,000. However, the associated infrastructure costs, 

including those associated with excavating the slipways, would amount 

£12,092,13. This would therefore result is a loss of £4,092,133 

• Overall, as demonstrated by the attached financial viability appraisal this option is 

not considered to be financially viable.    

Option 2 

4.15 As a second option, the Architect was asked to draw up a scheme that did not reinstate the 

former slipways (Drawing Reference: 0179-SK-025-Rev C)*. However, they were asked 

not to put any buildings on this area, but instead allocate the area to access roads, parking 

and landscaping. Again, this option located the store at the southern end of the site and 

most of the problems described in Option 1 remained.  

• Although the car parking would be more suited to the retail operation, due to the 

proximity of spaces to the store, the layout would not encourage linked trips, 

thereby having a detrimental impact on the vitality and viability of the town centre.  

• The store would be too closely positioned to the viaduct.  

• A 30,000 sqft store would generate a sales revenue of £8,000,000. However, the 

costs associated with site preparation would run up to £10,098.476.  

• A 30,000 sqft store and associated development to the north of the quay is not 

economically viable, and would loose £2,098.476.  

Option 3 

4.16 Finally, the Architect prepared a scheme for a larger 40,000 sqft net sales store which, in 

combination with the development to the north, generates sufficient financial resource to 

enable the infrastructure and remedial works.  (Drawing Reference: 0179-SK-039-Rev C)*. 

However, the only way to accommodate this footprint is to locate the building in the 
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middle of the quay. This would prevent the excavation and reinstatement of the former 

slipways.  

4.17 It is considered that this layout is more acceptable in design terms, particularly because of 

the physical separation between the foodstore and viaduct. This will ensure that the 

viaduct remains the prominent feature in the townscape.   

4.18 The layout has a number of distinct advantages.  

• Parking is condensed into the minimum area and it is available to both the store as 

well as the rest of Foundry and the town centre. This will therefore encourage 

linked shopping trips, benefiting the existing area.  

• The proposed commercial buildings nearest to the viaduct will sit better with the 

scale and grain of the existing buildings near to the quay. The new store will be 

situated to integrate with the remaining development on the northern tip of the 

quay.  

4.19 The viability assessment estimates that a store of 40,000 sqft net would generate a sales 

value of £10,000,000. The development costs are calculated at £9,988,190. The scheme 

will therefore make a profit of £114,323.  

4.20 The 40,000 sqft net foodstore therefore represents the only form of development that can 

cover the significant enabling costs required and allow for the development of this site to 

come forward.  

* Footnote: 

Since the attached viability appraisals (summarised above) were prepared further 

investigations have been undertaken to determine the location of the former slipways and 

the location of the quay wall along the Carnsew Channel. This research has confirmed that 

the slipways were not in the position originally identified on the illustrative Masterplan that 

was submitted in support of the Outline Planning Application. 

In reality, it has been found that the original slipway extended much further southwards 

towards Carnsew Road and that the second slipway encroached well into the quay (See 

Appendix 6).  

Exposure of either of these slipways would add significantly to the development costs 

within the above appraisals and would almost certainly render any future development of 

any of the Options identified for South Quay inaccessible in highway terms and financially 

unviable. 
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In summary, it is now thought that the location and extent of the former slipways was 

totally misunderstood when the Outline Masterplan for the wider harbour regeneration was 

drawn up; especially the extent of the original slipway that is now understood to extend far 

further southwards and into the area now occupied by Jewsons.  

Clearly, if these former structures were now to be subject of archaeological investigation 

and reinstated the developable area of South Quay would be significantly reduced; 

especially once vehicular access has been provided in order to service the northern point of 

the quay.  
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SECTION 5 -  IMPACT OF THE PREFERRED SOLUTION ON THE 
HERITAGE ASSETS 

5.1 In drawing up proposals for South Quay, particular regard has been paid to the responses 

raised by statutory and non-statutory consultees to the previous outline planning 

application, which informed the agreed Masterplan for Hayle Harbour (the OPA). Attached 

at Appendix 7 is summary of key issues raised by English Heritage, Cornwall County 

Council, Hayle Town Council, ICOMOS and CABE.   

5.2 This Section reviews the main planning policy considerations associated with the preferred 

development solution on South Quay and considers the impact the development will have 

on the World Heritage Site, the Conservation Area; the listed structures and archaeology.  

Impact on World Heritage Site 

5.3 It is essential that the Outstanding Universal Values of the World Heritage site at Hayle are 

protected. The key issues that need to be addressed are whether the gains from the 

development can be justified in view of the changes they will bring to the cultural and 

historic landscape of Hayle.  

5.4 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 development will 

create a restored and valuable area, which will retain and improve many of the historic 

features associated with it’s industrial past.  

Management Plan Policies  

5.5 As explained in Section 2 of this report, the Management Plan (2005 – 2010) provides a 

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

Universal Values. These policies will now be addressed in turn below.  

5.6 Policy 4c: Planning authorities should ensure that new development protects, 

conserves and enhance the site and its setting.  

 
The present character of South Quay is of a neglected, post-industrial site. The proposed 

development will enhance the site, by bringing life back into the area.  

It will also conserve and protect the harbour walls and listed harbour furniture from 

further decay by establishing a new use for South Quay.  
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5.7 Policy 7a: Sustainable heritage-led regeneration will be encouraged and 

supported.  

 
There is a clear understanding that this site will be developed and will bring economic 

regeneration to the town of Hayle. The development of South Quay will enable Hayle to 

operate more sustainably by providing a major retail facility in the town. This sustainable 

location will enable the foodstore to complement the existing retail and community 

provision in Foundry and the wider town centre by drawing people to the centre, 

increasing footfall and the patronage and viability of existing shops and services.   

The proposed scheme offers significant heritage-related benefits in three key areas: 

• The works to repair the listed walls and listed structures.  

• Improved access to historic features. 

• Raising historical awareness among residents and visitors, through 

interpretation of the heritage of the harbour and its relationship with the 

rest of Hayle. 

 

5.8 Policy 7b: New development should add to the quality and distinctiveness of the 

site by being of high quality design and respectful of setting.  

 
A high quality contemporary design is proposed that will respect the historic character of 

the area. The height, proportions and materials have been carefully considered to ensure 

that the development does not detract from the harbour’s contextual setting.  

The building heights and disposition of buildings on South Quay have been carefully 

considered in order to maintain views across the site and of the viaduct to ensure that 

the quay retains a key role at the heart of the town and wider World Heritage Site.  None 

of the proposed buildings will exceed the height of those proposed at the outline 

Masterplan stage.  

The essential form of the industrial landscape of South Quay and Hayle Harbour will not 

change and the quay walls, which essentially define the harbour, will be repaired and 

rebuilt where necessary.  
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5.9 Policy 7c: There should be a presumption in favour of retaining and re-using 

historic buildings which are important components of the site.  

 
The proposals will retain and restore the essential elements of the historic core of the 

harbour. It is not possible, even if it was desirable, to leave the harbour as a historic ruin. 

Experience has shown without maintenance and repair the harbour walls would slowly 

collapse. With the repair of the quay walls both Penpol Creek and Carnsew Dock will 

become more active and vibrant.   

 

5.10 Policy 8a: The conservation and continuing maintenance of the historic fabric of 

the site should be undertaken to the highest standards to ensure authenticity and 

integrity.  

 
All works to the historic walls and harbour furniture will be undertaken in accordance with 

best conservation practice. Appropriate materials will be used to maintain the authenticity 

of the site.  

 

5.11 Policy 8b: The historic character and distinctiveness of the Cornwall and West 

Devon mining landscape should be maintained.  

 
The preservation of the historic environment is unlikely to happen without an economic 

driving force. The proposed development will ensure the maintenance and repair of the 

harbour walls. To leave the walls as they are will almost certainly result in the ultimate 

loss of this historic feature.  

 

5.12 Policy 9: Archives, collections and data concerning the site should be curated, 

catalogued and conserved and made accessible to all.   

 
It is proposed to install interpretation panels throughout the site that will explain the 

history and significance of the harbour. This will raise awareness and understanding of 

how the town has evolved and the role it has played in global development. 

All archaeological data will be recorded in accordance with best practice.  
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5.13 Policy 10: The Partnership should promote access to the site that is sustainable 

to the environment and consistent with the values of the site. 

 
The proposal enables the provision of safe public access to the water’s edge. A perimeter 

pedestrian zone will encourage access to the area and to Carnsew Pool and beyond.   

 

Impact on the Conservation Area  

5.14 The present character of this part of the Conservation Area is of a neglected post industrial 

site. The demise of the area has left a fairly unattractive derelict site, and the baseline 

condition is generally poor.  

5.15 As explained in Section 2 of this report, there is a duty to preserve or enhance the 

character and appearance of the conservation area.  

5.16 This proposal seeks to build on and protect the historic character of the harbour, including 

significant investment in its historic structures. The proposed development will bring 

change to the harbour, but it will respect the historic setting through the promotion of 

development of an appropriate scale, that will in turn respect the setting of the listed 

buildings. 

5.17 The overall impact on the conservation area would be beneficial as a result of the repairs 

to the historic harbour. Adverse impacts would be outweighed by developing a viable and 

sustainable scheme that provides access to, and activity along, the water’s edge. The 

character of the conservation area will be enhanced by active usage of the site.  

5.18 Significant mitigation is delivered through the heritage interpretation introduced 

throughout the harbour to raise awareness and inform understanding of the history of the 

town and harbour, cultural heritage and the function and importance of specific historic 

features, both retained and lost.  

The Conservation Management Plan 

5.19 The Conservation Management Plan (January 2008) sets out specific policies that deal with 

the management of the historic assets associated with Hayle Harbour. The policies that 

have informed the development are as follows:  
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5.20 Policy S1: To ensure that there is a balance between the need for regeneration 

and the protection of the most significant views of the harbour and its setting.  

 
South Quay is currently a derelict site with no buildings, so the proposed development 

would transform the area.  While the visual impacts associated with the development 

would mean a reduction in the open character of the area, it is considered that the impact 

would be beneficial overall. Indeed, South Quay and Foundry were historically at the 

heart of the economic life of the town and the proposals will reinstate these 

characteristics.   

A key design driver is to ensure that the impacts of the most valued views will be 

protected. A full assessment of the visual impact of the development proposals has been 

undertaken. This has assessed the views of the quay from the following view points: the 

cricket club; the cricket pavilion; Penpol Terrace; Cunaide Stone at Plantation; St Uny’s 

Church and the Railway Station.  

 

5.21 Policy S2: To ensure any new landscaping and paving materials are simple, 

functional, and reflect the industrial quayside character of the harbour.  

 
Landscaping has been reserved for future determination. However, these principles will 

be endorsed within any future detailed submission. A design guide will also be produced 

in consultation with Cornwall Council.   

 

5.22 Policy MC1: To ensure that the management and conservation of the harbour is 

co-ordinated with the proposed World Heritage Site Office at the County Council. 

5.23 Policy MC2: To ensure co-ordination with the various public bodies such as the 

Environment Agency, County Highways Department, British Rail Residuary, and 

other agencies which have responsibility for maintaining and managing 

structures within and alongside the site.  

 
The applicant is committed to working with all relevant bodies to ensure a co-ordinated 

approach.  
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5.24 Policy MC3: To support existing viable uses and to support the creation of viable 

new uses for the significant underused buildings and derelict areas of the 

quaysides.  

 
South Quay is currently derelict and new uses will be created on site including residential, 

retail and restaurants, all of which have been promoted as part of the Outline Planning 

Masterplan. Importantly, the development proposals have a commercial driver in the 

form of a supermarket anchor; this will deliver all the value needed for the infrastructure 

improvements on South Quay.  

The store will integrate with the town centre, and will enable shoppers to have easy 

access to Foundry Square and the town centre.  The development of South Quay for retail 

and residential purposes will provide a much needed boost to the economy and delivers 

physical improvements that will enhance the visual appearance of the area.  

 

5.25 Policy RS1: To repair, retain and uncover historic harbour infrastructure elements 

and other historic elements associated with the harbour.  

 
The proposal will repair and retain the harbour furniture and quay walls to accepted 

conservation standards.  

It is not proposed to reinstate the historic sluicing regime as part of this application. 

Instead this will be dealt with in the infrastructure Phase 1a detailed planning application 

relating to North Quay.  

The proposal has considered the possible excavation of the in-filled slipway. However, the 

loss of land associated with this would mean that there would not be enough space on 

site for a viable scheme to come forward. It is therefore not proposed to excavate the in-

filled slipways. The design solution for the proposed building foundations will ensure that 

no damage is caused to these structures that remain buried.   

One of the supporting policies (Policy RS1.7) requires careful excavation of the Cockle 

Bank which is the site of the three recorded ship wrecks. This work is to be undertaken as 

part of the infrastructure application (as part of Phase 1a) and is not part of the South 

Quay proposal.   
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5.26 Policy RS2: To retain, uncover or reinterpret significant historic elements of the 

integrated transport system.  

 
South Quay was served by the historic rail system, and the railway track is evident in the 

1879 Ordinance Survey Map (page 43 of the Conservation Management Plan). However, 

the later Ordinance Survey Maps from 1908 onwards show no sign of the railway track. It 

is assumed the track was removed sometime between 1879 and 1908. If any evidence of 

the track is found, it is unlikely that it can be retained because of the requirement to raise 

site levels. Instead, the historic elements will be recorded and documented.    

 

5.27 Policy RS3: To retain significant historic elements associated with the industrial 

development of the harbour.  

 
This policy specifically refers to the chimney associated with the calcining works on the 

North Quay, the Storehouse on the East Quay, the boundary stones in the hillside north 

of the North Quay and the Quarry Walls on the North Quay. All of these features are 

located outside of South Quay and are not therefore part of the proposals. These aspects 

will be dealt with as part of the wider Masterplan.   

 

5.28 Policy RS4: To reinforce the historic character by removing all of the recent 

buildings and rubble identified as intrusive.  

 
It is proposed to remove the rubble from the demolished buildings on South Quay.  

 

5.29 Policy TM1: To ensure any scheme has considered the increase in traffic flow and 

the impact this might have on the historic structures.  

 
The proposals will ensure that the increase in traffic will not adversely affect the highway 

network and will not impact on the historic features.   
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5.30 Policy ND1: To ensure the design of any new development within the site of 

Hayle Harbour is contextual, recognises the importance of the local 

distinctiveness, and respects the character of the surrounding townscapes.  

 
The supporting text to this policy warns against an approach that too closely imitates 

existing historic buildings. The Conservation Management Plan also states at page 73 

that: 

“Any new development which appears to be historic would be out of character and will 

detract from the significance of the historic harbour and ultimately confuse the visiting 

public”.  

In this context, a contemporary design is proposed. The height, proportions and massing 

are appropriate and a high quality environment will be created.   

A key design driver has been the desire to relate the quay, the south end especially, 

more strongly to the town centre. The public realm improvements and integration with 

Foundry and Penpol Terrace will ensure increase connectivity with the town of Hayle.  

The relationship of the proposal with the viaduct has also been considered carefully. The 

proposed foodstore in the middle of the site will equate to approximately 3 storeys and, 

in this regard, will not have an impact on the viaduct’s prominence.  Indeed, 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. Careful attention will be given 

to the elevations to ensure they are well articulated such that they will not appear as a 

single building.  

 

5.31 Policy ND2: To consider the Penwith District Council Local Plan in relation to the 

potential new uses for the site.  

 
Policy TV-D from the Local Plan states that Hayle Harbour should be redeveloped 

for uses within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1 and D2 of the Town 

and Country Use Classes Order. In this regard the proposals for South Quay are 

in line with this mixed-use requirement, comprising A1, A2, A3 & C3 uses.  
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5.32 Policy ND3: To consider ways to provide new facilities or to improve existing 

facilities for commercial and leisure use of the harbour area, including facilities 

for fishing boats, marinas, and other facilities for tourism.  

 
The proposal would improve the pedestrian access around Carnsew Pool and to the 

triangular spit by providing better definition of the access routes across South Quay.  The 

vehicular access to the area from South Quay would also be better controlled through a 

designated junction and control barrier (as existing on South Quay for vehicles associated 

with the berths on Carnsew Quay.   

Access to the tip of South Quay will provide a perfect view point for visitors to understand 

the harbour. There will also be fishing boat moorings with controlled vehicular access 

alongside the quay side.   

 

5.33 Policy ND4: To protect the historic fabric while maximising public access where 

appropriate. To ensure that all access and security features are sensitively 

designed to balance the needs for safety and security while minimising visual 

intrusiveness.  

 
No intrusive security features are proposed.  

 

5.34 Policy PA1: To enhance public appreciation through access and interpretation.  

 
The development of South Quay will provide a highly accessible public promenade, and 

high quality public realm areas. Interpretation panels are proposed along the promenade 

and adjacent to Carnsew Pool. These will explain the history and significance of the 

harbour.  

 

5.35 Policy A/1: To make any decisions on the repair, restoration, and conversion of 

the fabric of the structures and the setting with the advice of an appropriately 

trained professional and with the fully understanding of the cultural significance 

of the structure.  
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All conservation works will be carried out by appropriately skilled and trained 

professionals, tradesmen and craftsmen.  

 

5.36 Policy A/2: To ensure that the areas identified on the inventory map of 

demolished, buried and artefact sites within the Hayle Historical Assessment are 

further assessed for archaeological potential prior to excavation work.  

 
Any area with potentially significant below ground remains will be further assessed with 

historical assets being fully recorded.  

 

5.37 Policy A/3: To carry out any archaeological investigations in accordance with the 

Code of Practice and agreed standards and guidance of the Institute of Field 

Archaeologists and according to a scheme of work agreed with the County 

Archaeologist and English Heritage.  

 
All archaeological work will be carried out in accordance with accepted standards.  

 

5.38 Policy A/4: To ensure sensitive and unobtrusive introduction of new services 

such as water, electricity, gas and drainage.  

5.39 Policy A/5: To ensure that security measurements are unobtrusive and do not 

detract from the historic character of the buildings or site.  

 
Services will not have a negative effect on the historic structure of the site. The raising of 

levels across the site will mean that services will have no impact on the historic fabric of 

the quay. In addition, vehicular access has been sited where it will have least visual 

impact.  

 

5.40 Policy M1: To develop and implement a maintenance and operational 

management regime which will extend into water management which will ensure 

that the future maintenance of the harbour is secured.  
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Hayle Harbour Management Ltd deals with the water management and maintenance of 

the harbour. ING Red UK (Hayle Harbour) Ltd. will contribute towards an Estuary Officer 

to deal with the management of the estuary environment. Management of the 

development will be through a dedicated management company.   

 

5.41 Policy EM1: To ensure that ecological objectives are balanced with regeneration 

of the site.  

 
The applicant is aware that the area, especially the sluicing reservoir, provides important 

habitats and reserves for wildlife, birds and plants. Having worked extensively and very 

closely with environmental groups for the outline Masterplan, the applicant is confident 

about finding a workable solution to mitigate potential impacts.   

 

5.42 Policy EM2: To ensure that the remediation of contaminated areas does not 

damage significant structures. 

 
Any remediation work will be designed with consideration of the historic structures to 

avoid any harm.  

 

5.43 Policy A1: To support the deposition of archive material relating to the site in a 

public archive which will provide appropriate housing, conservation and 

protection.  

 
The applicant will assist in the preparation of archive material related to the site. 

 

Impact on Listed Structures  

5.44 The harbour walls have deteriorated over time and are 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 them as they are will almost certainly result in the ultimate loss of 

this historic fabric.   
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5.45 The proposed development would ensure the immediate maintenance and repair of the 

repair the harbour walls for future generations. This will have a major beneficial impact 

where the walls have completely collapsed.  

5.46 The proposals do not involve the exposure of those sections of the listed quay that were 

buried following the filling in of parts of the quay in the 1960s. The south western section 

of the quay wall and the former slipways will therefore remain buried. A new harbour wall 

will be provided along this section to complete the enclosure of quay.  

5.47 All the harbour furniture will be retained and repaired where necessary, in accordance with 

best conservation practice.  

5.48 It is proposed that the old sluice gates at Carnsew Pool will be restored as part of the 

infrastructure Phase 1 Application Works, relating to the wider Masterplan proposals.  

5.49 The applicant has also considered the impacts on adjacent listed buildings and the railway 

viaduct. It is unlikely that the development will have a material affect on the setting of the 

listed churches, however key view lines will be protected. The buildings have been sited so 

as to respect the integrity of the viaduct.  

Impact on Archaeology  

5.50 The quay was built on reclaimed land during 1818 – 1819.  

5.51 Research has revealed what is believed to be all the sites within the proposed development 

area that are of archaeological interest, these are listed in the ‘Building, Structures and 

Archaeological Remains: An Inventory’, which was submitted with the outline Masterplan 

application. These are also identified in the PPG 15 Statement provided by Steve Little 

which is annexed to the Environmental Statement that forms part of this application.  

5.52 These will be investigated, evaluated and recorded. The evidence from archive research 

points to there being a high degree of certainty that all the sites have been identified. 

5.53 Any unexpected findings that fall within the hidden archaeology category would be dealt 

with according to the guidance of PPG16. Procedures would be adopted to ensure there is 

a proper evaluation of the archaeological finds. Consultations with the relevant authorities 

will take place before decisions are made as to the appropriate action to be adopted.  

5.54 A construction method statement will be prepared to allow for further investigation and 

recording if unexpected features are discovered during construction.  
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SECTION 6 -  CONCLUSIONS  

6.1 This report has demonstrated that the original land use proposal for South Quay are 

financially unviable and that if the former slipways and original quay walls were to be 

reinstated no development would come forward.  

6.2 By contrast, the viability appraisals of alternative retail-led options, anchored by an 

appropriately sized foodstore, have identified a commercial viable scheme is capable of 

generating the revenue necessary to deliver the heritage improvements that are deemed 

to be necessary.  

6.3 The proposed development would ensure the long term future of the historic harbour as a 

whole and in particular, would address the key issues and strategic policies set out in the 

World Heritage Site Management Plan (as set out in paragraph 2.20 of this report). As a 

result, it is concluded that the proposal would in no way undermine the Outstanding 

Universal Values of the World Heritage Site as set out in paragraph 2.24 above.   

6.4 In accordance with the Council’s heritage policies, the historic assets of the site have been 

investigated and their significance appraised in accordance with Conservation Policy HE9. 

In this context, the proposed development provides the means by which the deteriorating 

historic features can be repaired and the development can be carried out in a manner that 

accords with best conservation practice. Without a commercially viable development 

proposal, the identified repairs would be far too expensive to contemplate.  

6.5 Particular regard has been paid the quay’s statutory listing and its siting within the 

Conservation Area. The proposals being brought forward are of contemporary design that 

does not seek to imitate the past but promotes a built form that is imaginative and has its 

own individual identity that make the most of an under-utilised, brownfield “gap site”. As a 

result of the development, repairs to the listed quay will be undertaken that will preserve 

and enhance its setting. Whilst the appearance of the proposed buildings has been 

reserved for future determination, it is envisaged that a detailed design brief will be agreed 

with the Council and English Heritage that will ensure that the principles addressed in the 

Design and Access Statement will be delivered.  

6.6 All sites of hidden archaeology will be investigated, evaluated and recorded, inline with 

Government guidelines.  

6.7 The development will maximise public access to the site and through the introduction of 

interpretation panels throughout the harbour area the public’s awareness and 

understanding of how the area has evolved and the cultural and historic role it has played 

in global development will be extended.  
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6.8 In summary, it is concluded that the preservation of the historic environment is unlikely to 

happen without an economic driving force and that the substantial costs associated with 

these improvements will only be realised if permission is granted for the proposed retail 

development. This will act as a catalyst for the future development of the residual lands at 

South Quay, its environs, and the wider regeneration of the Harbour in accordance with 

the ING Masterplan.  
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OUTLINE APPLICATION SOUTH QUAY MASTERPLAN 
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 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
  Original Masterplan 

 Appraisal Summary for Part 4 South Quay 

 REVENUE 
 Sales Valuation  Units  Unit Amount  Gross Sales 

 SQ 6  9 units at  £12.000  108.000 
 SQ7  7 units at  £12.000  84.000 
 SQ 9  24 units at  £45.209  1.085.016 
 SQ10  21 units at  £44.778  940.338 
 SQ11  18 units at  £44.994  809.892 
 SQ12  7 units at  £48.223  337.561 
 SQ13  21 units at  £46.377  973.917 
 SQ14  12 units at  £44.824  537.888 
 SQ15  27 units at  £45.209  1.220.643 
 SQ 16  20 units at  £47.631  952.620 
 SQ 17  7 units at  £48.992  342.944 
 SQ18  23 units at  £48.438  1.114.074 
 SQ19  6 units at  £46.716  280.296 
 SQ20  23 units at  £50.186  1.154.278 
 Foundry Car Park  1 unit at  £1.000.000  1.000.000 
 Totals  10.941.467  10.941.467 

 NET REALISATION  10.941.467 

 OUTLAY 

 ACQUISITION COSTS 
 SQ Historic Costs  1.307.445 
 SQ Construction Costs  46.625 
 Total Acquisition  1.354.070 
 Town Planning Application  250.000 

 1.604.070 
 CONSTRUCTION COSTS 

 SQ Contingency  10,00%  1.003.398 
 Developers Contingency  10,00%  998.736 
 Flood Defence  2.210.364 
 Road/Site Works  317.622 
 SQ Wall Repairs  1.756.213 
 SQ Utilities  427.535 
 Underground Parking  5.275.625 

 11.989.493 
 PROFESSIONAL FEES 

 Architect  2,00%  231.829 
 Quantity Surveyor  1,00%  99.874 
 Structural Engineer  2,00%  155.540 
 Mech./Elec. Engineer  1,00%  99.874 
 Project Manager  2,00%  199.747 
 Other Professionals  2,00%  50.560 
 SQ Historic Prof Fees  754.956 

 1.592.379 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\Original Masterplan 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  



 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
  Original Masterplan 
 DISPOSAL FEES 

 Sales Agent Fee  1,00%  109.415 
 Sales Legal Fee  0,50%  54.707 

 164.122 
 Additional Costs 

 SQ Dev. Man Fee  2,50%  116.636 
 Historic Dev. Management Fee  164.940 
 SQ Historic Interest  623.632 
 SQ Research Costs  88.719 

 993.927 
 FINANCE 

 Timescale  Duration  Commences 
 Pre-Construction  12  Jul 2009 
 Construction  24  Jul 2010 
 Sale  1  Jul 2012 
 Total Duration  37 

 Multiple Finance Rates Used (See Assumptions) 
 Debit Rates varied throughout the Cash Flow 
 Construction  1.513.750 
 Other  984.168 
 Total Finance Cost  2.497.918 

 TOTAL COSTS  18.841.909 

 PROFIT 
 (7.900.442) 

 Performance Measures 
 Profit on Cost%  (41,93)% 
 Profit on GDV%  (72,21)% 
 Profit on NDV%  (72,21)% 

 IRR  Out of Range 
 NPV at target rate of 8,00%  (6.278.848) 
 Profit Erosion (finance rate 0,000%)  N/A 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\Original Masterplan 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  
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 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 1 - SK 034 Rev B 

 Appraisal Summary for Part 4 South Quay 

 REVENUE 
 Sales Valuation  Units  Unit Amount  Gross Sales 

 Foodstore- Final Payment  1 unit at  £3.000.000  3.000.000 
 Foundry Car Park  1 unit at  £1.000.000  1.000.000 
 SQ Residential  1 unit at  £1.000.000  1.000.000 
 Foodstore Initial Payment  1 unit at  £3.000.000  3.000.000 
 Totals  8.000.000  8.000.000 

 NET REALISATION  8.000.000 

 OUTLAY 

 ACQUISITION COSTS 
 SQ Historic Costs  1.307.445 
 SQ Construction Costs  46.625 
 Total Acquisition  1.354.070 
 Town Planning Application  250.000 

 1.604.070 
 CONSTRUCTION COSTS 

 SQ Contingency  10,00%  624.629 
 Flood Defence  2.210.364 
 Road/Site Works  490.028 
 SQ Wall Repairs  1.871.213 
 SQ Utilities  427.535 
 SQ Public Realm  1.247.153 
 Public Art/Isis Gardens Enhancement  50.000 

 6.920.922 
 PROFESSIONAL FEES 

 Architect  2,00%  54.008 
 Quantity Surveyor  1,00%  27.004 
 Structural Engineer  2,00%  12.493 
 Mech./Elec. Engineer  1,00%  27.004 
 Project Manager  2,00%  124.926 
 Other Professionals  2,00%  54.008 
 SQ Historic Prof Fees  754.956 

 1.054.398 
 DISPOSAL FEES 

 Sales Agent Fee  1,00%  80.000 
 Sales Legal Fee  0,50%  40.000 

 120.000 
 Additional Costs 

 SQ Dev. Man Fee  2,50%  98.027 
 Historic Dev. Management Fee  164.940 
 SQ Historic Interest  623.632 
 SQ Research Costs  88.719 

 975.318 
 FINANCE 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 1 SK034 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  



 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 1 - SK 034 Rev B 

 Timescale  Duration  Commences 
 Pre-Construction  12  Jul 2009 
 Construction  24  Jul 2010 
 Sale  1  Jul 2012 
 Total Duration  37 

 Multiple Finance Rates Used (See Assumptions) 
 Debit Rates varied throughout the Cash Flow 
 Construction  627.022 
 Other  790.403 
 Total Finance Cost  1.417.424 

 TOTAL COSTS  12.092.133 

 PROFIT 
 (4.092.133) 

 Performance Measures 
 Profit on Cost%  (33,84)% 
 Profit on GDV%  (51,15)% 
 Profit on NDV%  (51,15)% 

 IRR  Out of Range 
 NPV at target rate of 8,00%  (2.935.480) 
 Profit Erosion (finance rate 0,000%)  N/A 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 1 SK034 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  



 

 

 

 

 

Option 2 Viability Appraisal 



 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 2-  Option SK 025 Rev C 

 Appraisal Summary for Part 4 South Quay 

 REVENUE 
 Sales Valuation  Units  Unit Amount  Gross Sales 

 Foodstore- Final Payment  1 unit at  £3.000.000  3.000.000 
 Foundry Car Park  1 unit at  £1.000.000  1.000.000 
 SQ Residential  1 unit at  £1.000.000  1.000.000 
 Foodstore Initial Payment  1 unit at  £3.000.000  3.000.000 
 Totals  8.000.000  8.000.000 

 NET REALISATION  8.000.000 

 OUTLAY 

 ACQUISITION COSTS 
 SQ Historic Costs  1.307.445 
 SQ Construction Costs  46.625 
 Total Acquisition  1.354.070 
 Town Planning Application  250.000 

 1.604.070 
 CONSTRUCTION COSTS 

 SQ Contingency  10,00%  505.410 
 Flood Defence  2.232.524 
 Road/Site Works  612.388 
 SQ Wall Repairs  534.495 
 SQ Utilities  427.535 
 SQ Public Realm  1.247.153 
 Public Art/Isis Garden Enhancement  50.000 

 5.609.505 
 PROFESSIONAL FEES 

 Architect  2,00%  56.898 
 Quantity Surveyor  1,00%  28.449 
 Structural Engineer  2,00%  10.108 
 Mech./Elec. Engineer  1,00%  28.449 
 Project Manager  2,00%  101.082 
 Other Professionals  2,00%  56.898 
 SQ Historic Prof Fees  754.956 

 1.036.841 
 DISPOSAL FEES 

 Sales Agent Fee  1,00%  80.000 
 Sales Legal Fee  0,50%  40.000 

 120.000 
 Additional Costs 

 SQ Dev. Man Fee  2,50%  98.221 
 Historic Dev Man Fee  164.940 
 SQ Historic Interest  623.632 
 SQ Research Costs  88.719 

 975.512 
 FINANCE 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 2 SK025 Rev C 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  



 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 2-  Option SK 025 Rev C 

 Timescale  Duration  Commences 
 Pre-Construction  12  Jul 2009 
 Construction  24  Jul 2010 
 Sale  1  Jul 2012 
 Total Duration  37 

 Multiple Finance Rates Used (See Assumptions) 
 Debit Rates varied throughout the Cash Flow 
 Construction  558.891 
 Other  193.658 
 Total Finance Cost  752.548 

 TOTAL COSTS  10.098.476 

 PROFIT 
 (2.098.476) 

 Performance Measures 
 Profit on Cost%  (20,78)% 
 Profit on GDV%  (26,23)% 
 Profit on NDV%  (26,23)% 

 IRR  Out of Range 
 NPV at target rate of 8,00%  (1.749.024) 
 Profit Erosion (finance rate 0,000%)  N/A 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 2 SK025 Rev C 03.12.09.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  
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 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 3 Preferred Option SK 039 C 

 Appraisal Summary for Part 4 South Quay 

 REVENUE 
 Sales Valuation  Units  Unit Amount  Gross Sales 

 Foodstore- Final Payment  1 unit at  £4.000.000  4.000.000 
 Foundry Car Park  1 unit at  £1.000.000  1.000.000 
 SQ Residential  1 unit at  £1.000.000  1.000.000 
 Foodstore Initial Payment  1 unit at  £4.000.000  4.000.000 
 Totals  10.000.000  10.000.000 

 NET REALISATION  10.000.000 

 OUTLAY 

 ACQUISITION COSTS 
 SQ Historic Costs  1.307.445 
 SQ Construction Costs  46.625 
 Total Acquisition  1.354.070 
 Town Planning Application  250.000 

 1.604.070 
 CONSTRUCTION COSTS 

 SQ Contingency  10,00%  499.660 
 Flood Defence  2.232.524 
 Road/Site Works  554.888 
 SQ Wall Repairs  534.495 
 SQ Utilities  427.535 
 SQ Public Realm  1.247.153 
 Public Art/Isis Gardens Improvement  50.000 

 5.546.255 
 PROFESSIONAL FEES 

 Architect  2,00%  55.748 
 Quantity Surveyor  1,00%  27.874 
 Structural Engineer  2,00%  9.993 
 Mech./Elec. Engineer  1,00%  27.874 
 Project Manager  2,00%  55.748 
 Other Professionals  2,00%  55.748 
 SQ Historic Prof Fees  754.956 

 987.942 
 DISPOSAL FEES 

 Sales Agent Fee  1,00%  100.000 
 Sales Legal Fee  0,50%  50.000 

 150.000 
 Additional Costs 

 SQ Dev. Man Fee  2,50%  95.417 
 Historic Dev. Management Fee  164.940 
 SQ Historic Interest  623.632 
 SQ Research Costs  88.719 

 972.708 
 FINANCE 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 3 39 Rev C.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  



 APPRAISAL SUMMARY  ING RED UK LTD 
 Hayle Harbour 
 Option 3 Preferred Option SK 039 C 

 Timescale  Duration  Commences 
 Pre-Construction  12  Jul 2009 
 Construction  24  Jul 2010 
 Sale  1  Jul 2012 
 Total Duration  37 

 Multiple Finance Rates Used (See Assumptions) 
 Debit Rates varied throughout the Cash Flow 
 Land  0 
 Construction  566.608 
 Other  58.093 
 Total Finance Cost  624.702 

 TOTAL COSTS  9.885.677 

 PROFIT 
 114.323 

 Performance Measures 
 Profit on Cost%  1,16% 
 Profit on GDV%  1,14% 
 Profit on NDV%  1,14% 

 IRR  6,97% 
 NPV at target rate of 8,00%  (92.958) 
 Profit Erosion (finance rate 0,000%)  N/A 

  File: W:\Prog\Argus\Prod\Argus Developer\Data\Hayle\Current Appraisals\SQ Option 3 39 Rev C.wcf 
  Circle Version: 3.00.003  Date: 03-12-2009  
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Dear Tim 
 
HAYLE: FOODSTORE VALUES 
 
As promised, I set out below my brief thoughts on land values for a foodstore on South Quay, Hayle, subject 
to a satisfactory planning consent. 
 
Demand 
 
As you are aware, we have identified foodstore demand from the four largest operators, namely Asda, 
Sainsbury, Tesco and Morrisons, as follows: 
 
• Tesco - 50,000 sq ft gross  
• Asda - 70,000 sq ft gross  
• Morrisons - 50-70,000 sq ft gross  
• Sainsbury - 60,000 sq ft gross  
 
All of the above would like a petrol filling station (PFS). 
 
Waitrose have said ‘no’ to Hayle.  
 
 
Values 
 
As we have discussed at length in the past, each food operator will appraise the site internally in order to 
generate a land value. This will be based  on a number of factors including projected turnover, demographics, 
cannibalisation of existing stores, distribution and competition in the catchment. There are no hard and fast 
rules on land value in the food sector, and the range of offers on any given site can vary enormously between 
operators because of the above factors. It is not as straight forward as assessing the land values in the non-
food sector, residential etc. However, from my experience and knowledge of the market in the south west, I 
have set out below my current thoughts on values. 
 
Assuming that: 
 
1) the two out of town sites (Cranford and the Rugby club) are dismissed by the planners (and no others 

come forward to compete);  
2) we gain a satisfactory planning consent on our site;  
3) we have good ground conditions;  
4) there are no other competing foodstore sites with consent to weaken competition,  
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then I would expect the food operators to generate a land value of between £1.5-2m / net developable acre. 
 
With reference to the Mountford Pigott Plan SK39 (attached), I understand that this provides a foodstore of 
60,000 sqft gross, 40,000 sqft net, together with 341 car spaces and 2 x 1,000 sqft A1/A3/A5 units adjacent 
to Carnsew Road. I would expect some of the operators would feel as though the car parking provision is on 
the light side when compared to their ideal. The non food units are of negligible value themselves due to the 
cost of construction and the likelihood of low rents and poor covenants / lease terms. I am advised by 
Mountford Pigott that the land take is circa 5 acres.  
 
I would estimate that this scheme would generate a land value in the region of £7-9 million gross assuming 
the above conditions. Should the store size have to be reduced to say circa 50,000 sqft gross (30,000 sqft 
net) then I would anticipate a value in the region of £5-7 million gross.  
 
In reality I would expect abnormal build costs associated with this location, levels etc, and hence a lower net 
value. 
 
I trust that this is sufficient for your purposes at this time, but please call if you wish to discuss further.  
 
Kind regards 
 
 
Yours sincerely 
 
 
 
 
 
Clive Power 
Director, Out Of Town Retail 
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Scheme Allowing for the Exposure of Slipways 
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Parking, Access Roads and Landscaping on Former Slipways 
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40,0002 net Sales Store on Former Slipways 
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MAP OF FORMER SLIPWAYS 



 

 

 

 

 

Drawing showing the illustrative Outline Masterplan and 
the slipways superimposed 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

Drawing showing Option 1 (30,000sqft store) with the 
slipways superimposed 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

Drawing showing Option 2 (30,000sqft store) with the 
slipways superimposed  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 





 

 

 

 

 

Drawing showing the proposed layout with the former 
harbour wall and slipways superimposed 





 
 
 
 
 
 

APPENDIX 7 

KEY ISSUES RAISED BY STATUTORY AND NON-

STATUTORY CONSULTEES 



Influences on the Development of South Quay 
 
 

1.1 This Appendix looks at the formal consultation responses received from statutory 

consultees and various stakeholders in relation to the earlier illustrative 

Masterplan.  

1.2 In drawing up the proposals for South Quay, particular regard has been paid to the  

previous responses from the following: 

• English Heritage 

• Cornwall County Council  

• Hayle Town Council  

• ICOMOS 

• CABE  

1.3 The key issues raised by these bodies in response to the outline application are 

summarised below. The shaded areas explain how the comments received have 

been interpreted for the purposes of the new retail led proposal for South Quay.  

English Heritage   

1.4 In a letter to Penwith District Council dated 26 November 2008, English Heritage: 

• Accepted the principle of low scale development (3-4 storeys) on the quay 

side, provided it could be demonstrated that such development would 

ensure the repair and long term maintenance of important heritage assets, 

such as the quay walls.  

• Pointed out that many of the areas of the quay were previously occupied 

by little or no development. “For example, South Quay was used for the 

import and export of goods and raw materials, which were stored in the 

open air on the quayside or in low sheds”.  

• Expected the quantum of development to be the minimum required to 

deliver the repair and sustained future of the numerous heritage assets on 

the site.  

• Welcomed the intention to re-excavate and re-instate the part of the 

historic dock which served Harvey’s Foundry.  

• Pointed out that the gravitational pull of investment and retail towards the 

new development needs to be carefully balanced against improvements 



elsewhere in Hayle if the town is not to be overwhelmed. “In additional to 

increased connectivity with the town itself, and Foundry Square in 

particular, we would recommend that any public realm improvements are 

not confined to the development site itself”.  

 
These comments have informed the emerging proposals in so far as the proposed 

foodstore, whilst having a large footprint, is not as tall as the development 

proposed in the outline planning application. Furthermore, there will be more 

open areas, in line with the observation that many of the areas of the quay were 

previously occupied by little or no development. Overall, the application proposals 

in conjunction with the future development to the north, are considered the 

minimum necessary to ensure the repair of the historic assets.  

Importantly, this development addresses a recognised need for a foodstore in 

Hayle and as such will almost certainly be supported by a national operator 

should permission be granted.  The scheme is considered to be both viable and 

deliverable and, with the mixed-used development to the north of the quay, will 

be of sufficient value to bring forward the quay wall repairs and fund site 

preparation.  

Unfortunately, the site’s size and shape means that the only way of 

accommodating a foodstore of the size needed to make it of sufficient interest to 

retailers, is to locate the building in the middle of the quay, as shown on the 

proposed site plan. Without the support from retailers, the scheme would not be 

viable. This position will not allow for the excavation and reinstatement of 

Harvey’s dock and exposure of the slipways. However, provided the development 

does not harm the covered listed quay wall or the slipways, the potential to 

excavate in the future is not compromised. As such, the status quo is maintained 

as the listed structures will remain untouched and underground. However, in 

advance of the development taking place the historic remains will be uncovered 

and recorded. A new quay wall will be built to enclose the “filled area”. This will 

be undertaken to appropriate standards reflecting the listed nature of the quay 

and its World Heritage Site designation.  

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.  

 

1.5 In a further letter to Penwith District Council, dated 23 March 2009, English 

Heritage: 

• Remained concerned about the building heights on South Quay, despite 

reductions made.  



• Remained concerned that the S.106 might fail to deliver “the repair of all 

the heritage assets on the site”. Specific reference was given to the need 

to remove spoil from the dock area.  

• Recognised that repairs might need to be phased but stated that it was 

“essential that any agreement ensures that all elements of the historic 

environment are repaired”.  

 
The proposed development will not exceed 4 storeys I height and it bring about 

repairs to the quay. However, it will not allow for the reinstatement of the former 

slipways that remain covered.  

 

Cornwall County Council  

1.6 The Cornwall County Council Committee Resolution dated 27 November 2008, 

advised that the Council: 

• Strongly supported the principle of regeneration of the Harbour because of 

its potential to secure significant economic benefits and the restoration of 

the historic fabric.  

• Were not satisfied that the transport and natural environment impacts 

were acceptable.  

• Were concerned that the proposals would not secure the full restoration of 

the historic fabric to justify the scale of development in the World Heritage 

Site.  

• Did not feel adequate attention had been paid to the sequential approach 

to development.  

 
The proposed foodstore development is a sequentially preferable edge-of-centre 

site, and will help to fight off the threat of any out-of-town proposals. Any 

application will address Development Plan policies, in particular those relating to 

the protection of the historic environment.  

 

1.7 In a further letter to Penwith District Council on 17 March 2009, Cornwall County 

Council reported their outstanding concerns under 4 headings: transport, the 

natural environment, fire service and the historic environment. On the historic 

environment, Cornwall County Council stated that: 



“the case for agreeing to this scale of development within a World Heritage 

Site rests on the applicants being able to demonstrate that all the listed 

quay walls will be repaired and conserved as part of a phased 

development. This is the only way to guarantee demonstrable benefit to 

the World Heritage Site”.   

Hayle Town Council 

1.8 Hayle Town Council resolved to support the outline planning application, with a 

request that several matters be addressed. With regards to the points they raised 

relating to heritage issues they suggested: 

• including a condition to ensure that at least repairs to the major damage 

on South quay are completed before full occupancy of Riviere Fields is 

allowed.  

• Obtaining a statement from the International Council on Monuments and 

Sites (ICOMOS) that none of the elements of the development would 

jeopardise the World Heritage Site inscription.  

 
The proposed development will represent the first phase of the wide Masterplan 

and will ensure the repair of the quay in advance of the development of North 

Quay and Riviere Fields. 

 

ICOMOS 

1.9 The International Council on Monuments and Sites (ICOMOS) visited Hayle on 18 

March 2008. They argued that the outline proposals represented an unacceptable 

impact. They commented that the development went beyond the minimum 

required to support restoration and regeneration and that the scale and scope of 

the project would mean that the new structures would dominate the harbour and 

compromise its integrity as the main port associated with the Cornish mining 

industry.  

1.10 With regards to South Quay in particular, ICOMOS stated the following: 

• the scale and massing would be an overwhelming intrusion into the 

harbour landscape and would lead to a loss of open quay side.  

• the height of the development would effectively cut the harbour basin in 

two north of the viaduct and lead to a loss of views from the east part of 

the town across Carnsew Pool and beyond.  



• a smaller scale development that bore some resemblance to the low 

warehouse buildings that once existed in the centre of the quay could be 

envisaged on South Quay in a way that would not have adverse effects.  

 
The scale and massing of the foodstore proposal has been carefully considered, 

and is smaller in scale to the predominant residential development proposed in 

the OPA, thus addressing the key issue raised by ICOMOS.  

When Penwith District Council reported the application to Committee in March 

2009, they pointed out various inconsistencies in ICOMOS’s approach that drew 

the credibility of their views into question. In particular, attention was drawn to 

the fact that at the time of inscription, ICOMOS was made fully aware of the 

proposals to develop Hayle Harbour. Nonetheless, the site was inscribed along 

with the other 9 sites that make up the World Heritage Site, reflecting the 

inherent acceptability of some form of substantial redevelopment at that time.   

However, the openness of the proposed car park would preserve views across the 

Quay from the east.  

 

CABE 

1.11 In a letter to Penwith District Council dated 28 October 2008, The Commission for 

Architecture and Built Environment (CABE) explained the following: 

• They had fundamental reservations about the urban design principles of 

South Quay and questioned the economic and social justifications for the 

outline planning application.  

• They argued that the typology, urban form and scale of the proposal in 

relation to the urban context of Hayle, and Foundry Square in particular, 

appeared inappropriate and unconvincing.  

• “There is a lack of synergy between the development on either side of the 

viaduct and no convincing justification as to why the character of South 

Quay should need to be so distinctly different from the existing town 

centre north of the viaduct. We believe that any future development on 

South Quay should act as an extension of the existing town, which 

consolidates and supports the strengths and deficiencies of the existing 

form and uses. We are concerned that the current development proposals 

could, unless carefully considered, have a negative impact on the existing 

town centre by changing its commercial and physical centre of gravity”.  



 
Prior to the Council’s resolution to grant planning permission, ING agreed to 

reduce the height of any future buildings on South Quay. However, the 

relationship of the buildings to the built form of Hayle and the viaduct will remain 

crucial in CABE’s response to any alternative form of development.  

Arguably, the physical separation between the proposed foodstore and the 

viaduct could be considered an improvement as the store will have a lesser 

impact on the viaduct than the development proposed in the OPA.  

Furthermore, CABE’s comments have drawn awareness to the importance of the 

public realm and achieving the integration with Foundry Square. The proposed 

development has been designed to improve the link with Foundry and the rest of 

the town centre.  
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