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1.0 INTRODUCTION

1.1 This Retail Planning Assessment (hereafter referred to as RPA) has been prepared by

Strategic Perspectives LLP on behalf of ING RED UK (Hayle Harbour) Limited in support

of an outline application for planning permission for the proposed development of a

new foodstore and associated retailing on previously developed land at South Quay in

Hayle. The site forms part of the wider illustrative Masterplan pursuant to the outline

planning resolution for mixed use development dated 24 March 2009 (LPA reference:

08-0613-P)

1.2 The application site is geographically contained on land, known as South Quay, within

a peninsular environment on the Hayle estuary as shown in Appendix 1. It is

immediately adjacent to the designated Foundry town centre, which runs parallel to

South Quay on the opposite side of Penpol Creek to the east. In the context of PPS6

‘Planning for Town Centres’ and PPG13 ‘Transport’, the application site represents an

edge-of-centre location (i.e. within 300 metres of Foundry town centre). It is therefore

sequentially preferable to all out-of-centre locations.

1.3 The proposed development is detailed in Section 2.  In summary the scheme

comprises a new foodstore and associated cafe, four ancillary retail/restaurant units,

public space and car parking. It forms part of the wider ING Hayle Harbour Masterplan

and is a major opportunity to regenerate a derelict and prominent site. It will be a

catalyst for the future development of the whole harbour and Hayle as a destination.

The overall vision is to create a new critical mass around Foundry town centre and to

provide a lively and vibrant waterfront area.

1.4 The proposed scheme will be fully accessible by a variety of transport modes. It will

integrate with existing public transport and pedestrian infrastructure provision, thereby

enabling visitors to take advantage of sustainable transport modes. The car park will

be easily accessed directly by means of a new roundabout on Carnsew Road and it is

positioned to maximise the propensity for ‘linked trips’ to and from the town centre.

1.5 The proposed scheme should be considered in the context of the considerable

industrial  decline  of Hayle, with  an associated  legacy  of  derelict  sites  and  ailing

port  facilities.  The town suffers from serious economic and social deprivation and is a

priority for strategic spatial investment. The need to regenerate Hayle Harbour has

long been recognised by the Council.

1.6 The application site falls under adopted Local Plan Proposal TV-D, which allocates the

main quays in the harbour area for mixed-use redevelopment incorporating retail uses.

It requires town centre uses to be closely integrated with Foundry town centre in terms

of location, orientation and pedestrian movement.

1.7 The importance of rejuvenating  Hayle Harbour is also recognised in the Penwith Retail

Study (PRS) dated December 2007 which appraises the site on page 74 and concludes:
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“This is one of the most important redevelopment sites in the whole of Penwith District

and is key to the regeneration of Hayle.  The existing Local Plan allocation provides an

appropriate context for the mixture of uses which can be provided in the harbour area

and we agree that there is clear potential to provide some retail uses as part of a wider

mix.  However, it is vital that the scale and type of retail uses are appropriate to the

Hayle context and they are located in close proximity to the existing defined shopping

area on Penpol Terrace and Foundry Square. This will ensure that the best possible

opportunity is taken for the additional retail floorspace to provide a positive impact on

the health and attractiveness of the defined shopping area in Hayle, through linked

trips and spin-off benefits.”

1.8 The resolution to grant outline planning permission to ING (LPA reference 08/0613/P),

with all matters reserved, for the redevelopment of the main quays within Hayle

Harbour, provides the principles and framework for the regeneration of the harbour

and its environs. The retail component of the proposed scheme constitutes a total of

13,198 sq m (142,063 sq ft). At the time, the applicant indicated that detailed

planning applications would be brought forward for the various elements based upon

prioritising the areas according to the regeneration needs and market opportunity.

1.9 The Council has therefore already accepted the permission of significant retail

floorspace in Hayle Harbour from a policy standpoint. This notwithstanding, the RPA

has been prepared to assess the effect of the proposed foodstore. It has been guided

by an extensive period of pre-application consultations and communication with the

Council, Planning Liaison Group, stakeholders and members of the public. This

included:

 a ‘Proposed Scope of Work’ dated 20 July 2009 (Appendix 2);

 a pre-application meeting on 21 July 2009 (agreed notes of meeting attached at

Appendix 3);

 a presentation to the Planning Liaison Group on 29 July 2009; and

 a public exhibition between 19 August - 21 August 2009.

1.10 The following has been agreed in-principle with officers at the Council:

 the RPA should be undertaken in accordance with the policy tests set out at

paragraph 3.4 in PPS6;

 the household survey commissioned in connection with the PRS provides up-to-

date and valuable empirical data as to shopping habits and preferences in Hayle

and its hinterland for convenience and comparison goods shopping;

 the defined Primary Catchment Area (PCA) for the proposed development

should be based on Zones 2 and 3 of the study area appended to the PRS. Zones

1, 4 and 5 comprise the rest of the study area;

 the list of sequential sites that need to be assessed; and
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 the RPA should assess the potential impact on Hayle’s town centres (namely

Copperhouse and Foundry).

1.11 In this context, this RPA provides a thorough analysis of the relevant retail planning

considerations associated with the proposal. As such, it is structured as follows:

 Section 2 provides a description of the application site and the proposal.

 Section 3 highlights the material national, regional and local planning policy.

 Section 4 sets out our assessment of the PCA, existing convenience provision and

shopping patterns for food shopping.

 Section 5 contains the quantitative need (retail capacity) assessment.

 Section 6 sets out our qualitative assessment of the need for the proposed

development.

 Section 7 assesses whether the proposed development is of an appropriate scale.

 Section 8 provides analysis of the sequential approach to site selection.

 Section 9 sets out our quantitative and qualitative assessment of the potential

impact of the proposal.

 Finally, Section 10 summarises and sets out the main findings of the assessment.

1.12 The RPA should be read in conjunction with the submitted plans and drawings, and

other supporting documents, such as the Planning and Transport Statements.
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2.0 THE APPLICATION SITE & PROPOSAL

2.1 This section provides a detailed description of the proposal and the locational benefits

of the application site. In doing so, it considers the importance of foodstores to smaller

centres and the potential for linked trips.

APPLICATION SITE

2.2 As previously set out, the application site is located in an edge-of-centre location

immediately adjacent to the designated Foundry town centre. The rationale for the

proposed development is to create a seamless and successful town centre extension on

South Quay that will facilitate high levels of linked trips and thereby benefit the

centre’s overall vitality and viability.

EXISTING ALLOCATION

2.3 As illustrated in Appendix 4, the application site is covered by saved site specific

Proposal TV-D that allocates the Hayle Harbour area for mixed-use development,

incorporating retail uses, and identifies the wider regeneration of the area. Proposal

TV-D states:

“South Quay / Foundry Yard (6.0 HA), North Quay (7.9 HA) and East Quay (1.0 HA)

are proposed for redevelopment for uses within Classes A1, A2, A3, B1, B2, B8, C1,

C3, D1 and D2 of the Town and Country Planning (Use Classes) Order 1987 (as

amended). Proposals for development will be required to:

i) make provision for improved port facilities;

ii) make provision for the maintenance of the existing level of industrial and

storage facilities;

iii) ensure that town centre uses (A1, A2 and A3) are closely integrated with the

adjacent town centre in terms of location, orientation and pedestrian

movement;

iv) provide for at least 400 dwellings with a target of for 25% of provision being

‘affordable’ and meeting the requirements of Policy H-14;

v) be of a scale and design that respects the maritime environment and heritage

of these prominent locations in the harbour;

vi) retain existing buildings and traditional features which contribute to the

character of the area;

vii) be compatible with their surroundings; and

viii) include provision for the improvement of the junction between Carnsew Road

and Foundry Lane”.
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2.4 The supporting text for the above proposal is contained in paragraph 7.3.115 and

states that in the interests of safeguarding the vitality and viability of both Hayle town

centres (i.e. Foundry and Copperhouse), retail uses within any proposed scheme

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

both physically and visually. The latter point is reinforced at paragraph 7.3.118 which

states “...in considering specific proposals for Hayle Harbour the Council will seek the

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

Centre” (bullet point 6).

2.5 It also states that developers will be required to undertake a needs assessment if a

proposal is made for any substantial retail, leisure or other town centre type

development.  Hence the possible inclusion of a foodstore as part of the

comprehensive regeneration of the harbour was not precluded.

THE PROPOSAL

2.6 In developing the proposal, the applicant has had regard to the aspirations of the

adopted Local Plan for new shopping floorspace in Hayle Harbour.

2.7 The proposed scheme comprises a total net sales area of 3,159 sq m. The proposed

split of sales area floorspace is 2,053 sq m (net) for convenience goods and 1,106 sq

m (net) for comparison goods. The associated cafe comprises a proposed floor area of

215 sq m (net) and the four ancillary retail/ restaurant units will collectively have a

total of net floorspace of 149 sq m, configured to meet the needs of modern operators.

The overall scheme will be served by a total parking of 341 car parking spaces,

incorporating 20 disabled spaces and 16 family spaces. These will enhance the

proposed development’s overall attraction and accessibility.

2.8 This proposed foodstore does not have a named operator.  This notwithstanding, the

overall scheme has been designed to meet the needs of a modern grocery retailer in

terms of layout, sales area, servicing and car parking provision.  This notwithstanding,

the retail agents (Savills) acting on behalf of ING RED UK (Hayle Harbour) Limited

state that they have:

"... identified requirements from four of the country’s major food retailers (Sainsbury’s,

Asda, Tesco and Morrisons), for a new foodstore in Hayle, ranging from 30 - 50,000 sq

ft net retail floorspace, together with associated customer car parking.

We are led to believe that Sainsbury’s and Asda are linked with two out of town sites

fronting the A30, opposite the West Cornwall Retail Park and the Rugby Club

respectively. It is our belief that these two sites conflict with national planning policy

as set out in PPS6 and are vastly inferior in sequential terms to South Quay which lies

immediately adjacent to Foundry Town Centre.

Policy at all levels is clearly aimed at maintaining the vitality and viability of existing

established centres and in this regard a foodstore in the heart of Hayle would facilitate
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linked shopping trips and footfall to the benefit of existing local businesses.  We would

expect that both of these retailers would consider South Quay as an alternative

location for a new foodstore in the event that planning is not granted on their

preferred sites out of town."

2.9 The size and function of the proposed foodstore is necessary to meet the main (‘bulk’)

food shopping needs of residents in the proposed foodstore’s PCA, in particular Zone 3

which covers Hayle. At present households in the PCA have to travel unsustainable

distances by car to supermarkets and superstores primarily situated outside the PCA to

undertake this type of shopping. The survey evidence confirms that there is a

significant leakage of main food shopping trips and expenditure, particularly to out-of-

centre foodstores in Camborne and Penzance that have a major influence on food

shopping patterns in Zone 3 (Hayle). This is described in more detail in Section 4.

IMPORTANCE OF FOODSTORES TO SMALLER CENTRES

2.10 It is widely recognised that foodstores can provide an important anchor function to

smaller town centres, where they are well integrated with the existing shopping area.

Traditional department store and variety store anchors do not generally have

requirements for smaller towns, as smaller centres do not have the ‘critical mass’ in

terms of their retail offer and catchment populations to support commercially viable

non-food anchors. In this case the larger centres of Penzance and Camborne are the

dominant shopping centres for comparison goods and fashion shopping.

2.11 For smaller centres, foodstores help to generate regular and frequent visits, creating

general shopper presence (or vitality) from which other shopkeepers can benefit

through ‘linked trips’ and ‘spin-off’ expenditure. If shoppers shop for food locally, they

may be inclined to resist other destinations for non-food visits and other retailers in

the centre are therefore supported.

2.12 This important anchor role of foodstores for smaller centres is also underlined by

recent independent research.  For example, the research report by the British Council

of Shopping Centres (BCSC) entitled ‘Medium-Sized and Smaller Towns – Raising the

Game’ (2009) identifies the important role that foodstores play in supporting and

driving forward the regeneration of smaller town centres. Under the heading ‘Large

Stores as Support for Independent Retailers’, it states that the introduction of large

foodstores and their integration with existing town centres can help to promote a

vibrant independent sector by encouraging linked trips. Further research by the

University of Southampton shows that high quality supermarket provision in smaller

towns can help to ‘clawback’ shoppers and trade from larger urban centres and

support the use of other shops and services.

2.13 Under the heading ‘Accommodating the Car’, the BCSC research looks at the

importance of improving car parking. It states that in smaller town centres where car

parking is fragmented and poorly managed, acts as a major deterrent to shopping.
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This, in turn, causes congestion, because drivers spend time looking for a parking

space. However, major redevelopments offer the opportunity to rationalise and

improve the car parking provision.

2.14 Against this background, the addition of this well integrated proposed foodstore will

considerably upgrade the shopping offer of Hayle town centre as a whole. It will make

the centre more convenient and attractive as a food shopping destination and will

reduce the need for and frequency of car-borne food shopping trips to other shopping

destinations, principally out-of-centre foodstores. Therefore, the overall prospects for

the future of the town centre will be enhanced in accordance with national, regional

and local planning policy.

LOCATIONAL BENEFITS AND THE POTENTIAL FOR LINKED TRIPS

2.15 At the very heart of the Government’s policy preference for and focus on town centres

is the issue of sustainability and linked trips. The clear objectives are to focus

development, especially retail development, in locations where the proximity of

businesses maximises the opportunity to use means other than the car.

2.16 The obvious locational benefits of the application site are that it sits in a prominent

position on the edge of Foundry town centre. It will allow the proposed development to

draw on the town centre’s excellent accessibility, including the site’s proximity to

existing public transport routes, cyclist and pedestrian facilities. This will be particularly

advantageous to the elderly, disabled and mothers with children.

2.17 The proposed scheme has been carefully designed to provide active frontage facing

Foundry town centre and the car park is strategically positioned between the foodstore

and the centre. Add to this the proposed layout, orientation, relationship and

connectivity to the existing Foundry town centre, and the scope for linked trips in this

location will be maximised, whereby one trip can serve a number of purposes. This, in

turn, will deliver many benefits that will help to strengthen the town centre’s vitality

and viability as a whole.

SUMMARY

2.18 In line with the site’s allocation in the adopted Local Plan, the proposed development is

closely integrated with the adjacent Foundry town centre in terms of location,

orientation and pedestrian movement. In this way, it is well-placed to generate

significant linked trips with Foundry town centre and will result in a reduction in the

length and number of journeys required by local residents to carry out main (‘bulk’)

food shopping elsewhere.
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3.0 PLANNING POLICY CONTEXT

3.1 This section reviews the national, regional and local planning policy relevant to the

retail element of the proposed development (also refer to Section 5 of the Planning

Statement).

NATIONAL PLANNING POLICY

Planning Policy Statement 6: Planning for Town Centres (PPS6)

3.2 The central message and objective of PPS6 (March 2005) is the need for a more pro-

active approach to securing new investment in centres and achieving more sustainable

patterns of development.

3.3 The Government’s main objectives for town centres is to promote their vitality and

viability by planning for the growth and development of existing centres; and

promoting and enhancing existing centres, by focusing development in such centres

and encouraging a wide range of services in a good environment, accessible by all.

The other key objectives include the need to:

 enhance consumer choice by making provision for a range of shopping, leisure

and local services which allow genuine choice to meet the needs of the entire

community, and particularly socially excluded groups;

 support an efficient, competitive and innovative retail, leisure, tourism and other

sectors, with improving productivity; and

 improve accessibility, ensuring that existing or new development is, or will be,

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

3.4 The document confirms at paragraph 1.7 that: “...it is not the role of the planning

system to restrict competition, preserve existing commercial interests or to prevent

innovation”.

3.5 The guidance also makes it clear that other, wider, Government policy objectives

remain relevant, including the promotion of social inclusion; regeneration of deprived

areas; promoting economic growth; sustainable patterns of development; transport

choices; and high quality and inclusive design.

3.6 The document is then split into separate chapters dealing with plan preparation

(Chapter 2) and development control (Chapter 3). For the purposes of this application,

we focus on the policy considerations arising from Chapter 3 when assessing planning

applications for new retail development.

3.7 Paragraphs 3.1 – 3.6 confirm that in order to deliver the Government’s objectives of

promoting vital and viable centres, development should be focussed in existing centres

in order to strengthen and, where appropriate, regenerate them. In particular, local
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planning authorities (LPAs) when identifying sites for allocation in development plans,

or assessing planning applications, must have regard to the following key

considerations:

 the need for the development;

 that the development is of an appropriate scale;

 that there are no more central sites for the development;

 that there are no unacceptable impacts on existing centres; and

 that locations are accessible.

3.8 We consider each one, in turn, below.

The need for the development

3.9 In terms of demonstrating quantitative need for development, PPS6 advises that an

assessment should, where possible, be based on the assessment carried out for the

development plan document, updated as required, and related to the class of goods to

be sold from the development. The catchment area for the proposal should be realistic

and well-related to the site and function of the development and taking into account

competing centres (paragraph 3.10).  In assessing the need and capacity for additional

retail development, LPAs should place greater weight on quantitative need for the

specific types of retail development. However, LPAs should also take into account

qualitative considerations, particularly in deprived areas which lack access to a range

of services and facilities.

The development is of an appropriate scale

3.10 Development proposals should be of an appropriate scale to the role and function of

the centre they are proposed to serve. The test can also be applied when considering

whether a development is located appropriately, in order to meet the needs of the

catchment it intends to serve. Paragraph 2.41 confirms that “...the aim should be to

locate the appropriate type and scale of development in the right type of centre, to

ensure that it fits into that centre and that it complements its role and function”.

The sequential approach to site selection

3.11 The sequential approach to site selection should be applied to all proposals that are not

in an existing centre nor allocated in an up-to-date development plan document. The

application site is allocated for new shopping floorspace and, in our judgement,

represents an accepted sequentially preferable location for new retail floorspace.

Nevertheless, we have assessed alternative sites in and on the edge of Foundry and

Copperhouse town centres in Hayle (refer to Section 8).
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3.12 In applying the sequential approach, and considering alternative sites, PPS6 states that

developers and operators should be able to demonstrate that they have been flexible

about their proposed business model in terms of the scale and format of development;

car parking provision; and the scope for disaggregation.  PPS6 states that LPAs should

also be ‘realistic’ in considering whether sites are suitable, viable and available.  In

particular they should take into account any genuine difficulties that the applicant can

demonstrate are likely to occur in operating the business model from the sequential

site. For example, where a retailer would be required to provide a significantly reduced

range of products.

3.13 PPS6 also states that a single retailer should not be expected to split their proposed

development into separate sites where flexibility in terms of scale, format, car parking

provision and the scope for disaggregation has been demonstrated.  It is not the

intention of this policy to seek the arbitrary sub-division of proposals.  Rather, it is to

ensure that consideration is given as to whether there are elements which could

reasonably and successfully be located on a separate sequentially preferable site or

sites.

3.14 Where it is argued that alternative sites are not appropriate for the particular

development proposed, applicants should provide clear evidence to demonstrate why

such sites are not practicable alternatives.  This should comprise an assessment of

their availability, suitability and viability for the type of development proposed.

3.15 In terms of the availability test, PPS6 indicates that it needs to be shown that potential

sequential sites are unavailable now and are unlikely to become available for

development “within a reasonable period of time” (determined on the merits of each

particular case).  Given that the application site has been allocated for new retailing by

the Council, we therefore conclude that the need for new development is a priority and

immediate.

There are no unacceptable impacts on existing centres

3.16 Impact assessments should be undertaken for any retail application that would be in

an edge-of-centre or out-of-centre location, and which is not in accordance with an up-

to-date development plan strategy. Where significant development in a centre, not in

accordance with the development plan strategy, would substantially increase the

attraction of the centre and could have an impact on other centres, the impact on

other centres will also need to be assessed.  LPAs should consider the impact of the

proposal on the vitality and viability of existing centres within the catchment area of

the proposed development, including the likely cumulative effect of recent permissions,

developments under construction and completed developments. The identification of

need does not necessarily indicate that there will be no negative impact.
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The locations are accessible

3.17 Proposed developments should be accessible by a choice of means of transport

including public transport, walking, cycling, and the car (taking full account of

customer’s likely travel patterns).  In determining whether proposed developments

are, or will become, genuinely accessible, LPAs should assess the distance of proposed

developments from existing or proposed public transport facilities (bus or railway

stations and interchanges).

3.18 As a general rule the development should satisfy all these considerations, but in

making their decision LPAs should also consider relevant local issues and other

material considerations including physical regeneration, employment generation,

economic growth and social inclusion.

Draft PPS4: Planning for Prosperous Economies

3.19 Draft PPS4 was published for consultation in May 2009. It will replace the existing

PPS4 Planning for Sustainable Economic Development; PPG5 Simplified Planning

Zones; PPS6 Planning for Town Centres; and the economic development elements of

PPS7 Sustainable Development in Rural Areas. Draft PPS4 builds on the consultation

on the proposed changes to PPS6 held between July and October 2008.

3.20 The policies in draft PPS4 are an important part of ensuring the planning system can

help the economy prosper. The draft PPS encourages a positive and proactive

approach to planning for sustainable economic growth in urban and rural areas and

promotes investment, competition and innovation while safeguarding city, town and

village centres. In particular, the new PPS encourages the promotion of vital and viable

town centres and consumer choice.

3.21 Draft PPS4 is intended to promote market competition through the removal of the

needs test.  It increases the emphasis on sustainability and social inclusion, whereby

proposals should be promoted on the strength of their wider economic, social and

environmental benefits. It states that where there are likely to be some adverse

impacts, but these are likely to be outweighed by significant wider benefits arising

from the proposal, the planning application should normally be approved.

3.22 The new PPS retains the sequential ‘test’ and introduces a tougher impact test to

assess proposals against economic, environmental and social criteria. It will eventually

replace PPS6 but, for the moment, PPS6 (March 2005) remains extant. On the basis

that the proposed changes are only in the form of consultation draft at the time of

preparing this RPA, we do not consider the potential implications of this document in

any detail in our assessment.
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Competition Commission Test

3.23 The Competition Commission (CC) has recently formally recommended the

introduction of a competition test (the ‘Test’) as part of the determination of large

grocery store planning applications.

3.24 The Test will specifically apply to proposals submitted by a grocery retailer or a third

party for the development of grocery stores where the foodstore has (or after the

scheme has been implemented, will have), a grocery sales area over 1,000 sq m.

3.25 The CC has recommended that the Department of Communities and Local Government

(DCLG) take the necessary steps to implement the Test.  If adopted, it is likely to

become an integral part of the planning system, informing both plan-making and

development control policies and decisions relating to new larger grocery store

applications. The CC has recommended that the Office of Fair Trading (OFT) becomes

the statutory consultee to the LPA to advise whether a planning application has passed

or failed the Test. The DCLG will consult further on the Test and its likely

implementation. Ultimately the Test could be integrated into the final version of PPS4.

3.26 With the above in mind, the Test is not a material consideration at the time of writing

this RPA.

REGIONAL PLANNING POLICY

3.27 Regional Planning Guidance for the South West (RPG10) was adopted in September

2001 and therefore pre-dates PPS6. RPG10 will be replaced by the emerging Regional

Spatial Strategy (RSS) for the South West which at the time of writing had reached an

advanced stage of preparation. This notwithstanding, and in terms of retailing, RPG10

directs LPAs under the cover of Policy EC6 ‘Town Centres and Retailing’ to consider the

following:

 encourage town centre developments of an appropriate scale in the market towns

in the region in keeping with their size and function;

 ensure that such development is located where it will contribute to the

regeneration and environmental improvement of town centres;

 ensure that develop can reduce the need to travel and encourage journeys by

modes other than the private car; and

 ensure that the vitality and viability of existing centres is protected and enhanced,

notably by assessing the need for new development and by applying the

sequential approach to site selection (for convenience shopping, a distribution of

provision should be maintained that minimises the lengths and frequency of trips,

so that any settlement of reasonable size has access to all normal day-to-day

necessities. Such provision should be in keeping with the scale of the centre and
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the catchment that it conveniently serves so as not to encourage longer trips or to

undermine the viability of other nearby centres).

3.28 The Cornwall Structure Plan was adopted in September 2004 and sets out the strategic

context for the future development in the county in the period to 2016. The policies

most relevant to the consideration of this proposal are as follows:

 Policy 14 ‘Town Centres and Retailing’ places priority on the improvement

and enhancement of town centres to meet the needs and aspirations of the whole

community. The policy explains that such developments should be in or adjoining

town centres where they can help sustain the centre’s vitality and viability;

contribute to the improvement of the town centre environment and can be

accessible to all sectors of the community by a choice of means of transport. It

requires developments not to be harmful to the vitality and viability of centres;

locations to be well integrated with towns and for consideration to be given to the

role of retail development on the physical and economic regeneration of urban

areas.  It continues by stating that major proposals should support the role and

function of the Strategic Urban Centres (SUCs). Whilst it is acknowledged that

Hayle is not one of the seven SUCs in Cornwall, supporting paragraph 87

comments further on the retail hierarchy stating that “...defining a rigid hierarchy

is not considered appropriate given the similarities in scale and function of many

of Cornwall’s towns; in addition it may unnecessarily constrain the ability of

centres to adjust to changing opportunities and needs”. Paragraph 87 also

recognises that retailing offers significant employment benefits.

 Policy 25 requires development in main towns to be well integrated with or within

the built-up areas and support the role and function of centres in meeting the

needs of their populations and surrounding areas to reduce the need to travel. The

supporting text, at paragraph 139, recognises Hayle as an ‘Other Main Town’ that

plays an important role as a local centre for shopping, employment, community

facilities and as leisure and tourist destinations. Furthermore, it has the capacity

to meet the needs of their surrounding areas, as well as their own population. This

is particularly relevant to the consideration of the proposed scheme.

3.29 Once issued, the new RSS for the South West will supersede both RPG10 and the

adopted Structure Plan.  The draft RSS (June 2006) sets out a strategic plan for the

period to 2026.

3.30 Paragraphs 4.4.18 to 4.4.27 of the draft RSS outline the spatial strategy for Cornwall.

Although Hayle is not specifically mentioned, Penwith District Council has made

representations to the RSS Examination Panel to promote Hayle within Development

Policy B. This states that the scale and mix of developments should increase self

containment of the places identified; develop their function as service centres

especially in terms of employment and service accessibility; and secure targeted

development which can address regeneration needs.
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3.31 Policy TC1 ‘City and Town Centres’ seeks to ensure the vitality and viability of the

region’s existing network of city and town centres is maintained and enhanced. In

doing so, it is important to ensure that such centres are not adversely affected by

inappropriate development elsewhere. It also states that the scale of new investment

in retail and other facilities within town centres should take full account of changing

patterns of behaviour and future levels of population growth.

3.32 Paragraph 8.4.12 states: “Provision for retail, office, leisure and other town centre

uses will need to be provided in-step with the needs generated by economic and

population growth. The challenge will be to provide this in sustainable locations, based

on the ‘town centre first’ sequential approach. Policies and proposals developed by

local authorities, developers and other agencies for development in town centres

should follow guidance given in PPS6. They should seek to redress existing imbalances

in the provision of facilities and services, to improve a centre’s ‘offer’ relative to its role

and function and help to bring forward more sustainable patterns of use. Proposals for

facilities at out-of-town centre locations should not be detrimental to the regeneration,

vitality and viability of the centre.”

LOCAL PLANNING POLICY

3.33 The Planning and Compulsory Purchase Act 2004 introduced the Local Development

Framework (LDF), which is a suite of development plan documents produced by LPAs

to set out the planning policy context for the local area. The LDF will eventually replace

the Local Plan under Section 38(6) of the 2004 Act. However, for the purposes of

determining this planning application the extant statutory development plan remains

the adopted Penwith District Local Plan dated February 2004.

Penwith District Local Plan

3.34 Since 27th September 2007 a number of the policies of the adopted Local Plan have

been deleted as part of a national requirement introduced in the Planning &

Compulsory Purchase Act 2004. The policies that remain part of the development plan

are described as ‘saved’ policies.

3.35 Chapter 7 of the local plan deals with the towns and villages in Penwith and of

particular relevance to this assessment is saved Proposal TV-D and Policies TV-1, TV-

16 and T-17 contained therein. We consider each one, in turn, below.

 The application site is allocated under Proposal TV-D which promotes the

“redevelopment for uses within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1 and D2

of the Town and Country Planning (Use Classes) Order 1987 (as amended)”.

 Policy TV-1 states that the majority of development within Penwith will be

focussed on the towns of Penzance, Newlyn, St Ives and Hayle. It confirms that

proposals should maximise the use of previously developed land.
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 Policy TV-16 specifies that major retail developments should be located in the

town centres of Penzance, St Ives and Hayle where the greatest benefits to the

community can be provided in terms of accessibility and the contribution to the

vitality and viability of the town centre. It specifies that proposals for edge-of-

centre sites will only be permitted where the development cannot be

accommodated in the town centre, and development on out-of-centre sites will

not be permitted unless all potential town centre and edge-of-centre options have

been demonstrated to be unsuitable, when exercising flexibility in terms of format,

design and scale of the development in relation to local circumstances.

 Policy TV-17 states that proposals for shopping facilities in edge-of-centre and

out-of-centre locations will not be permitted unless:

i. the sequential test in Policy TV-16 has been met;

ii. there is a need for the development that cannot be met in the town centre;

and

iii. they would not be likely to lead to a significant reduction in the range of

retailing in any town centre or adversely affect the vitality and viability of

any town centre.

 Furthermore, Policy TV-17 states that all proposals must:

iv. be readily and conveniently accessible by alternative means of transport to

the private car;

v. be compatible with surrounding land uses; and

vi. not materially affect the viability of village or neighbourhood shops.

Emerging Local Development Framework (LDF)

3.36 As part of the suite of documents intended to comprise the Penwith Local Development

Framework (Penwith LDF), Penwith District Council had prepared and consulted on its

Core Strategy (Preferred Options) and the Hayle Area Action Plan (Issues and

Options). However, these development plan documents (DPDs) are currently being

held in abeyance pending the future direction of the One Cornwall Local Development

Framework LDF (One Cornwall LDF). In terms of logistics, we first consider the

relevant Penwith LDF DPDs prepared to date and thereafter we assess the implications

of the One Cornwall LDF.

Penwith Core Strategy

3.37 Penwith Core Strategy (Preferred Options) was published in February 2008 and is a

material consideration for development control purposes, albeit carrying limited

weight. Preferred Option CS15 ‘Town Centres & Retail’ seeks to:

 maintain and improve the role and function of Penzance, St Ives and Hayle;
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 increase the retail provision in Hayle;

 encourage development proposals for main town centre uses which seek to

improve   the vitality, viability and character of the town centres;

 retain and enhance town centres as a focus for retail, leisure, office and other

appropriate main town centre uses;

 sustain and encourage a diversity of main town centre uses, appropriate to the

role, function and location of individual town centres, through a balance of

development, regeneration and conservation; and

 improve the attractiveness, accessibility and environment of town centres.

3.38 In addition, it states that retail development should be located within town centres

through the application of the PPS6 'Sequential Test'. The Core Strategy states that

where retail development cannot be accommodated within a town centre, it should be

demonstrated that:

 there is a need for the development (considering quantitative and qualitative

issues);

 the development is of an appropriate scale;

 there are no more central sites for the development which are suitable and

available (the sequential test);

 there are no unacceptable impacts on existing town centres; and

 locations are (safely) accessible by a range of means of transport.

3.39 The Core Strategy identifies the requirement, based on the Regional Spatial Strategy

Examination Panel's Report for Penwith, “...to deliver 390 dwellings per annum from

2006 - 2026, which equates to 7,800 dwellings over 20 years” (paragraph 6.3.3).

Preferred Option CS8 ‘Distribution of New Housing’ states that the “...distribution of

7,800 new dwellings in the Penwith District, up to 2026, will be made in accordance

with the Development Strategy”. To this end, it is important to note that Preferred

Option DS3 ‘Hayle’ identifies the development of up to 3,250 new homes over 20 years

and an additional 6.8 Ha employment space in Hayle.

Area Action Plans (AAPs)

3.40 Draft AAPs had been prepared by Penwith District Council as an alternative to Site

Specific Allocation DPDs and (once adopted) would have replaced the site specific

policies identified on the proposals map in the Penwith Local Plan. The Council has

produced AAPs for Penzance & Newlyn; Hayle; St Ives & Carbis Bay; and Rural

Penwith. However, only two of these documents (Penzance & Newlyn AAP and Hayle

AAP) progressed to consultation stage before work was halted due to the formation of

the One Cornwall unitary authority.
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3.41 The consultation period for the Hayle AAP Issues and Options (January 2008) ended in

March 2008 and the findings were presented to Committee on 30th July 2008. The

findings and report had been endorsed as the basis for further assessment and

refinement of the options for development in Hayle. However, with the transition to the

new Cornwall Council unitary authority, it is anticipated that the Hayle AAP will now

form part of the Cornwall LDF. We are advised by Cornwall Council that the next step

will involve the creation of indicative ‘concept plans’ (identifying favoured development

areas and the location of supporting infrastructure and facilities) as the focus for

continuing community engagement and involvement of the preparation of the AAP.

3.42 Notwithstanding this, one of the thirteen draft objectives of the Hayle AAP is to ensure

that as regeneration and growth progresses, Hayle (including the two centres at

Foundry and Copperhouse) ensures its viability by “...increasing its attraction and

effectiveness as a vital cultural and prime shopping, entertainment and leisure

destination that provides for the needs of the community and visitors through the

promotion of appropriate development in suitable accessible locations”.

Cornwall Council

3.43 The new unitary authority for Cornwall came into effect on 1 April 2009 and governs

the whole of County.  This has implications for planning in both Penwith District and

Hayle. The new authority has amalgamated the six former district and borough

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

well as Cornwall County Council, to effectively create one streamlined council. For

administrative purposes, the county has three Service Delivery Areas (West, Central

and East).

3.44 The first draft of Cornwall’s Local Development Scheme (LDS) was published in

November 2008 and, once adopted, will supersede the respective LDS documents

produced by the six current planning authorities. According to the draft LDS the Core

Strategy is currently programmed to be ready for adoption in early 2012. In addition,

the team will prepare DPDs and Supplementary Planning Documents (SPDs), which

together with the Core Strategy, will form the LDF.

3.45 It is our understanding that the six planning authorities’ Core Strategies in their

various stages will also be incorporated in the Cornwall Core Strategy work

programme. It is envisaged that this will avoid duplication of effort and resources and

ensure the comprehensive planning of each area in the wider Cornwall context.

Furthermore, the existing evidence base documents produced by the district and

borough councils will continue to be used, if up-to-date, to inform Cornwall’s Core

Strategy and other LDF documents where appropriate.
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SUMMARY

3.46 The application site is allocated under adopted Local Plan Proposal TV-D. The policy

direction promotes a mix of uses that include the provision of new shopping floorspace

to be closely integrated with Foundry town centre in terms of location, orientation and

pedestrian movement. Therefore, the Council has already accepted the principle of

retail use on the application site. Accordingly, the proposal is in accordance with policy.

3.47 The application site is located in an edge-of-centre location and in order to provide a

full and transparent assessment for the LPA, we have considered the proposed scheme

against the key policy tests set out in PPS6 (Chapter 3). These include an assessment

of whether there is a need for the development; that it is of an appropriate scale; that

there are no sequentially preferable central sites; that it will not have any

unacceptable impact on the vitality and viability of existing centres; and that the

proposal will be accessible by a choice of means of travel.
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4.0 RETAIL CONTEXT

4.1 This section sets out our assessment of the proposed development’s Primary

Catchment Area (PCA); the existing convenience provision therein; and food shopping

patterns based on the results of the household survey commissioned to inform the

Penwith Retail Study (PRS, December 2007). This analysis underpins the quantitative

and qualitative assessments in Sections 5 - 9.

HOUSEHOLD SURVEY AND STUDY AREA

4.2 As agreed with the Council, the household survey commissioned for the PRS provides a

robust empirical evidence base to help assess convenience and comparison goods

shopping habits and preferences in Hayle and its hinterland.

4.3 Structured interviews were carried out by telephone with the person responsible for

the main household shop in the defined study area (reproduced in Appendix 5). A full

copy of the tabulated results is contained in the appendices to the PRS.  The study

zones are defined by postcode sector boundaries and these were grouped by the PRS

so that each of the main settlements were contained within an individual zone. For

example, Hayle is covered by Zone 3.

4.4 It was agreed with the Council that the defined Primary Catchment Area (PCA) for the

proposed development will comprise:

 Zone 2 (St Ives); and

 Zone 3 (Hayle).

4.5 Zone 1 (Penzance), Zone 4 (Marazion/Breage) and Zone 5 (Camborne) comprise the

‘rest of the study area’ (ROSA). A plan showing the location of the main foodstores

within these zones is set out in Appendix 6.

CONVENIENCE STORE PROVISION IN THE PRIMARY CATCHMENT AREA

4.6 We set out below the existing convenience store provision in the PCA.

Hayle (Zone 3)

4.7 Food retailing in Hayle is mainly orientated towards top-up (‘basket’) shopping needs.

As set out in the table below, the only major foodstore provision in the town centre

comprises a relatively small freestanding Co-op supermarket with a sales area of 995

sq m (net) in Copperhouse. The store sells a modest range of food lines (fresh foods;

fruit and vegetables; bakery; delicatessen; sandwiches and snacks; and hot food). The

remainder of the convenience provision in Foundry and Copperhouse town centres is

predominantly independent shops meeting the day-to-day needs of the immediate

walk-in catchment, along with passing car-borne trade and visitors to the area.
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Table 4.1 Foodstore provision in Zone 3

Fascia Address Net Sales Area (sq m)

Town Centre

Co-op Copper Terrace, Hayle 995

Out-of-Centre

Lidl Carwin Rise, Hayle 1,407

M&S Simply Food West Cornwall Retail Park 465

TOTAL: 2,867

Source: Penwith Retail Study (December 2007).

4.8 The out-of-centre provision in Zone 3 comprises a new Marks & Spencer Simply Food

(465 sq m net) and a recently extended Lidl (1,407 sq m net). There are no food

superstores in the Hayle serving the main (‘bulk’) food shopping needs of the

catchment population.

St Ives (Zone 2)

4.9 Table 4.1 draws on information contained in the PRS, together with our site visits and

in-house research. It shows that foodstore provision in Zone 2 is dominated by the

out-of-centre Tesco supermarket in Carbis Bay and a number of small ‘top-up’

convenience stores in town centre and out-of-centre locations.

Table 4.2 Foodstore provision in Zone 2

Fascia Address Net Sales Area (sq m)

St Ives Town Centre

Co-op Tregenna Place, St Ives 260

Co-op Royal Square, St Ives 170

Out-of-Centre

Tesco St Ives Road, Carbis Bay 1,578

Co-op The Stennack, St Ives 234

TOTAL: 2,242

Source: Penwith Retail Study (December 2007).

4.10 The two main settlements in Zone 2 are St Ives and Carbis Bay. We briefly review the

characteristics of their grocery provision below.
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 St Ives – is a popular holiday destination situated on the north coast of the far

west of Cornwall. As acknowledged in paragraph 4.63 of the PRS the town

provides a range of basic services to its population and surrounding area. The

convenience store provision in the town centre comprises two small Co-op stores

(Royal Square and Tregenna Place), which are clearly orientated towards ‘top-up’

shopping, serving both the town’s local catchment population and visitors to the

centre and wider area. Outside the defined town centre there is one further small

Co-op store (The Stennack).

 Carbis Bay – is a small coastal settlement situated on the main road between St

Ives and Hayle, but forming part of the wider St Ives urban area. It is

predominantly residential in nature and has very few retail uses. The main food

shopping provision constitutes an out-of-centre Tesco supermarket located off St

Ives Road. The store measures 1,578 sq m (net), served by a surface level car

park. The supermarket sells a wide range of pre-packaged, fresh, refrigerated and

frozen grocery goods; newspapers and magazines; and beers, wines and spirits.

At the time of our site visits the store was very busy and appeared to be

extremely congested, with long queues at each of the check-outs, all of which

were in operation at the time. This congestion was also evidenced by a lack of

trolley and shopping basket availability. These factors were recorded at off-peak

times and indicate that the Tesco supermarket is a popular and strong performing

store.  This evidence is reinforced by the findings and conclusions of the 2007

PRS, which found that based on their own observations of the attractiveness and

trading performance of this store, they considered that “...the results of the

household survey may be under-estimating the actual turnover of this store”

(paragraph 5.18).

FOOD SHOPPING PATTERNS

4.11 The household survey shows that just 27% of main food shopping trips in Zone 3

(where the proposed foodstore is located) are retained. In other words, a substantial

73% of shopping trips are ’leaking’ to other stores and centres outside of Zone 3

(Hayle). In terms of a breakdown, 31% is leaking to Zone 5 (Camborne); 24% to Zone

1 (Penzance); and 16% is ‘leaking’ to shops and stores outside the overall study area.

A higher proportion of top-up food shopping trips are retained in the Hayle area.

4.12 In Zone 2, the household  survey  results  indicate  that  only  37%  of  main  food

shopping  trips  and  51%  of  top-up  food  shopping  trips (generated by residents of

Zone 2) are retained.

4.13 Turning to the relative role and attraction of the larger foodstores in the wider study

area for ‘main’ food shopping, Table 4.3 shows that the dominant superstore is the

out-of-centre Tesco supermarket in Camborne.  This store draws a significant 30% of

main food shopping trips from Zone 3 (Hayle) and 17% from Zone 2 (St Ives). This

shows that a significant number of residents in Zone 2 are by-passing the convenience
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stores in Zone 3 to travel unsustainable distances to Camborne and Penzance. This

further reinforces the identified ‘gap’ in main food shopping facilities in Hayle

highlighted by the PRS. Other significant foodstores that have an influence on main

food shopping patterns in the PCA are the out-of-centre Tesco and Morrisons

supermarkets in Penzance, and the large Tesco Extra in Pool.

Table 4.3 Leakage of Main Food Shopping Trips from PCA

Operator Address Zone 2
(%)

Zone 3
(%)

Tesco Wesley Street, Camborne 17.0 29.8

Tesco Branwell Lane, Penzance 6.4 11.7

Tesco Extra Station Road, Pool 7.4 9.6

Morrisons Long Rock Business Park, Penzance 5.3 11.7

TOTAL: 36.1 62.8

Source: Penwith Retail Study – Household Survey (December 2007).

Notes: Market shares are based on weighted responses.

4.14 The survey also asked respondents which mode of transport they normally use to

travel to their main food shopping destinations. The responses are set out in the table

below and show that the main food shopping trips originating from the PCA are

predominantly undertaken by car, especially in Zone 3 (some 93%).

Table 4.4 Mode of Transport to Travel to Main Food Shopping Destination

Address Zone 2 (%) Zone 3 (%)

Car (driver or passenger) 77.3 92.7

Bus 0.0 1.0

Walk 14.4 2.1

Taxi 1.0 0.0

Other 7.2 4.1

TOTAL: 100 100

Source: Penwith Retail Study – Household Survey (December 2007).

Notes:  Figures may not sum due to rounding.

SUMMARY

4.15 The overall convenience provision in Zone 3 (Hayle) is very limited and primarily caters

for the top-up (‘basket’) food shopping needs of the local population. There are no

major superstores in Zone 3 that have the necessary ‘critical mass’ in terms of the

scale and range of their food offer to ‘clawback’ shoppers currently travelling by car to

large out-of-centre food stores both within and outside the District. Subsequently, the
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majority of the local population have no choice but to travel relatively long and

unsustainable distances by car to undertake main food shopping trips. As a result a

large proportion of the food shopping trips and expenditure ‘leaking’ out of Zone 3 is

flowing primarily to large out-of-centre foodstores in Camborne and Penzance.

4.16 The proposed foodstore is intended to ‘claw back’ a significant proportion of the ‘main’

food shopping trips. It will help increase the retention of trips and expenditure in the

PCA and will have positive benefits for the town centre as a whole in terms of ‘linked

trips’ and ‘spin-off’ expenditure, in accordance with national policy guidance.

4.17 We assess the need for and impact of the proposed foodstore in more detail in the

following sections.
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5.0 QUANTITATIVE NEED ASSESSMENT

5.1 This section assesses the quantitative need for the proposed development as required

by PPS6. This economic assessment is linked with Section 9, which forecasts the

potential trade diversion and impact of the proposed retail floorspace on existing

centres and stores in the PCA.

5.2 According to PPS6 ‘need’ is required to be demonstrated for any application for a main

town centre use in an edge-of-centre or out-of-centre location and which is not in

accordance with an up-to-date development plan document strategy (paragraph 3.9 of

PPS6). The guidance sets a number of parameters to assist in defining quantitative

need by advising that the assessment should:

 wherever possible, be based on the assessment carried out for the development

plan document, updated as required;

 relate directly to the type of goods to be sold from the development (i.e. ‘goods’

rather than ‘business’ based);

 normally be assessed no more than five years ahead; and

 be based on a realistic catchment area that is well-related to the size and function

of the proposed development.

5.3 There are a number of other considerations that are relevant to the need assessment:

 the application site is allocated for new shopping floorspace under adopted Local

Plan Proposal TV-D; and

 draft PPS4 removes the requirement for an applicant to demonstrate ‘need’ for a

proposal, although the quantitative assessment of trade diversion and impact

remains a key consideration, along with the sequential test.

5.4 Separately, and in terms of qualitative need, there  are a number of aspects that make

a strong need case in support of the proposal including:

 raising customer choice and expectations within the residential community;

 meeting the needs of the entire local community, particularly the less mobile and

socially-excluded groups;

 increasing competitiveness and attracting new investment;

 providing sustainable retailing for an emerging catchment; and

 making best use of urban land.

5.5 We consider these qualitative need issues in more detail in Section 6.

5.6 Before we set out further our approach and assumptions in relation to the required

quantitative assessment, it is important in the context of PPS6 advice to review the
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key findings and conclusions of the Penwith Retail Study (PRS, December 2007)

relating to economic capacity.

PENWITH RETAIL STUDY (PRS) – QUANTITATIVE NEED ASSESSMENT

5.7 The PRS examined the potential need for retail floorspace growth in Penwith District

between 2007 and 2026. As previously set out, the assessment was underpinned by a

survey of 800 households across eight zones.

5.8 The study shows that Hayle attracts some £13.2 million of the convenience goods

expenditure from the study area (i.e. Zones 1-8), which is equivalent to a market

share of 5.2% (PRS, Appendix D, Table 16B).  Based on the survey results, the only

Co-op store in Hayle (at Copper Terrace) is estimated by the PRS to be achieving an

overall annual turnover of £8.6m.  This is significantly higher than the store’s

estimated ‘benchmark’ turnover of £5.0m in 2007 (PRS, Appendix D, Table 14B).

5.9 In addition, £2.6m is flowing to the out-of-centre Lidl store and a further £1.9m to

other smaller convenience facilities in the town.  According to the PRS both the Lidl

‘deep discounter’ and ‘other’ convenience stores in Hayle are trading at levels either

above or equivalent to their estimated ‘benchmark’ turnovers.  In other words, none of

the stores and convenience goods floorspace in Hayle are under-performing relative to

national average ‘benchmark’ turnovers.

5.10 In terms of comparison goods, the survey results indicate that Hayle town centre

overall is generating a turnover of £4.4 million, with a further £1 million ‘flowing’ to

out-of-centre stores (PRS, Appendix D, Table 13). This results in an average sales

density of £2,200 per sq m, which the study states is: “...a moderate level for a town

of this size” (paragraph 5.21). The turnover generated represents just 1.2% of the

available spend in the study area, which means there is significant leakage from

Hayle’s catchment to other centres, shops and stores both within and outside the

study area.

5.11 The PRS examined the potential need for retail (convenience and comparison goods)

floorspace in the district’s three key centres of Penzance, St. Ives and Hayle between

2007 and 2021, with an overview to 2026. This appraisal focuses on the findings for

Hayle only.

5.12 The broad approach that was used in calculating floorspace capacity was based on a

‘constant market share approach’. This approach represented the starting point for

the quantitative analysis. Thereafter, and in consideration of alternative strategy

options for retail development in Hayle, the study puts forward a ‘revised market

share approach’. This approach assumes uplift in Hayle’s retention of expenditure

and a resultant increase in the floorspace capacity forecasts. The combination of the

two provides a range of floorspace forecasts for both goods types that are described

below.
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5.13 The PRS also takes into account ‘expenditure inflow’ for each of the study centres

based on the following factors:

 the size of the centre and its retail composition;

 its likely position and attractiveness in the sub-regional tourism market; and

 the contents of a survey undertaken by South West Tourism in relation to

expenditure by tourists in Penwith District.

5.14 In relation to retail commitments, the quantitative assessment includes the following

(please note that these were not trading at the time of the household survey, but have

since been implemented):

 a new out-of-centre Marks & Spencer unit at West Cornwall Retail Park,

comprising a sales area of 465 sq m for convenience goods and 1,115 sq m for

comparison goods; and

 a 536 sq m extension to the out-of-centre Lidl store, of which 429 sq m is for

convenience goods sales.

5.15 The baseline quantitative retail assessment assumes that convenience goods

expenditure will increase by +0.7% per annum over the forecast period and that

existing floorspace will achieve an uplift in its turnover ‘efficiency’ of +0.5% per

annum.

5.16 After taking account of commitments, the convenience goods capacity assessment

for Hayle forecast a £7 million surplus expenditure by 2012, rising to £8 million in

2016 and £9.3 million by 2021. This resulted in an indicative floorspace capacity of

679 sq m net by 2012, rising to 762 sq m net by 2016 and 864 sq m net by 2021.

5.17 In terms of comparison goods, the PRS forecast £0.6m of surplus expenditure by

2012, rising to £3.2 million in 2016 and £7.5 million by 2021. This resulted in an

indicative floorspace capacity of 105 sq m net by 2012, rising to 556 sq m net by 2016

and 1,219 sq m net by 2021.

5.18 Therefore, even based on the ‘constant market share approach’, it is apparent that

there is sufficient residual expenditure over the forecast period to support the

comparison goods turnover of the proposed foodstore and smaller ancillary shop units.

There is, however, a shortfall in the forecast convenience goods expenditure needed to

support the proposed foodstore based on the ‘constant market share approach’.

5.19 Notwithstanding this, the PRS tested a ‘revised market share approach’ that assumed

an increase in Hayle’s ‘retention’ of convenience goods expenditure to 70% (from the

34% assumed by the ‘constant market share approach) from Zone 3 only.  As a result,

the indicative floorspace capacity forecasts increase to 1,500 sq m net by 2012, 1,600

by 2016 and 1,750 sq m net by 2021.

5.20 In terms of comparison goods floorspace, the PRS assumes that the West Cornwall

Retail Park will increase Hayle’s retention rate from a 1% market share up to 4%,
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albeit that any ‘clawback’ of expenditure will flow to an out-of-centre location, with

limited positive benefits for the town centre overall. On this basis, the forecast capacity

rises from 2,200 sq m net in 2012, to 2,900 sq m net by 2016 and 4,000 sq m net by

2021.

5.21 The table below summarises the forecast floorspace capacity range for Zone 3 (Hayle)

only:

Table 5.1 Hayle (Zone 3) Floorspace capacity forecasts (2012 – 2021)

net sq metres 2012 2016 2021

Convenience Goods 679 – 1,500 762 – 1,600 864 - 1,750

Comparison Goods 105 – 2,200 556 – 2,900 1,219 – 4,000

Source: Penwith Retail Study (2007).

5.22 In summary, based on the ‘revised market share approach’, it is clear that there is

sufficient forecast residual expenditure to support the proposed store’s comparison

goods floorspace over the forecast period from Zone 3 only.  However, there is a

shortfall in capacity for the proposed convenience goods sales area.  We therefore

examine the issue of convenience goods capacity in more detail in the remainder of

this section, in accordance with advice set out in PPS6.

STRATEGIC PERSPECTIVES: CONVENIENCE GOODS CAPACITY

5.23 Our economic assessment is based on an accepted and widely used ‘step-by-step’

approach as advocated by PPS6. This ‘goods based’ approach is based on the following

key steps:

 definition of the catchment area (as previously detailed in Section 4);

 estimation of the current and forecast population and expenditure in the study

area;

 assessment of the ‘potential’ turnover of the existing retail floorspace in the study

area using a market share analysis informed by the household survey

commissioned for the PRS;

 estimation of the ‘benchmark’ turnover of existing retail floorspace based on

published company average sales densities (where available) and allowing for

growth in the ‘productivity’ of this floorspace;

 determination of the turnover performance of existing commitments; and

 finally, subtracting the growth in the ‘benchmark’ turnover of existing centres,

shops and stores, as well as existing commitments, from the growth in their
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estimated ‘potential’ turnover levels to determine the residual expenditure

available to support new floorspace.

5.24 The following baseline assumptions and sources of information have been used in this

assessment and agreed with the Council.

 a base year of 2009 (i.e. the year in which the assessment has been undertaken);

 a forecast year of 2014, which represents a “reasonable” five year period for the

assessment of need and impact as identified by PPS6 and also allows for the new

floorspace to achieve more ‘settled’ trading patterns;

 all monetary values are expressed in 2007 prices;

 the most up-to-date average expenditure per capita and population estimates

have been derived from the ‘Retail Planner Reports’ specifically produced by

Experian Business Strategies (hereafter referred to as ‘EBS’) for the defined study

area;

 an allowance for Special Forms of Trading (‘SFT’) has been applied to average per

capita expenditure levels at the base year, informed by EBS research;

 the forecast growth in expenditure per capita levels has been informed by the

lastest EBS forecasts set out in their ‘Retail Planner Briefing Note 6.1’ for October

2008 and the latest August 2009 update;

 the estimates of ‘benchmark’ company average sales densities have been

informed by published research by Mintel and Verdict.  This is supplemented by

reference to the PRS and our own estimates where there is no published

information available; and

 an allowance is made for the improved ‘productivity’ of retail floorspace over time.

The Catchment Area

5.25 The defined catchment area has been described in some detail in Section 4 and was

agreed with the Council at the outset.  It provides a realistic framework for the

economic assessment in accordance with PPS6 advice. In summary, it was agreed that

the defined PCA comprises Zone 2 (St Ives) and Zone 3 (Hayle) and the ‘rest of the

study area’ (ROSA) is made up of Zones 1 (Penzance), 4 (Marazion/Breage) and 5

(Camborne).

Baseline Population and Projections

5.26 Table 1 (Appendix 7) sets out the base year population and projections to 2014.  The

initial 2009 population figure and projections have been derived from the EBS ‘Retail

Planner Report’. The table shows that the total study area population of 89,320 in

2009 is projected to increase to 93,759 by 2014 (+5.0%).  In terms of the PCA, the
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total population of 26,762 in 2009 is projected to increase to 28,016 by 2014

(+4.7%).

Available Expenditure and Special Forms of Trading (SFT)

5.27 The EBS ‘Retail Planner Report, Table 2 (Appendix 7) indicates that average

convenience goods expenditure per capita in 2009 is £1,685 in Zone 2 and £1,659 in

Zone 3.  We have then deducted expenditure associated with ‘non-store’ retail sales

from the baseline expenditure per capita levels.  As noted above, ‘non-store’ retail

sales relate primarily to mail order, catalogue, markets and internet sales.  Section 5

of the EBS ‘Retail Planner Briefing Note 6.1’ (October 2008) forecasts that non-store

retail sales account for some 6.5% of total convenience goods sales in 2009. However,

research shows that a significant proportion of internet sales for convenience goods

are sourced from existing stores and floorspace. Against this background, it is widely

accepted that Experian’s forecasts overstate the significance of SFT for convenience

goods retailing.  We have therefore assumed that SFT accounts for 3.3% of average

expenditure levels in 2009, which results in the revised per capita levels set out in

Table 2 (Appendix 7).  We have then allowed for an increase in SFT’s market share

over the forecast period, informed by EBS research.

Expenditure Growth Forecasts

5.28 EBS ‘Retail Planner Briefing Note’ for August 2009 takes into account the impact of the

economic downturn on retail spending growth forecasts. EBS forecast negative

convenience goods expenditure growth for 2009 (-0.5%) and 2010 (-0.2%), rising to

+0.6% growth for 2011 and +0.8% for the period 2012 to 2016.

5.29 The latest EBS forecasts are significantly lower than previous forecasts. Although we

have used these more pessimistic forecasts in our economic assessment, the Council

should be aware that we nevertheless consider that convenience goods expenditure

will be more resilient to the current economic downturn and could therefore be higher

than forecast.  For example, the research evidence suggests that whilst households are

‘cutting back’ on certain activities, such as ‘eating out’, some of this expenditure is

being transferred to “eating in”.  Therefore, food shopping is maintaining and

increasing its share of the overall household budget.  Our more positive outlook is also

reflected by the relatively strong financial results of the main grocery retailers over the

last 6-12 months.

5.30 Notwithstanding our reservations with regard to the latest EBS forecasts, we estimate

that there is some £143.2 million of convenience goods expenditure available in the

study area in 2009. This is forecast to increase by 7.3% between 2009 and 2014, to

£154 million. The total forecast growth in convenience goods expenditure between

2009 and 2014 is therefore +£10.5 million.
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5.31 In terms of the PCA, we estimate that there is £43.3 million of convenience goods

expenditure available in 2009. This is forecast to increase by 7.1% between 2009 and

2014, to £46.3 million. The total forecast growth in convenience goods expenditure

between 2009 and 2014 in the PCA is +£3.1 million.

Existing Floorspace and ‘Benchmark’ Turnover

5.32 Table 4 (Appendix 7) sets out the floorspace and ‘benchmark’ turnover estimates for

the main convenience goods floorspace in the PCA. The floorspace estimates have

been informed by the PRS, the IGD Stores Database (2008) and our own research. The

estimates of ‘benchmark’ company average sales densities have been informed by

published research by Mintel and Verdict, taking account of the sales mix and sales

allocation of each operator.

Market Share and Trade Draw Levels

5.33 Based on the Council’s recommendations, we have used Table 4 (Appendix D) of the

Council’s retail study to ascertain the market shares of stores and shopping locations

in the PCA (Zones 2 and 3) and ROSA (Zones 1, 4 and 5).  The combined market

shares for main (‘bulk’) and top-up (‘basket) shopping based on the PRS are set out

Table 5 (Appendix 7) of our assessment.

5.34 The only changes to the convenience provision since the publication of the PRS is the

development of the Marks and Spencer Simply Food on West Cornwall Retail Park and

a small extension to the existing Lidl. We have adjusted the baseline market shares to

reflect the likely changes in shopping flows and market shares arising from this new

floorspace (see Appendix 7, Table 6).

5.35 Our assessment of the likely trade draw of existing stores and shops from beyond the

PCA has been informed by the PRS and our own assumptions as to the relative

attraction of shopping locations (see Table 4, Appendix 7: column 6). It is widely

accepted that the trade draw of shopping locations is a function of the size, range,

quality and attraction of their offer, compared with the location, scale and offer in

competing centres and stores. In this case we also take account of the fact that shops

and stores in both Hayle and St Ives will benefit from significant expenditure inflow

derived from tourists and visitors to these centres and the wider area.

5.36 As described in Section 4, the survey evidence shows that existing foodstores in the

PCA, especially those in Zone 3 (Hayle), have very limited market shares for main food

shopping trips. This is not surprising given the relatively small size of these stores and

the fact that they do not perform a major role as main food shopping destinations.
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Commitments

5.37 Based on the response from the Council to our scoping letter and the notes of the pre-

application meeting, we understand that there are no identified convenience goods

floorspace commitments in the PCA (i.e. floorspace with planning permission, under

construction or completed developments).

‘Potential’ Turnover

5.38 As described above, the combined (weighted) market shares of existing shops and

stores have been adjusted to reflect the likely change in shopping flows following the

introduction of the Marks and Spencer Simply Food store and the small extension to

the existing Lidl unit. These adjusted market shares provide a more robust baseline for

assessing the impact of the proposed foodstore at South Quay on shopping patterns

and expenditure flows across the PCA and ROSA.

5.39 The next step in the capacity assessment is to take account of the impact of the

proposed convenience goods sales area on market share levels.  This is a robust and

accepted approach that takes account of the changing nature of consumer spending

over time due to new development, as opposed to holding market shares at a

theoretical constant. The commercial reality is that market shares will change based on

the changing attraction of centres and stores due to new investment, development and

proactive management and marketing. As described previously this ‘revised market

share approach’ was also accepted and tested by the PRS.

5.40 The proposed foodstore will comprise a total net sales area of 3,159 sq m. This sales

area is the necessary critical mass needed to ‘clawback’ shoppers and expenditure

from the larger out-of-centre foodstores both within and outside the study area,

including the out-of-centre Morrisons and Tesco stores in Penzance, along with the

out-of-centre Tesco stores in Helston and Camborne.  As described in Section 4, these

dominant foodstores draw significant main food shopping trips from the PCA.  The

proposed foodstore is therefore being proposed to meet and exceed the scale, range,

depth, quality and choice of goods provided by each of these out-of-centre stores in

order to compete effectively and achieve the maximum benefits for Hayle’s overall

vitality and viability in terms of ‘clawback’ and ‘linked trips’.  This will, in turn, result in

a significant uplift in the market share of convenience goods shopping trips and

expenditure to the PCA and Hayle in particular.

5.41 Based on the ‘revised market share approach’, we estimate that the proposed

foodstore will increase the market share of Hayle’s convenience goods expenditure in

the PCA from 35% in 2009 to 64% in 2014.  This reasonable uplift is based on the

modelled impact of the proposed foodstore on market shares, as set out in more detail

in Section 9 and Appendix 7 (Table 8).
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Estimated Turnover and Trade Draw of the Proposed Foodstore

5.42 Although this application does not have a named operator, we have assumed that the

proposed foodstore could achieve a ‘benchmark’ convenience goods average sales

density of £11,500 per sq m in 2009 (at 2007 prices), increasing to circa £11,800 per

sq m by 2014 (at 2007 prices).  We consider that this is a robust assumption as it is

broadly equivalent to the average sales performance of Marks & Spencer, Morrisons

and Waitrose; higher than the average sales of Sainsbury’s and Somerfield; and lower

than for Tesco and Asda.  This results in an overall estimated turnover of £24.2 million

in 2014 (Table 4, Appendix 7).

5.43 We also assume that the proposed foodstore will draw some 85% of its total turnover

from within the study area. We consider that a 15% draw from outside the study area

is reasonable in this case, as it will be attributed to tourists, visitors and linked trips by

people who either shop or visit Hayle town centres and their environs, but live outside

the study area. Assuming that the proposed foodstore achieves settled trading

patterns by 2014, the anticipated convenience goods turnover derived from the study

area will therefore be £20.6 million (Table 4, Appendix 7).

5.44 Notwithstanding our trade draw assumption, we consider that in reality the proposed

foodstore could benefit from a higher expenditure ‘inflow’ from visitors and tourists to

the town and wider area due to the scale, range and quality of its offer and the fact

that it will be located in a highly accessible and attractive location on the edge of

Foundry town centre.  If the draw from outside the study area is higher than 15%,

then it follows that this would reduce the quantum of convenience goods expenditure

that would be required from the catchment to support the need for the proposed

foodstore. It would also reduce the forecast trade diversion and resultant impact on

other stores in the catchment area.

Convenience Goods Capacity

5.45 Table 9 (Appendix 7) sets out the key steps in the assessment of convenience goods

capacity. As previously described, capacity arises from the difference between

expenditure ‘flowing’ to a centre from the study area and beyond (i.e. the turnover

‘potential’); minus the ‘benchmark’ turnovers based on company averages and taking

into account any commitments.

5.46 This stage of the assessment models the potential impact of the proposed

development in 2014 on existing market shares, taking account of the ‘clawback’ of

expenditure to the PCA.  The revised market shares and increased retention of

expenditure due to the new development will determine the capacity to support new

retail floorspace. The following briefly explains each step in the economic assessment:

 Step 1(i) shows the total existing and forecast available convenience goods

expenditure in the PCA.
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 Step 1(ii) sets out the total expenditure from the PCA derived by existing

foodstores and convenience goods floorspace in Hayle.

 Step 1(iii) shows the derived market share of existing floorspace in the PCA of

35.3% at 2009. This draws on our adjusted market shares in Table 6 (Appendix

7), which reflect current shopping patterns ‘after’ the M&S and Lidl developments,

but  ‘before’ the introduction of the proposed foodstore.  At 2014 we assess the

impact of the uplift in market shares (i.e. increased ‘retention level’) that will

occur following the development of the proposed foodstore.  The revised market

share of 64% from the study area is based on our detailed assessment of the

likely impact of the foodstore on existing shopping patterns and market share

levels (see Table 8, Appendix 7).

 Step 2 (i – iii) follows the same approach for Step 1, but applies this to the ROSA.

 Step 3 details the total ‘potential’ turnover of the PCA’s identified stock of

convenience floorspace in 2009 based on the market shares.  It shows that all the

existing identified convenience goods floorspace is achieving a ‘potential’ turnover

of £17.1 million in 2009 from the study area. Please note that we do not take into

account the trade draw from outside the study area in our capacity assessment.

This ‘potential’ turnover is forecast to increase to £35.1 million by 2014 following

the development and impact of the proposed foodstore on existing shopping

patterns and expenditure flows.

 Step 4 calculates the ‘benchmark’ turnover for all identified convenience

floorspace in the PCA based on Table 5 (Appendix 7). This step indicates a total

‘benchmark’ turnover of £12.4 million in 2009 rising to £12.7 million by 2014.

 Step 5 estimates the ‘residual’ convenience goods expenditure potentially

available to support new convenience goods floorspace over the forecast period

before any allowance is made for new commitments (Step 6).

 Finally, Step 7 calculates the net residual expenditure available to support

additional new convenience goods floorspace.

5.47 Our capacity approach is grounded in commercial reality, in that it takes account of the

impact of the proposed foodstore on existing market shares at 2014, rather than

basing capacity on the unrealistic assumption that market shares will remain constant

over the forecast period. Our assessment is informed by the ‘revised market share

approach’ assumed by the 2007 PRS.

5.48 Overall we forecast that there is some £22.4 million of residual convenience goods

expenditure in 2014.  After accounting for the forecast turnover of the proposed

foodstore from the study area (i.e. £20.6 million), this would still leave a residual

convenience goods expenditure of some £1.8 million in 2014.  This residual

expenditure would be available to existing shops and stores, or to support additional

new convenience goods floorspace.
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STRATEGIC PERSPECTIVES: COMPARISON GOODS CAPACITY

5.49 Our review of the PRS has identified that there is sufficient capacity to support the

comparison goods sales area of the proposed store (i.e. 1,106 sq m net) and the

ancillary shop units (149 sq m net) .  In total we estimate that the proposed floorspace

could draw circa £7.06 million of comparison goods expenditure from the study area in

2014.

5.50 The capacity for the non-food sales area of the proposal is supported by the Council’s

own study. PPS6 is also clear that assessments should be proportionate to the scale

and nature of the proposal.  We have therefore not carried out a detailed capacity

assessment for new comparison goods floorspace in this case.

5.51 Notwithstanding this, our assessment of the total available comparison goods

expenditure in the study area between 2009 and 2014 (see Tables 1-3, Appendix 8)

clearly shows a forecast +£7.65m growth in expenditure for the PCA alone.  This would

be sufficient to support the proposed non-food floorspace.

5.52 Furthermore, we consider that this forecast expenditure growth could under-estimate

the total comparison goods expenditure available to support new retail floorspace for

two main reasons.

 First, we have assumed that SFT will take a high and increasing market share of

comparison goods sales between 2009 and 2014 based on national averages

published by EBS.  This may not necessarily be the case in this area.

 Second, the latest EBS expenditure growth forecasts for comparison goods are

significantly lower than previous forecasts and trend-based projection.  In the

latest August 2009 Retail Planner note, for example, EBS forecast annual growth

rates of +1.1% for 2009; -0.4% for 2010; +1.1% for 2011; and +2.5% per

annum for the period 2012 to 2016.  This compares with growth rates in the range

of 3.5% to 5.0% previously assumed for retail planning assessments.

5.53 We therefore consider that the EBS forecasts could under-estimate the potential for

growth over the medium to long-term based on previous forecasts and historic trends.

5.54 Our economic analysis therefore shows that there is sufficient expenditure growth in

the defined study area to support the proposed comparison goods floorspace, without

the requirement for a more detailed economic capacity assessment.

5.55 Furthermore, the proposed new comparison goods floorspace will clearly have a

significant positive impact on Hayle town centre’s market share over the forecast

period due to the ‘clawback’ of shoppers and expenditure to the town (as assumed for

convenience goods retailing). As a result, even a modest allowance for a realistic rise

in Hayle’s market share would increase the residual expenditure available to support

new comparison goods floorspace up to 2014 and beyond.
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SUMMARY

5.56 Our capacity assessment for convenience goods retailing shows there is sufficient

residual expenditure to support the proposed foodstore based on a realistic increase in

the retention of expenditure from within its catchment area.

5.57 In terms of the comparison goods floorspace, there is sufficient growth in available

comparison goods expenditure in the PCA alone to support the floorspace proposed up

to 2014. This underlines the findings of the 2007 PRS, which also shows sufficient

capacity for the proposed non-food floorspace.
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6.0 QUALITATIVE NEED ASSESSMENT

6.1 In addition to quantitative need, PPS6 (paragraph 3.11) states that LPAs should

consider whether there are qualitative considerations that might provide additional

justification for the development.  The following two key considerations relating to

consumer choice are specifically identified.

 First, that an appropriate distribution of locations is achieved, subject to the key

objective of promoting the vitality and viability of town centre and the application

of the sequential approach, to improve accessibility for the whole community.

 Second, that provision is made for a range of sites, which allow genuine choice to

meet the needs of the whole community, particularly those people living in

deprived areas.

6.2 Other considerations may also be taken into account, including the degree to which

shops may be overtrading. Also, whilst regeneration and employment do not constitute

indicators of need for additional floorspace, PPS6 states that they may be material

considerations in the site selection process.  PPS6 also indicates that in deprived areas

that lack access to a range of services and facilities, there will be clear and

demonstrable benefits in identifying sites for appropriate development and that,

“…additional weight should be given to meeting these qualitative considerations”

(paragraph 2.33).

6.3 The assessment of qualitative need also has to be considered in the context of one of

the other key objectives of PPS6 (paragraph 1.4), namely to support an efficient,

competitive and innovative retail and leisure sector, with improving productivity. PPS6

(paragraph 1.7) is also clear that it is not the role of the planning system to restrict

competition, preserve existing commercial interests or to prevent innovation.

PENWITH RETAIL STUDY

6.4 In terms of convenience goods, the PRS reinforces at paragraph 5.37 that:

“...there are significant levels of food shopping trip leakage from the local Hayle area

and the household survey indicates that these trips flow to Camborne, Pool, Redruth

and Penzance. This level of leakage appears to be consistent with the level and type of

provision currently available in Hayle, which is at the moment is limited to medium-

sized Co-op and Lidl stores. These stores appear to cater for top-up food shopping

trips and a small proportion of main food trips, although they are clearly not attractive

to the majority of the local population” (our emphasis in bold)

6.5 The study acknowledges that, at the time of writing, there were commitments to

extend the Lidl store and the new Marks & Spencer both of which will increase market

share.  This notwithstanding, the PRS did not consider that either of the new

floorspace commitments would significantly increase Hayle’s market share of main
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(‘bulk’) food shopping trips. Subsequently, the study concluded that: “...there is a

qualitative case for improving convenience provision. This is reinforced by the

quantitative analysis which suggests that stores in Hayle are currently overtrading and

there is noticeable support for improved convenience provision from the results of the

household survey”.

6.6 The PRS also concluded that Hayle has a relatively low level and range of comparison

goods provision.  As with convenience goods, Hayle does not retain a significant

proportion of the available comparison spend within its catchment area. The study

found that there is “... qualitative need to improve the comparison goods retail

provision in Hayle, although aspirations to increase retention should be realistic due its

size and the continued attractiveness of retail facilities in surrounding settlements”.

APPROPRIATE DISTRIBUTION OF LOCATIONS

6.7 The existing foodstores in the PCA are predominantly located out-of-centre. In Zone 3

(Hayle) the main out-of-centre provision comprises the new Marks & Spencer Simply

Food and the recently extended Lidl ‘deep discounter’.  In Zone 2 the out-of-centre

Tesco supermarket in Carbis Bay largely dominates main food retailing in this area,

albeit that the 2007 household survey results point towards a significant ‘leakage’ of

shoppers and expenditure to competing out-of-centre superstores located outside the

PCA.  Notwithstanding this ‘leakage’, the qualitative assessments undertaken for the

PRS indicate that the store is trading well and is extremely congested, even outside

traditional peak shopping hours.  This was confirmed by our various visits to the store

during the course of preparing the RPA.

6.8 In terms of the town centre convenience offer this is limited to two small Co-op stores

in St Ives and a medium-sized Co-op store in Hayle. Although these stores mainly

cater for the top-up (‘basket’) food shopping needs of the local population, the survey

evidence shows that the Co-op supermarket in Hayle does have a modest ‘bulk’ food

shopping function.  Nevertheless, it is clear in both quantitative and qualitative terms

that this store on its own does not meet the main ‘bulk’ food shopping needs of Hayle’s

catchment population as there is significant leakage of shoppers and expenditure from

Hayle and its PCA.

6.9 It should be noted that in Hayle (Zone 3) all the foodstores each have a convenience

sales area of less than 1,000 sq m (net). The only exception is the Lidl store, which

has a convenience sales area of 1,126 sq m (net). However, it is in an out-of-centre

location and shoppers choosing to use this ‘deep discount’ facility tend to do so

specifically because of the discounted convenience offer and the fact that it mainly

supplements their main food shopping trips to the likes of Tesco, Asda, Morrisons and

Sainsbury’s. This store does not currently have a significant market share for main

‘bulk’ food shopping purchases (according to the PRS survey results it achieves a 5.3

% market share in Zone 2 and 4.3% in Zone 3 for main food shopping).  Evidence

shows that ‘deep discounters’ predominantly complement rather than compete with
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the major foodstore operators.  This is illustrated by the fact that Aldi, Lidl and Netto

often prefer to trade in close proximity to larger foodstore operators, as they benefit

from linked trips and ‘spin-off’ expenditure.

6.10 Our inspection of each store has revealed that due to their limited floorspace and

compact nature, the range of goods and services provided are also limited. The current

provision in Hayle therefore exhibits qualitative deficiencies in meeting the main food

shopping needs of the population in the PCA.  Consequently, the much larger out-of-

centre foodstores in the wider area that cater for an extensive range of food lines,

together with important in-store facilities and services, have a major influence on the

shopping patterns (namely the Tesco in Camborne; Tesco and Morrisons in Penzance;

and the Tesco Extra in Pool).

6.11 At the more local level, there is no foodstore provision with dedicated car parking in

the western half of Hayle to undertake multi-purpose main food shopping for

mainstream convenience goods. By contrast, there is a polarisation of convenience

facilities towards the eastern side of the town namely the Co-op store, which

effectively anchors Copperhouse town centre, and the out-of-centre foodstores namely

Lidl and Marks and Spencer Simply Food. All of these stores benefit from dedicated

parking.

6.12 In this context, the application site on the edge of Hayle is preferred to the out-of-

centre stores and provides a unique opportunity to help balance the distribution of

foodstores in Hayle, by anchoring Foundry town centre. This, in turn, will contribute to

the centre’s overall vitality and viability.

INCREASING CHOICE

6.13 The proposed foodstore will significantly improve the local population’s access to

convenience facilities efficiently under one roof, together with dedicated car parking. It

will cater for a wide range of food lines and fresh food, including specialist counters

such as a butcher, a fishmonger, a delicatessen and a bakery. This will be

complemented by a small range of comparison goods. It will also provide important in-

store services.

6.14 Collectively the size and function of the proposed foodstore, together with the product

range, facilities and services on offer, is designed to meet the main (‘bulk’) food

shopping needs of residents in the PCA, who are currently having to travel longer

distances by car to foodstores outside the PCA. It will also provide a more sustainable

opportunity for combined trips for people visiting Foundry town centre, which will be

particularly beneficial to the elderly, disabled, mothers with children, workers and

passers-by. As the survey evidence shows, there is a substantial leakage of main food

shopping trips and expenditure from the PCA, particularly to out-of-centre foodstores

outside the PCA.
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6.15 In short, the proposed foodstore will significantly improve the catchment population’s

choice and access to a main food shopping facility on the edge of Hayle town centre

and will ‘clawback’ a significant proportion of shoppers and expenditure that currently

leaks outside the PCA.  As a result, it will maximise the potential benefits for the town

centre in terms of linked trips and spin-off expenditure to other shops and businesses,

thereby helping to maintain and strengthen Hayle’s overall vitality and viability.

OTHER MATERIAL CONSIDERATIONS

6.16 The proposed foodstore represents a substantial investment in the area. It will deliver

new job opportunities to the local population; help to increase the level of high quality

employment; and help to engage groups that face particular barriers to accessing

employment opportunities. It also provides employees with relatively flexible working

patterns, which is of particular value to students and parents who may combine work

with study and childcare respectively. In addition, the overall layout and design of the

development will provide a focal point for local residents and a setting for social

interaction.

6.17 Research indicates that the retail sector has proved a key employment creator in areas

where traditional manufacturing has declined. The sector is generally recognised as

employing a wide range of different socio-economic groups including low income

families and minority and ethnic groups, promoting and supporting social inclusion .

These benefits extend well beyond the new shops themselves. For example, it is

estimated that for every 100 retail jobs created nationally, an additional 50 indirect

and induced jobs will be created elsewhere.

SUMMARY

6.18 The main role and function of the proposed edge-of-centre foodstore will be to address

the identified deficiency in the choice and range of convenience goods products

available to residents in the PCA, especially facilities providing a ‘bulk’ food offer.  In

this way, it will provide for greater consumer choice and competition across the wider

area in accordance with national policy advice.

6.19 It will also help to reduce the need for and frequency of car-borne food shopping trips

to competing centres, specifically the dominant foodstores outside the PCA that

currently have a major influence on the food shopping patterns. This will result in a

highly sustainable mixed use development on the edge of Hayle that meets the

Government’s key objectives.

6.20 These qualitative benefits are material to the decision-making process.  We consider

that they clearly demonstrate the qualitative need for the proposed foodstore. In

addition the proposed foodstore will generate significant new employment

opportunities that will mainly be taken-up by the local population and the overall
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development will act as the catalyst for the regeneration of the rest of South Quay and

the wider Hayle Harbour area.
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7.0 APPROPRIATE SCALE OF DEVELOPMENT

7.1 Consideration of the appropriate scale of the development (as explained in paragraph

3.12 in PPS6) is generally applied in terms of the development’s suitability for a

particular centre’s role and function in the retail hierarchy. The test can also, however,

be applied when considering whether a development is located appropriately in order

to meet the needs of the catchment it intends to serve.  PPS6 confirms that “...the aim

should be to locate the appropriate type and scale of development in the right type of

centre, to ensure that it fits into that centre and that it complements its role and

function” (paragraph 2.41).

7.2 The Council has already accepted the principle of and need for significant new retail

development as an important component of the overall regeneration of Hayle Harbour.

The resolution to grant outline planning permission for the Hayle Harbour Masterplan

also incorporates a total of 13,198 sq m (142,063 sq ft) of new retail floorspace.

Furthermore saved Proposal TV-D of the adopted Local Plan specifically promotes

redevelopment of the application site for a range of uses, including within Classes A1,

A2 and A3.

7.3 The findings and recommendations of the PRS also identified the significant ‘leakage’ of

main food shopping trips and expenditure to out-of-centre foodstores outside the PCA,

especially from Zone 3 (Hayle). To stem this ‘leakage’ and help ‘clawback’ a significant

proportion of shoppers and expenditure to Hayle, there is a clear requirement to

provide a quality foodstore in or close to the town centre with the necessary ‘critical

mass’ of retail sales that responds to, and satisfies, customer demands in terms of the

range and choice of products needed to undertake main ‘bulk’ food shopping

purchases.

RETAIL HIERARCHY

7.4 The proposed development is consistent with Policy EC6 in the adopted Regional

Planning Guidance for the South West (refer to Section 3), which encourages a

distribution of convenience shopping provision that minimises the lengths and

frequency of trips, so that any settlement of reasonable size has access to all normal

day-to-day necessities.

7.5 The adopted Cornwall Structure Plan explains at paragraph 87 that a rigid retail

hierarchy is not considered appropriate because it may unnecessarily constrain the

ability of centres to adjust to changing opportunities and needs. Notwithstanding this,

at paragraph 139 Hayle is identified as an ‘Other Main Town’ that has the capacity to

meet the needs of the surrounding area, as well as its own population.

7.6 The proposed development is also compliant with Policy 14 in the Structure Plan which

places priority on the improvement and enhancement of town centres to meet the

needs and aspirations of the whole community. It explains that such developments
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should be in or adjoining town centres where they can help sustain the centre’s vitality

and viability; contribute to the improvement of the town centre environment; and can

be accessible to all sectors of the community by a choice of means of transport.

7.7 Hayle is not specifically mentioned in the emerging RSS for the South West, although

Penwith District Council made representations to the RSS Examination Panel to

promote Hayle within Development Policy B. This states that the scale and mix of

developments should increase self containment of the places identified; develop their

function as service centres; and secure targeted development which can address

regeneration needs.

7.8 At the local level, saved Policy TV-1 of the adopted Local Plan emphasises that

development in the district will be focused on previously developed land in towns such

as Hayle.

UNDER-PROVISION OF SUPERSTORES IN THE PCA

7.9 By way of summary, the evidence shows that there are a number of reasons why local

residents are travelling by car over longer distances for their main food purchases:

 first, there is an under-supply of larger foodstores in the PCA, most notably in

Zone 3 (Hayle), to meet the main ‘bulk’ food shopping needs of all the catchment

population; and

 second, this under-provision means that shoppers are prepared to travel greater

distances to visit retail facilities, specifically the dominant out-of-centre foodstores

outside the PCA, even though such trips are clearly unsustainable.

7.10 It follows therefore that the scale of the proposed foodstore is needed to stock and sell

a comparable number of food lines and range of goods to those in existing out-of-

centre facilities in order to be competitive and to ‘clawback’ expenditure currently

leaking out of the PCA, especially from Zone 3 (Hayle).

7.11 With this in mind, the proposed foodstore’s convenience goods sales area is necessary

to sell the range and depth of food products currently available in dominant out-of-

centre superstores and supermarkets outside the PCA.  It will also include a small

quantum of comparison goods floorspace, which is needed to complement the

proposed store’s convenience goods offer.  Shoppers expect to purchase certain types

of comparison goods whilst undertaking their main food shopping trip.

7.12 In addition, customers expect exemplar in-store facilities and spacious layouts

including a lobby area, wide aisles and check-outs. This, in turn, limits congestion and

promotes increased circulation, mobility and safety. It is vital therefore that the

proposed foodstore is able to meet this requirement.  If it does not, then shoppers will

continue to travel to the larger foodstores outside the PCA to meet their needs in an

unsustainable manner.
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7.13 The size of the proposal, along with the location and number of car parking spaces and

other ancillary units, is also necessary to help maximise the potential for linked trips

and ‘spin-off’ expenditure to other shops and businesses in Hayle.  A foodstore with a

reduced critical mass in terms of its floorspace offer and car parking provision would

not be able to achieve the necessary ‘clawback’ of shoppers and expenditure from

competing out-of-centre stores.  This, in turn, would result in lower overall linked trips

and economic benefits for the vitality and viability of the town centre as a whole.

SUMMARY

7.14 The proposal is of a scale that is appropriate to the role and function of Hayle.  It is

proposed to address the food shopping requirements of local residents in the PCA,

especially in Zone 3 (Hayle).  It will also support the overall shopping experience for

customers. This, in turn, will allow the proposed foodstore to be competitive with

existing out-of-centre facilities outside the PCA and ‘clawback’ significant of main food

shopping trips and expenditure.
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8.0 SEQUENTIAL ASSESSMENT

8.1 The fact that the application site is allocated for new shopping floorspace would

normally mean that there is no requirement to carry out a sequential assessment in

the context of PPS6.  Nevertheless this section sets out the sequential assessment of

potential opportunity sites, as agreed with the Council at the pre-application meeting

on 21st July 2009.

BACKGROUND TO THE SEQUENTIAL ASSESSMENT

8.2 PPS6 sets out the approach that should be adopted. It states that applicants proposing

new development outside of existing town centres have to demonstrate that there are

no sequentially preferable sites that are suitable, available and viable for the proposed

development and which are likely to come forward within a reasonable period of time.

In terms of timescales, we consider that a ‘reasonable period of time’ for consideration

of this application will cover the period up to and including 2013, as this is when it is

proposed that the foodstore will be open and trading and is the period for which a need

has been identified.

8.3 In selecting sites, PPS6 (paragraph 2.44) states that all options in existing centres

should be thoroughly assessed first, taking account of an appropriate scale of

development in relation to the role and function of the centre, before considering

edge-of-centre locations and then out-of-centre sites. In considering alternative sites

with similar locational characteristics, LPAs should have regard to the “...strategic

objectives for the network and hierarchy of town centres set out in their development

plan documents”. In this case, it is important to restate that the Council has already

identified the application site for new shopping floorspace.

8.4 In applying the sequential approach, PPS6 indicates that developers and operators

should be able to demonstrate that they have been flexible about their proposed

business model in terms of the scale of development; the format of development; car

parking provision; and the scope for disaggregation.  Nevertheless PPS6 accepts that a

“...single retailer or leisure operator should not be expected to split their proposed

development into separate sites where flexibility in terms of scale, format, car parking

provision and the scope for disaggregation has been demonstrated” (paragraph 3.18).

The overall aim is not to seek the arbitrary sub-division of proposals, but to ensure

that consideration is given as to whether there are elements that could reasonably and

successfully be located on a separate sequentially preferable site or sites.

8.5 PPS6 recognises the practical and commercial difficulties in trying to meet a need that

is ‘locationally specific’ on an alternative site.  Paragraph 3.16 states, for example, that

LPAs should take into account any genuine difficulties that the applicant can

demonstrate are likely to occur in operating their business model from a sequentially

preferable site.  In this case, our assessment has shown that there is a need for the
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scale and format of the proposed retail floorspace on the application site to help

improve consumer choice and the provision of main food shopping locations in the

PCA.  We consider that the identified need is specific to this strategic location at South

Quay.  For example, a foodstore on the application site will help to ‘claw back’ a

significant proportion of shopping trips and expenditure ‘leaking’ out of the PCA,

particularly to competing out-of-centre foodstores.  By virtue of its location, the

proposed store will also have a positive impact on Hayle’s other shops and businesses

through linked trips and ‘spin-off’ expenditure.  A foodstore located elsewhere would

not result in these benefits.

8.6 PPS6 states that the ‘search area’ for assessing sequential sites will depend on the

overall strategy set out in the development plan, the nature and scale of the

development and the catchment the development seeks to serve. In this case, our

search area covered both Hayle town centres, and the edge thereof, as agreed with

the Council in pre-application meetings and correspondence.

8.7 The following scope for our sequential assessment was agreed with the Council:

 first, there are no allocated sites in the defined town centres (Foundry and

Copperhouse) on the adopted Local Plan proposals map.

 second, we have assessed the two edge-of-centre allocated sites as defined on the

adopted proposals map (see Appendix 4). These are Proposal TV-D (Hayle

Harbour), which incorporates the application site (please note that it was agreed

with the Council that only the Jewson site needed to be assessed); and Proposal

TV-E, comprising the Foundry area.

 third, we have also assessed opportunity sites that could potentially accommodate

new retail floorspace as set out in the emerging Hayle AAP Issues and Options

document (January 2008). Whilst it is fully acknowledged by the Council that the

Issues and Options document carries little weight in terms of policy, for

completeness it has been agreed that those sites that are potentially sequentially

preferable to the application site should be assessed (see Table 8.1 and Figure

8.1. It should be noted that Proposal H1 incorporates the application site.

Table 8.1 Emerging Retail Allocations

Site Reference Location Site Address

H1 Edge-of-Centre Jewson, Hayle Harbour

H2 Edge-of-Centre Bookers Warehouse (Foundry)

H4 Edge-of-Centre R & J Supplies, Copper Terrace

H8 Edge-of-Centre Atlantic Motors, Commercial Road / Fore
Street, Copperhouse

H9 Town Centre (Copperhouse) Former Daniel’s Store, Copperhouse

Source: Hayle Area Action Plan Issues and Options document (January 2008)
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Figure 8.1 Emerging Retail Allocations

Source: Hayle Area Action Plan Issues and Options document (January 2008)

 Finally, we have surveyed Foundry and Copperhouse town centres to establish

whether there are any vacant premises and sites that could potentially

accommodate the proposed development.

FOODSTORE BUSINESS MODEL

8.8 Before assessing the sequential sites in detail, it is important for the Council to

understand the general business models of major foodstore operators. Overall

operators look to provide a wholly integrated offer, as this allows for a wide range and

depth of convenience goods and complementary comparison goods “under one roof”.

If one range was removed from the business model concept then the trading

characteristics and commercial viability of the foodstore would be undermined, as it

would not be able to compete ‘like-for-like’ with other foodstores in out-of-centre

locations.

8.9 If the equivalent floorspace associated with the proposal is disaggregated into more

than one central location, then it goes without saying the customers would be

presented with a situation whereby to sample the entire product range on offer they

would have to potentially make two or more trips to different stores in different

locations, with obvious logistical and sustainability implications. This is contrary to the

Government’s objectives for a competitive retail sector, sustainable developments,

social inclusion and reducing the need to travel.

8.10 In addition, the foodstore operator would have to endure increased operational costs

associated with trading from two or more separate premises, including storage

implications, rents, staff, wages and running costs. In terms of economies of scale this
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is impractical and inevitably the cost of products will need to rise to reflect this. To this

end, maintaining the foodstore operator’s business model is fundamental to

maintaining its success and low prices.

8.11 Against this background the sequentially preferable sites / premises therefore need to

be capable of accommodating a total sales area of 3,159 sq m (net) and, by virtue of

the class of goods sold, have the following principal requirements:

 goods that require extensive sales area for display;

 car parking for customers; and

 off-road servicing and delivery / dispatch.

8.12 In addition, and crucial to the concept of convenience goods retailing, is the need for

substantial back-up storage and freezer space. Indeed, the fragility and perishable

nature of some of the products sold from foodstores determine that it is not possible to

display large quantities of the same product on the sales floor. It is therefore

important for the retailer to have such items in stock in the storage area within the

store so that shelves can be quickly re-filled to meet customer demand. As a result,

major foodstore operators need extensive and easily accessible storage in order to

meet customer demand, especially during peak shopping periods.

8.13 The assessment of prospective alternative sites should not therefore compromise these

broad requirements. Nevertheless, we have adopted a flexible approach to layout and

trading format of the proposed development, together with the scale of car parking

provision. For instance, sequential sites have not been considered on the basis of a

fixed layout.

8.14 Finally, it should be noted that the need is specific to the PCA and is immediate,

therefore any alternative sequential sites should also be capable of being delivered

within a similar reasonable period of time.

ASSESSMENT OF ALLOCATED SITES

8.15 A detailed assessment of the allocated sites in the adopted Local Plan is provided in

Appendix 9.  There are two sites that could potentially accommodate food retailing,

namely the Jewson site, which forms part of Proposal TV-D (Hayle Harbour), and

Bookers Warehouse (Proposal TV-E, The Foundry Area). We consider these sites below.

8.16 With regard to the edge-of-centre Jewson site, the adopted Local Plan clearly states

that in the interests of safeguarding the vitality and viability of both Hayle town

centres, retail uses as part of any proposed scheme on the allocated Proposal TV-D

site should be well integrated both physically and visually with Foundry town centre.

In this context, the application site is clearly in a sequentially preferable location to the

Jewson site. This point is reinforced by the PRS, which advises that the Jewson site is

not the closest part of the harbour area to the town centre and, on this basis, is not a

preferred location for retail within the wider harbour development.  Furthermore, the
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Jewson site has an existing occupier and is not therefore immediately available for a

foodstore development.

8.17 In terms of the edge-of-centre Bookers Warehouse, the site forms part of the wider

designation for a heritage centre, craft workshops and ancillary retail units under

Proposal TV-E in the adopted Local Plan. The PRS also advises that small scale retail

uses could be provided to complement the mixture of uses already developed as part

of the Harvey’s Foundry Regeneration Project. As a result, a large scale retail

development on this site would contradict the development plan policy position.

Furthermore, the trading strength of this site is hampered somewhat by its lack of

accessibility and the fact that it lacks frontage to Foundry Square. The redevelopment

potential of this site would also require lengthy negotiations with the landowner and

potentially the relocation of the existing operation, and is therefore not currently

available.

8.18 In summary, we conclude that the adopted allocated sites are not available, suitable or

viable to accommodate the proposed supermarket and meet the identified need in

accordance with the PPS6 tests.

LDF EMERGING SITES

8.19 Our assessment of the emerging sites is set out in more detail in Appendix 9.  The

table below summarises the key findings and conclusions. Please note that Sites H1

(Jewson Site) and H2 (Bookers Warehouse Site) are the same sites as assessed above.

Table 8.2 Summary of Allocated Sites in the Emerging LDF

Sequential Site Available Suitable Viable

H1 (Jewson Site) x x x

H2 (Bookers Warehouse Site) x x x

H4 (R & J Supplies, Copper Terrace) x x x

H8 (Atlantic Motors, Commercial Road/Fore Street)  x x

H9 (Former Daniel’s Store, Copperhouse) x x x

Source: Strategic Perspectives (Appendix 9).

8.20 It should be noted that only one of the sites is currently vacant and can therefore be

considered as being potentially available. However, it would be physically impossible to

accommodate the proposed scheme on the Atlantic Motors site because it is too small.

Even with some flexibility on the part of the operator, the site would not meet a

superstore operator’s critical requirements for display floorspace; storage; customer

circulation; mobility and safety; satisfactory access; servicing and car parking

arrangements. In all the circumstances, the emerging allocated sites can all be readily

dismissed.
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VACANT PREMISES

8.21 As set out in the table below, the vacant units are significantly too small to

accommodate the proposed foodstore. Furthermore, the vacant units are interspersed

sporadically throughout the centres, with no apparent opportunities for amalgamation.

Notwithstanding this, each of the vacant premises was inspected to determine whether

the proposal could potentially be accommodated.

8.22 Although we acknowledge that all these vacant units are potentially available, they do

not lend themselves to contemporary convenience goods retailing, especially in terms

of size and configuration. As result they are neither suitable nor viable. In terms of

vacant sites, both town centres are compact and tightly formed with no apparent

development opportunities.

Table 8.3 Vacant Premises in Foundry and Copperhouse Town Centres

Unit Estimated Size

(sq m net)

Foundry Town Centre

56 Penpol Terrace 16

12 Penpol Terrace 50

4 Chapel Terrace 90

Copperhouse Town Centre

8 Fore Street (Former Daniels store) 300 (ground floor only)*

10 Fore Street (Under Construction) 54

57 Fore Street 25

71 Fore Street 16

Source: Strategic Perspectives (Appendix 9)

Notes: *Gross (65%) : Net (35%)

SUMMARY

8.23 The application site is already allocated for the provision of new shopping floorspace

and is accessible by a choice of means of transport.  It therefore meets the sequential

analysis criteria regarding suitability, availability and viability to meeting an identified

need within a reasonable period of time.

8.24 Furthermore, in the absence of any other suitable or alternative sites in and on the

edge of Foundry and Copperhouse town centres the sequential approach to site

selection has led to the identification of the application site.



ING RED (Hayle Harbour) Limited
South Quay, Hayle

Retail Planning Assessment50

9.0 RETAIL IMPACT ASSESSMENT

9.1 In accordance with PPS6, this section assesses the forecast impact of the proposed

development on the convenience floorspace in the PCA and specifically the vitality and

viability of Hayle’s main centres, namely Copperhouse and Foundry.

PPS6 ADVICE

9.2 PPS6 advises LPAs that they should consider the impact of proposals on existing

centres within the catchment area of the proposed development, including the likely

cumulative effect of recent permissions, floorspace under construction and completed

developments.  It also states that the retail market is dynamic and that it is not the

purpose of the planning system to inhibit or protect existing retailers from competition.

9.3 As agreed with the Council (refer to ‘Proposed Scope of Work’ and ‘Notes of Pre-

Application Meeting’ contained in Appendices 2 and 3 respectively), we assess the

impact of the proposed development on Hayle, as well as convenience stores in the

PCA, and highlight any positive impacts that will arise. For example, we have shown

that a foodstore on the application site will help to ‘clawback’ food shopping trips and

expenditure currently identified as ‘leaking’ to out-of-centre stores both within and

outside the PCA, to a more sustainable and accessible location.

9.4 PPS6 (paragraph 3.22) states that LPAs should consider the impact of the development

on the centre or centres likely to be affected.  It specifically sets out a number of key

considerations that should be taken into account, including:

 the likely impact of the proposed development on trade / turnover and on the

vitality and viability of existing centres within the catchment area of the proposed

development;

 the extent to which the development would put at risk the spatial planning

strategy for the area and the strategy for a particular centre or network of

centres, or alter its role in the hierarchy of centres;

 the likely effect on future public or private sector investment needed to safeguard

the vitality and viability of the centre or centres;

 changes to the range of services provided by centres that could be affected;

 likely impact on the number of vacant properties in the primary shopping area;

and

 potential changes to the quality, attractiveness, physical condition and character

of the centre or centres and to its role in the economic and social life of the

community.

9.5 We consider each one, in turn, below. It should be noted that our assessment mainly

concentrates on the convenience trading implications of the proposed foodstore. Whilst
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the proposal includes a small quantum of non-food products, the level of turnover

associated with the element of non-food trade will be relatively modest and, in our

judgement, not harmful in impact terms. The proposed store’s comparison goods retail

offer is intended to complement the main role of the foodstore as a ‘bulk’ food

shopping destination. The scale and mix of non-food sales area proposed is essential to

make the scheme viable in the face of the existing competition from the out-of-centre

foodstores.

9.6 There will also be clear positive impacts of the proposed foodstore on the convenience

and comparison goods turnover of existing shops and businesses in Hayle due to the

forecast uplift in trips, footfall and ‘spin-off’ expenditure across the centre.  These

benefits will substantially off-set any forecast trade diversion to the proposed

foodstore. We describe the likely positive benefits of the proposal in more detail

below.

TRADE DIVERSION APPROACH

9.7 The following sets out our economic assessment of the forecast trade diversion and

impact of the proposed store on existing centres and stores within the PCA only.

9.8 Our assessment has been prepared in accordance with PPS6 advice and good practice.

We specifically forecast the potential monetary (£ million) trade diversion to the

proposed foodstore in 2014 and the resultant (percentage) impact on the turnover of

identified convenience and comparison goods floorspace in the PCA.  Our approach

builds on and informs the quantitative need assessment set out in Section 5.

9.9 The economic tables underpinning the convenience and comparison goods impact

assessments are set out in Table 10 (Appendix 7) and Table 5 (Appendix 8)

respectively

9.10 The main steps in our trade diversion and impact assessment for convenience goods

retailing is as follows:

 first, we forecast the ‘potential’ convenience goods turnover of the proposed

foodstore in 2014 based on our ‘revised’ market share analysis;

 second, we assess the trading profile of the proposed foodstore and the likely

trade diversion to the proposed foodstore from competing shopping locations,

based on adjustments to market shares (see Table 8, Appendix 7);

 third, we forecast the quantitative impact of the proposed foodstore in terms of

the percentage change in the ‘potential’ turnover of the main centres and stores at

2014, “before” and “after” the development; and

 finally, we compare the ‘potential’ turnovers at 2014 (“after” modelling the

potential impact of proposed development) with the estimated ‘benchmark’

turnovers to determine the overall viability of the existing retail floorspace.
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9.11 For comparison goods we have assessed the likely trade diversion and impact of the

proposed non-food sales area on the estimated ‘benchmark’ turnovers of the existing

floorspace (Table 4, Appendix 8).

9.12 The forecasts of the likely diversion of shoppers and expenditure to the proposed

foodstore are based on the reasonable assumption that the superstore will compete

primarily on a ‘like-for-like’ basis with other similar superstores for main food shopping

and supplementary non-food purchases.  For non-food sales we forecast that the most

significant trade diversion will be from existing out-of-centre stores, as the proposed

store will ‘clawback’ shoppers who currently purchases supplementary non-food items

as part of their overall main food shopping trip.

IMPACT ASSESSMENT

9.13 It has been well documented throughout this RPA that there is a significant leakage of

main food trips and expenditure outside the PCA.  The findings of the PRS confirm that

Hayle currently has a retention level of only 34% for all food shopping trips.  This

demonstrates the significant qualitative deficiency in foodstore provision in the PCA.

Specifically, existing supermarkets and convenience stores are not meeting the ‘main’

food shopping needs of Hayle’s catchment population.

9.14 The survey evidence clearly shows that majority of the leakage from the PCA is to

large out-of-centre stores located some distance from Hayle.  The main destination

foodstores currently include the out-of-centre Tesco stores in Camborne, Penzance,

Pool and Helston, along with the Morrisons in Penzance.

9.15 Given that there is not a major superstore in Zone 3, the proposed edge-of-centre

store will have the necessary ‘critical mass’ to naturally ‘clawback’ a significant

proportion of the main food and supplementary non-food expenditure currently

‘leaking’ to the aforementioned principal foodstores outside the PCA. The main impact

of this ‘clawback’ will therefore be on out-of-centre stores and not on the town centre’s

existing provision. Furthermore, The proposed foodstore on the edge of Foundry town

centre is in a sequentially preferable location and will benefit Hayle town centre as a

whole, through linked trips and ‘spin-off’ expenditure.

9.16 We forecast that up to £17 million of the proposed foodstore’s convenience goods

turnover will be derived from the PCA.  For the reasons set out above, the majority of

this turnover will result from the ‘clawback’ of expenditure from out-of-centre stores,

both within and outside the PCA, to a more sequentially preferable and sustainable

location.

9.17 The scale, nature and function of the existing floorspace in the PCA’s main centres is to

primarily serve the ‘top-up’ and immediate ‘walk-in’ shopping needs of the local

resident population.  We do not therefore consider that the proposed foodstore will

compete with the smaller existing town centre supermarket and convenience stores on

a ‘like-for-like’ basis.
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9.18 Table 10 (Appendix 7) sets out our forecasts of the potential impact of the proposed

foodstore on existing stores and convenience goods floorspace in the PCA.  We assess

the implications of our economic impact assessment for the overall vitality and viability

of Hayle town centre (i.e. Foundry and Copperhouse) in more detail below.

9.19 At this point, however, it is important to state that our economic impact forecasts

represent a ‘worse case’ scenario.  This is because the forecasts do not take account of

the positive economic benefits of the proposed store in terms of ‘spin-off’ expenditure

to existing businesses.  It is therefore important when considering the levels of trade

diversion and forecast impacts to understand that the positive benefits of the proposal

could significantly outweigh the trade diversion and impact forecasts. Furthermore, it

is also important to understand that PPS6 is clear that it is “...not the role of the

planning system to restrict competition, preserve existing commercial interests or to

prevent innovation” (paragraph 1.7).

9.20 In summary, the proposed foodstore will perform a very important role for Hayle

overall.  It will improve the town’s attraction and competitiveness as a shopping

location for its catchment population and, most critically, help retain expenditure

‘leaking’ to out-of-centre stores.  It also presents a significant opportunity to generate

linked trips, increased footfall and ‘spin-off’ expenditure to other shops and businesses

in Hayle town centres and the town as a whole. Although it is difficult to quantify the

potential uplift in turnover that can arise from locating new anchor foodstores in town

centre and edge-of-centre locations, the research evidence indicates that it can be

substantial where the proposed foodstore is well integrated with the town’s existing

shopping area, as is the case here.

9.21 The proposed development will also provide a retail offer that will complement the

existing top-up convenience goods offer in Hayle by providing a main food shopping

destination that is currently lacking in the area.

IMPACT ON THE VITALITY & VIABILITY OF HAYLE’S TOWN CENTRES

9.22 As agreed with the Council, we have undertaken detailed healthcheck assessments of

the two main centres in Hayle in accordance with the key performance indicators

(KPIs) set out in PPS6.  This assessment is contained in Appendix 10.  Our impact

assessment is therefore informed by a full understanding of their retail composition,

attraction and offer of the two main centres, updated by audits of both centres.

Foundry Town Centre

9.23 Foundry town centre abuts the application site. Our healthcheck of the centre

demonstrates that it is both vital and viable. The centre’s health is demonstrated by a

low vacancy level of 6.4%, benchmarked against the national average of 12%.  The

centre also has a relatively strong line-up of national multiple retailers for a centre of

its size; an environmentally attractive shopping environment; and buoyant pedestrian
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footfall at the time of our visits. As a result, we do not consider that the proposed

development will undermine the viability of the centre. Furthermore, the centre will

continue to benefit from its wider attractions and services including banks; cafes,

restaurants and take-aways; public houses; the harbour frontage; tourism and

passers-by to the train station.

9.24 The proposed foodstore and associated car park have both been carefully designed and

orientated to be well integrated with Foundry town centre. It is envisaged that the

proposed store will act as an ‘anchor’ by drawing shoppers into the centre regularly

and frequently.  Other businesses and operators in the centre will therefore benefit

from the increased propensity for linked trips and the resultant uplift in footfall, retail

activity and ‘spin-off’ expenditure.  In this way, the proposed foodstore will bring

positive benefits to the centre as a whole.

Copperhouse Town Centre

9.25 This centre provides a more comprehensive offer than Foundry town centre.  It

primarily serves the top-up shopping and service needs of its local resident population.

Its shops and facilities include a complementary mix of national multiple and

independent retailers.  In addition to its dominant retail function, the town centre also

has a diverse range of other activities, which also help to encourage people and

visitors to the centre.

9.26 At the time of our audit there were only four vacant units in Copperhouse town centre.

This is equivalent to a vacancy level of 7.5% and is significantly below the national

average of 12%. This is an important indicator of the centre’s overall vitality and

viability.

9.27 The centre’s convenience offer is anchored by a Co-op supermarket. This store has a

limited role as a main food shopping destination in Zone 3 (Hayle) and the survey

evidence shows that it does not have the necessary ‘critical mass’ to ‘clawback’

shoppers from the larger out-of-centre superstores both within and outside the

District. We therefore consider that there will be a limited trading “overlap” between

the proposed foodstore and the Co-op. Our economic assessment forecasts a -17.8%

(-£1.8 million) impact on the Co-op. This is based on the fact that it will be the

nearest foodstore to the proposed store at South Quay.  It will therefore experience

the diversion of some of its car-borne shoppers and main food expenditure for whom

South Quay will be more accessible and convenient, particularly for those living in and

around Foundry town centre.

9.28 Notwithstanding this forecast level of impact, both our economic assessment and the

assessment carried out for the PRS show that the Co-op is achieving a ‘potential’

turnover level significantly above its ‘benchmark’ turnover.  As a result, we estimate

that its ‘residual’ turnover after trade diversion of £8.4 million in 2014 (Appendix 7,

Table 10: column 7) will still be significantly higher than its forecast ‘benchmark’
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turnover of £5.3 million.  Given the strong current and forecast trading performance of

the Co-op, we do not consider that the levels of trade diversion and impact arising

from the proposed store will result in its closure, or will harm the overall vitality and

viability of Copperhouse town centre as a whole.

9.29 As for the impact on ‘other’ convenience stores in both Copperhouse and Foundry town

centres, we forecast a trade diversion of less than £0.3 million in 2014, which is

equivalent to an impact of -13.8%.  As for the Co-op, the overall ‘residual’ turnover of

all the ‘other’ convenience goods stores in Hayle of £1.8 million is higher than the

projected ‘benchmark’ turnover of £1.35 million.  We do not therefore anticipate that

the proposed store will harm the vitality and viability of any individual retailer or the

town centres as a whole.

9.30 For comparison goods we forecast a -£0.12 million diversion from the town centres’

‘benchmark’ non-food turnover (Table 5, Appendix 8).  This is equivalent to an impact

of -4% and will not harm the overall vitality and viability of either Copperhouse or

Foundry town centres.  As Table 5 (Appendix 8) shows, the main impact of the non-

food sales area of the proposed store will be to ‘clawback’ expenditure from existing

out-of-centre foodstores and comparison goods retailers (including Boots, Next and

Marks & Spencer).

9.31 Moreover, as stated previously, our impact forecasts do not assess the economic

benefits that will accrue to existing shops and businesses from the proposed store.  We

consider that these benefits will mitigate any potential negative impacts.  This is

supported by research on edge-of-centre foodstores, which shows that those stores

with good pedestrian linkages to primary shopping areas can generate significant

increases in shopping trips, footfall and expenditure to other shops and businesses

across town centres.

9.32 In summary, Hayle currently lacks the choice, scale and quality of a national food

operator that would normally be expected in a town of its size and status. The location

of the proposed foodstore on this highly accessibly edge-of-centre site will clearly have

a substantial positive impact on the overall health, attraction and performance of the

town centre’s economy that will outweigh any potential negative impacts.

IMPACT ON OTHER FOODSTORES

9.33 With regard to the foodstores located outside the defined town centres, it is clear that

any trade diversion to the proposed foodstore will not harm their overall commercial

viability.  As our economic assessment shows, the main impact of the proposed

foodstore will be to ‘clawback’ car-borne shopping trips and expenditure for main ‘bulk’

food purchases by residents in the PCA currently going to out-of-centre stores both

within the PCA (such as Tesco, Marks & Spencer and Lidl) and outside the PCA (such

as the Tesco foodstores in Penzance, Cambourne, Pool and Heston, as well as the

Morrisons store to the east of Penzance).
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9.34 None of the forecast levels of trade diversion and impact will harm their future trading

potential, resulting in their closure.  For example, both the Tesco and Morrisons stores

in Penzance will continue to trade above their ‘benchmark’ turnover levels following the

impact of the proposed store.  This notwithstanding, the forecast impact on these out-

of-centre stores is not a cause for concern as shoppers and trade are being diverted to

a sequentially preferable, highly sustainable edge-of-centre location in accordance with

national, regional and local planning policy guidance.

IMPACT ON THE SPATIAL STRATEGY FOR THE AREA

9.35 In terms of the potential impact of the proposed scheme on the spatial strategy for the

area, we consider that it fully accords with national, regional and local policy.

9.36 As described in Section 3, the adopted Regional Planning Guidance for the South West

encourages a distribution of convenience shopping provision that minimises the

lengths and frequency of trips, so that any settlement of a reasonable size has access

to all normal day-to-day necessities. The proposed foodstore will address this spatial

policy objective.

9.37 In terms of the emerging Regional Spatial Strategy for the South West (RSS), Penwith

District Council made representations to the RSS Examination Panel to promote Hayle

within Development Policy B. This states that the scale and mix of developments

should increase self-containment of the places identified; develop their function as

service centres; and secure targeted development which can address regeneration

needs. The proposed foodstore will address this spatial policy objective.

9.38 Meanwhile, Hayle is identified as an ‘Other Main Town’ in the adopted Cornwall

Structure Plan that has the capacity to meet the needs of the surrounding area, as well

as its own population. As demonstrated throughout this RPA, there is currently

significant leakage of main food shopping trips and expenditure out of Zone 3, and

therefore the proposed foodstore will meet this spatial policy objective.

9.39 Furthermore, the Structure Plan places priority on the improvement and enhancement

of town centres to meet the needs and aspirations of the whole community. It explains

that such developments should be in or adjoining town centres where they can help

sustain the centre’s vitality and viability; contribute to the improvement of the town

centre environment and can be accessible to all sectors of the community by a choice

of means of transport. The proposed foodstore will address this spatial policy objective.

9.40 The adopted Local Plan emphasises that development in the district will be focused on

previously developed land in the towns such as Hayle. The proposed foodstore will

address this spatial policy objective.

9.41 Saved site specific Proposal TV-D, which allocates the harbour area for mixed-use

development incorporating retail uses, seeks to ensure that town centre uses (A1, A2

and A3) are closely integrated with the adjacent town centre in terms of location,
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orientation and pedestrian movement. The proposed foodstore will address this spatial

policy objective.

9.42 In this context, the application site provides a unique and significant opportunity for

new investment and development to help meet all aspects of the spatial strategy at

the various levels.

EFFECT ON FUTURE PUBLIC AND PRIVATE SECTOR INVESTMENT

9.43 The shopping offer in both Hayle’s main centres has not benefitted from significant

public or private sector investment in recent years. In the meantime, the majority of

new investment in the area has been directed to out-of-centre facilities including West

Cornwall Retail Park, resulting in the further loss of shoppers and retail expenditure to

these out-of-centre locations.

9.44 It is commonly accepted that “standing still” is akin to decline in retail planning and

commercial terms. If the retail offer in out-of-centre locations continues to expand and

strengthen then clearly to maintain and enhance the overall performance and

attraction of Hayle’s town centres the retail offer in these centres must be of the scale

and nature to effectively compete with these out-of-centre attractions and other

competing town centres.

9.45 The proposed scheme will not undermine investment (public or private) in Hayle town

centres. To the contrary, it represents a substantial investment and “vote of

confidence” by ING RED UK (Hayle Harbour) Limited in the town.  It is intended to act

as an important catalyst for increased business and market confidence over the short,

medium and longer term, resulting in further new investment and development as part

of the overall approved masterplan.

IMPACT ON VACANCY LEVELS

9.46 Our healthcheck has demonstrated that vacancy rates in both Hayle’s town centres are

significantly below the national average. This is very encouraging at the present time

given the effects of the economic recession on many of Britain’s high streets and

shopping locations.  In our judgement the proposed development is unlikely to lead to

significant additional vacancies in either town centre, as the bulk of the shoppers and

trade will be diverted from existing similar large format superstores beyond the

catchment area, rather than directly from the town centres themselves.  It is also

reasonable to assume that being the only main food shopping destination in Hayle that

is fully integrated with Foundry town centre it will result in a significant uplift in

expenditure, business confidence and investment over time, resulting in an overall

reduction in the number of vacancies.  Indeed, it is our view that the proposed

development will result in the potential for the significant expansion of Hayle’s retail

and commercial offer over time.
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POTENTIAL CHANGES TO CENTRE(S)

9.47 The accumulation of research evidence supports the fact that the role of a town can be

reinforced with the introduction of a major anchor foodstore selling a mix of food and

non-food products.  Research shows that large foodstores, if properly integrated with

the town centre, can not only help to promote the vitality and viability of centres

through linked trips, but they can also make a significant contribution to the economic

and social life of the community.  This can manifest itself through both positive

economic benefits and ‘softer’ qualitative impacts.  For example, anchor foodstores will

result in the creation of new quality jobs for local people and can lead to an uplift in

business, consumer and investor confidence in the future of the town centre.  For the

community it will also result in better access to fresh food and facilities in a more

socially inclusive and sustainable location.

9.48 Research also shows that where new anchor foodstores in town centre and edge-of-

centre locations are carefully designed and integrated with the existing urban form,

then they will also have a positive impact on the overall quality, attractiveness and

character of the centre.  This is particularly relevant to the proposed scheme which, by

virtue of its high profile location on the edge of Foundry town centre will result in the

regeneration of a redundant, unattractive and largely derelict site that currently

contributes nothing to Foundry town centre in economic, social or design terms.  The

high quality designed scheme proposed at this important western gateway to the town

centre will significantly improve its overall character, quality and attractiveness as a

place to shop and visit for a range of activities and uses.

9.49 Furthermore, the introduction of the public space adjacent to the Penpol Terrace; a

cafe; ancillary retail/restaurant units; and public art, will all create daytime and

evening activity that will represent a major improvement to the overall quality and

attraction of the site itself, as well as for the town centre as a whole.  This area is also

designed to maximise the number and frequency of linked trips between the proposal

and Foundry town centre in particular, through the creation of an attractive and safe

pedestrian route.

POTENTIAL CHANGES TO THE RANGE OF SERVICES

9.50 The proposed development will not result in a negative impact on the range of existing

services in Hayle town centres.  Instead the provision of a foodstore and

complementary retail uses will help to anchor the overall retail offer and claw back

shoppers and trade from out-of-centre stores beyond the catchment and attract new

visitors to the town centre. In this way, the proposal will significantly increase trips,

footfall, expenditure and sales, which will benefit the town’s smaller shops and stores.

The proposed scheme will therefore improve the town’s range of services, act as a

major catalyst for regeneration and will go some way to introducing the first key

component of the overall Hayle Harbour masterplan.
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SUMMARY

9.51 This section has fully assessed the trade diversion to the proposed development from

its catchment and the forecast impact on the turnover of existing centres and stores.

It has also assessed the potential impact on the overall vitality and viability of both

town centres in Hayle.

9.52 As it stands, the local population have to travel unsustainable distances by car to out-

of-centre foodstores in competing towns that are located outside the PCA.

Subsequently, the proposed foodstore aims specifically to address a deficiency in the

existing provision catering for ‘main’ food shopping. In this way, it will primarily

compete with the dominant out-of-centre foodstores beyond the PCA for main food

shopping trips.

9.53 It has been demonstrated that the proposal will not harm the overall attraction, role

and performance of the town centres in Hayle. On the contrary, it will complement

rather than compete with the town centres on a ‘like-for-like’ basis. Furthermore, the

main impact of the proposed development will be positive, because it will help to ‘claw

back’ to Hayle the car-borne shopping trips and expenditure that are currently leaking

out of the town.

9.54 In short the proposed development, if permitted, will not:

 harm the future vitality and viability of the town centres in Hayle;

 put at risk the spatial planning strategy for the area;

 have a negative impact on future private and public sector investment in the

short, medium and long-term;

 significantly change the range of services provided within Hayle, or any other

neighbouring centres;

 directly lead to an increase in vacancy levels; or

 prejudice the overall quality, attractiveness, physical condition and character of

Hayle’s centres.
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10.0 SUMMARY & CONCLUSIONS

10.1 This RPA has been prepared by Strategic Perspectives LLP on behalf of ING RED UK

(Hayle Harbour) Limited in support of an outline application for planning permission for

the proposed development of a new foodstore and ancillary retail uses on land at

South Quay in Hayle.

10.2 It has been prepared following pre-application consultation with the LPA and is

informed by the findings of the household survey undertaken on behalf of the PRS,

which provides a comprehensive and robust evidence base to help establish shopping

patterns in Hayle and its hinterland.

10.3 The proposed development will bring forward the first phase of the Hayle Harbour

masterplan. It represents and is a major opportunity to regenerate a derelict and

prominent site. It will be a catalyst for the future development of Hayle as a

destination for a range of activities and services.

10.4 Adopted Local Plan Proposal TV-D, which covers the application site, promotes the

provision of new shopping floorspace to be closely integrated with Foundry town centre

in terms of location, orientation and pedestrian movement. With this in mind, the

subject site sits in a prominent position on the edge of the centre and the application

layout has been carefully designed to provide active frontage facing the town centre.

The location of the car park has also been strategically positioned between the town

centre and the foodstore to help maximise the potential for linked trips, whereby one

trip can serve a number of purposes. It will allow the proposed development to draw

on the town centre’s excellent accessibility, including the site’s proximity to existing

public transport routes, cyclist and pedestrian facilities. This will be particularly

advantageous to the elderly, disabled and mothers with children.

10.5 A centrally located foodstore, operated by a national operator, will also act as an

important ‘anchor’ for Foundry town centre and will significantly bolster the centre’s

overall offer and performance. It will attract shoppers to the centre for regular and

frequent purchases and the increased linked trips and footfall will benefit existing

shopkeepers and businesses.

10.6 In accordance with paragraph 3.4 of PPS6, and taking into account the evidence in the

preceding sections, we have demonstrated the following:

 the need for development;

 that the development is of an appropriate scale;

 that there are no more central sites for the development;

 that there are no unacceptable impacts on existing centres; and

 that locations are accessible.

10.7 We summarise our findings for each key ‘test’, in turn, below.
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QUANTITATIVE & QUALITATIVE NEED

10.8 Section 5 shows that at 2014 there is sufficient residual expenditure to support the

proposed development. Furthermore, even after accounting for the proposal there is

residual expenditure available in the PCA to support new convenience goods

floorspace. In addition, our economic assessment shows that there is sufficient growth

in the available expenditure to support the small quantum of comparison goods

floorspace proposed.

10.9 In terms of qualitative need, Section 6 confirms there are no large foodstores in Zone

3 (Hayle) providing ‘bulk’ food shopping facilities to meet the needs of the local

population. There is therefore a deficiency in convenience retailing generally. The

proposal provides an excellent opportunity to address this imbalance. Consumers will

benefit from the reduced time and cost involved with travelling to large foodstores

further afield, particularly to out-of-centre stores outside the PCA.

10.10 The proposed foodstore will help to ‘clawback’ a significant proportion of food shopping

trips and expenditure that the survey evidence has identified is currently ‘leaking’ out

of the PCA, especially from Zone 3. It has been clearly demonstrated in this RPA that

there is currently a substantial ‘leakage’ of 73% of main food shopping trips outside

this zone.

10.11 Therefore, the proposed foodstore will perform a very important role to improve

Hayle’s competitiveness and most critically help retain expenditure generated in its

own catchment.

APPROPRIATE SCALE

10.12 As demonstrated in Section 7 the Council has already accepted the principle of new

retail development as part of the wider regeneration of Hayle Harbour.  The saved

Proposal TV-D of the adopted Local Plan covers the application site and accepts a

range of uses, including Classes A1, A2 and A3.  The resolution to grant outline

planning permission for the Hayle Harbour masterplan also accepts the need for a

significant quantum of new retail floorspace.

10.13 This notwithstanding, the scale and offer of the proposed foodstore responds to the

identified capacity and the need to ‘claw back’ expenditure currently leaking out of the

PCA and flowing to out-of-centre stores outside the PCA. Subsequently, the proposed

foodstore needs to sell a comparable number of lines and range of goods in order to be

competitive. It has been designed to enable the operator to provide a full range of

goods that satisfies customer demands in terms of range and choice of products, as

well as supporting the overall shopping experience for customers in terms of providing

exemplar in-store facilities and spacious layouts. A smaller foodstore would have the

necessary ‘critical mass’ to claw back main ‘bulk’ food shopping trips currently going to

large out-of-centre foodstores outside the PCA.
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SEQUENTIAL ASSESSMENT

10.14 As demonstrated in Section 8 there are no sites or premises currently available,

suitable or viable to accommodate the scale and type of foodstore proposed, along

with the necessary car parking and servicing arrangements. This, in turn, has led to

the identification of the application site, which can meet the identified need within a

reasonable period of time.

IMPACT ASSESSMENT

10.15 Section 9 shows that there is no evidence to suggest that either of Copperhouse or

Foundry town centres are vulnerable to competition from the proposal. The

healthcheck assessments demonstrate that they are both robust. They will continue to

perform their on-going role to provide for the shopping needs of the local population

and visitors to Hayle. The proposal would not therefore impact materially or adversely

on their future vitality and viability as a whole.

10.16 The overall impact of the proposal is tempered by the fact that the application site is

allocated for new shopping floorspace in the adopted Local Plan and is therefore a

‘policy preferred’ retail location. The assessment of the merits of the application also

needs to be considered in the context of the positive impact it will have on Hayle’s

overall vitality and viability as a shopping location.  The proposed store will, for

example, help to ‘clawback’ a significant proportion of car-borne shopping trips and

expenditure for main ‘bulk’ food purchases from out-of-centre stores located outside

the PCA.  As a result of this ‘clawback’ the proposed store will generate frequent linked

trips to the town centre as a whole, resulting in an uplift in footfall and ‘spin-off’

expenditure to the benefit of existing shops, businesses and facilities.

ACCESSIBILITY

10.17 The Transport Statement deals with accessibility in some detail. Section 2 of this RPA,

also demonstrates that the application site’s location on the edge of Foundry town

centre will allow the proposed development to draw on the excellent accessibility,

including the site’s proximity to existing public transport routes, cyclist and pedestrian

facilities. Add to this, the immediate benefits to the elderly; disabled; mothers with

children; shoppers, workers and visitors to Foundry town centre; as well as passers-

by, and the site’s positive accessibility credentials are readily apparent.

OTHER MATERIAL CONSIDERATIONS

10.18 The proposed development represents a substantial investment in Hayle by ING Real

Estate. The regeneration, employment, social and community benefits that will be

generated by the proposed scheme represent further material considerations and

additional justification for the proposed scheme.
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10.19 The comprehensive redevelopment of the application site represents a major

investment in the local area.  This will directly result in a high quality development on

the application site and the creation of a range of employment opportunities for

Hayle’s residents. It will also boost local business, consumer and investor confidence in

the future vitality and viability of Foundry town centre at a time of economic recession

and uncertainty.

10.20 In short, it will provide a stronger basis for sustainable economic and employment

growth in Hayle.

CONCLUSION

10.21 In conclusion, the proposed development will be located on an edge-of-centre site

allocated for new shopping floorspace in the adopted Local Plan. It will be closely

integrated with Foundry town centre in terms of location, orientation and pedestrian

movement. It will represent a modern food shopping facility, of the standard

demanded by customers. It will help stem the considerable leakage of unsustainable

car-borne food shopping trips and expenditure to outside the PCA. In this way, the

proposal meets broad objectives that are fully supported and encouraged in national,

regional and local policy.

10.22 Against this background, and taking into account the tangible positive benefits arising

from the proposal, we conclude that it should benefit from planning permission.
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11.0 GLOSSARY & ABBREVIATIONS

TOWN CENTRE Defined area, including the primary shopping area and areas of
predominantly leisure, business and other main town centre uses
within or adjacent to the primary shopping area. The extent of
the town centre should be defined on a proposals map.

PRIMARY SHOPPING
AREA (PSA)

Defined area where retail development is concentrated (generally
comprising the primary and those secondary frontages which are
contiguous and closely related to the primary shopping frontage).
The extent of the primary shopping area should be defined on
the proposals map. Smaller centres may not have areas of
predominantly leisure, business and other main town centre uses
adjacent to the primary shopping area, therefore the town centre
may not extend beyond the primary shopping area.

PRIMARY FRONTAGE Primary frontages are likely to include a high proportion of retail
uses.

SECONDARY
FRONTAGE

Secondary frontages provide greater opportunities for a diversity
of uses.

EDGE-OF-CENTRE For retail purposes, a location that is well connected to and
within easy walking distance (ie. up to 300 metres) of the
primary shopping area. For all other main town centre uses, this
is likely to be within 300 metres of a town centre boundary.  In
determining whether a site falls within the definition of edge-of-
centre, account should be taken of local circumstances. For
example, local topography will affect pedestrians’ perceptions of
easy walking distance from the centre. Other considerations
include barriers, such as crossing major roads and car parks, the
attractiveness and perceived safety of the route and the strength
of attraction and size of the town centre. A site will not be well
connected to a centre where it is physically separated from it by
a barrier such as a major road, railway line or river and there is
no existing or proposed pedestrian route which provides safe and
convenient access to the centre.

OUT-OF-CENTRE A location which is not in or on the edge of a centre but not
necessarily outside the urban area.

OUT-OF-TOWN An out-of-centre development outside the existing urban area.

CONVENIENCE
SHOPPING

Convenience retailing is the provision of everyday essential
items, including food, drinks, newspapers/magazines and
confectionery.

SUPERMARKETS Self-service stores selling mainly food, with a trading floorspace
less than 2,500 square metres, often with car parking.

SUPERSTORES Self-service stores selling mainly food, or food and non-food
goods, usually with more than 2,500 square metres trading
floorspace, with supporting car parking.

COMPARISON
SHOPPING

Comparison retailing is the provision of items not obtained on a
frequent basis. These include clothing, footwear, household and
recreational goods.

RETAIL WAREHOUSES Large stores specialising in the sale of household goods (such as
carpets, furniture and electrical goods), DIY items and other
ranges of goods, catering mainly for car-borne customers.
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RETAIL PARKS An agglomeration of at least 3 retail warehouses.

WAREHOUSE CLUBS Large businesses specialising in volume sales of reduced priced
goods.  The operator may limit access to businesses,
organisations or classes of individual.

FACTORY OUTLET
CENTRES

Groups of shops specialising in selling seconds and end-of-line
goods at discounted prices.

REGIONAL & SUB-
REGIONAL SHOPPING
CENTRES

Out-of-centre shopping centres which are generally over
shopping centres 50,000 square metres gross retail area,
typically comprising a wide variety of comparison goods stores.

CONVENIENCE GOODS
EXPENDITURE

Expenditure (including VAT as applicable) on goods in COICOP
categories: Food and non-alcoholic beverages/ Tobacco/
Alcoholic beverages (off-trade)/ Newspapers and periodicals/
Non-durable household goods.

COMPARISON GOODS
EXPENDITURE

Expenditure (including VAT as applicable) on goods in COICOP
Categories: Clothing materials & garments/ Shoes & other
footwear/ Materials for maintenance & repair of dwellings/
Furniture & furnishings/ carpets & other floor coverings/
Household textiles/ Major household appliances, whether electric
or not/ Small electric household appliances/ Tools &
miscellaneous accessories/ Glassware, tableware & household
utensils/ Medical goods & other pharmaceutical products/
Therapeutic appliances & equipment, Bicycles/ Recording media,
Games, toys & hobbies/ sport & camping equipment/ musical
instruments/ Gardens, plants & flowers/ Pets & related products/
Books & stationery/ Audio-visual, photographic and information
processing equipment/ Appliances for personal care/ Jewellery,
watches & clocks/ Other personal effects.

SPECIAL FORMS OF
TRADING

All retail sales not in shops and stores; including sales via the
internet, mail order, TV shopping, party plan, vending machines,
door-to-door and market stalls.

GROSS GROUND
FLOOR FOOTPRINT
FLOORSPACE

The area shown on the Ordnance Survey map or other plans as
being occupied by buildings and covered areas measured
externally.

GROSS RETAIL
FLOORSPACE

The total built floor area measured externally which is occupied
exclusively by a retailer or retailers; excluding open areas used
for the storage, display or sale of goods.

NET RETAIL SALES
AREA

The sales area within a building (i.e. all internal areas accessible
to the customer), but excluding checkouts, lobbies, concessions,
restaurants, customer toilets and walkways behind the
checkouts.

RETAIL SALES
DENSITY

Convenience goods, comparison goods or all goods retail sales
(stated as including or excluding VAT) for a specified year on the
price basis indicated, divided by the net retail sales area
generating those sales.

FLOORSPACE
EFFICIENCY FACTOR

The percentage by which a retail sales density is assumed to
increase annually in real terms over a stated period.

– END –
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Agreed Notes of Pre-Application Meeting











Appendix 4

Location of Proposal TV-D (Extract from Proposals Map)



Key:

Source: Hayle Foundry Inset, Adopted Penwith Local Plan Proposals Map
(February 2004)
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Household Survey Zones



Source: Penwith District Council: Retail Study - December 2007
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Location of Foodstores in Zone 1 - 5
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Convenience Goods: Economic Tables
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Convenience Goods Capacity Assessment 

TABLE 1: BASE YEAR POPULATION & FORECASTS (2009 - 2014) - EXPERIAN BASED GROWTH FORECASTS GROWTH (%)

STUDY 

ZONE:
STUDY AREA: 2009 2010 2011 2012 2013 2014 2009 - 2014

Zone 1: PENZANCE 25,445 25,690 25,886 26,189 26,444 26,714 5.0%

Zone 2: ST IVES 12,648 12,759 12,828 12,930 13,005 13,107 3.6%

Zone 3: HAYLE 14,114 14,296 14,432 14,631 14,758 14,909 5.6%

Zone 4: MARAZION / BREAGE 11,760 11,854 11,870 11,949 12,049 12,135 3.2%

Zone 5: CAMBORNE 25,353 25,698 26,017 26,285 26,586 26,894 6.1%

TOTAL: 89,320        90,297        91,033         91,984         92,842        93,759            5.0%

Zones 2 & 3: 'PRIMARY' CATCHMENT AREA (PCA): 26,762        27,055        27,260         27,561         27,763        28,016            4.7%

Zones 1, 4 & 5: REST OF STUDY AREA (ROSA): 62,558        63,242        63,773         64,423         65,079        65,743            5.1%

Sources: 

TABLE 2: CONVENIENCE GOODS EXPENDITURE PER CAPITA (2009 - 2014) - Excluding Expenditure on Special Forms of Trading (SFT)

STUDY 

ZONE:
STUDY AREA: 2009 2009 2010 2011 2012 2013 2014

2009 population and forecasts to 2014 derived from Experian Business Strategies (EBS) 'Retail Planner Report' (October 2009). Please note that forecasts do not take 

account of policy-led residential allocations.

ZONE:
STUDY AREA: 2009 2009 2010 2011 2012 2013 2014

(incl. SFT) Excl. SFT 3.3% 3.5% 3.7% 3.8% 3.9% 4.0%

Zone 1: PENZANCE £1,647 £1,594 £1,587 £1,594 £1,605 £1,617 £1,630

Zone 2: ST IVES £1,685 £1,630 £1,622 £1,630 £1,641 £1,653 £1,667

Zone 3: HAYLE £1,659 £1,605 £1,597 £1,604 £1,616 £1,628 £1,641

Zone 4: MARAZION / BREAGE £1,780 £1,722 £1,714 £1,722 £1,734 £1,747 £1,762

Zone 5: CAMBORNE £1,593 £1,541 £1,534 £1,541 £1,552 £1,563 £1,577

Sources & Notes:
(1)
 Average spend per capita estimates for 2009 are derived from Experian Retail Planner Reports  (October 2008).  All monetary figures are expressed at 2007 price base.

(2)
 Expenditure growth forecasts informed by Experian Retail Planner Briefing Note Update  (August 2009)

TABLE 3: TOTAL AVAILABLE CONVENIENCE GOODS EXPENDITURE, 2009 - 2031 (£ million) 2009 - 2014: GROWTH (%)

STUDY 

ZONE:
STUDY AREA: 2009 2010 2011 2012 2013 2014 £ million %

Zone 1: PENZANCE £40.56 £40.76 £41.25 £42.03 £42.75 £43.55 £3.00 7.4%

Zone 2: ST IVES £20.61 £20.70 £20.90 £21.22 £21.50 £21.85 £1.24 6.0%

Zone 3: HAYLE £22.65 £22.83 £23.15 £23.64 £24.02 £24.47 £1.82 8.0%

Zone 4: MARAZION / BREAGE £20.25 £20.32 £20.44 £20.72 £21.05 £21.38 £1.12 5.5%

Zone 5: CAMBORNE £39.08 £39.43 £40.10 £40.79 £41.57 £42.40 £3.32 8.5%

TOTAL: £143.15 £144.05 £145.85 £148.39 £150.88 £153.66 £10.50 7.3%

Zones 2 & 3: 'PRIMARY' CATCHMENT AREA (PCA): £43.26 £43.54 £44.06 £44.85 £45.52 £46.32 £3.06 7.1%

Zones 1, 4 & 5: REST OF STUDY AREA (ROSA): £99.89 £100.51 £101.79 £103.54 £105.37 £107.34 £7.44 7.5%

(3)
 Expenditure on SFT has been deducted at the outset.  An allowance is made for a growth in SFT over the forecast period.  Our assumptions and forecasts are informed 

by the EBS Retail Planning Briefing Note 6.1  (Table 5.1) and other relevant research.
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Convenience Goods Capacity Assessment 

TABLE 4: EXISTING FLOORSPACE, COMMITMENTS & PROPOSALS - FLOORSPACE AND TURNOVER FORECASTS (@2007 prices)

1 2 3 4 5 6 7 8

2009 2009 2014

Total 

Estimated 

Sales Area 
(1)

Average 

Sales 

Densities 
(2)

 BENCHMARK 

TURNOVER

TRADE 

DRAW FROM 

PCA & ROSA 
(3)     

TURNOVER 

FROM PCA & 

ROSA:

TURNOVER 

FROM PCA & 

ROSA:

Food Store: Address: Location: sq m net % of total 

sales
sq m net £ per sq m £ million % £ million £ million

HAYLE:

Co-op Copper Terrace Town Centre 995 90% 896 £5,800 £5.19 90% £4.67 £4.79
Lidl Carwin Rise, Hayle Out-of-Centre 1,407 80% 1,126 £3,000 £3.38 85% £2.87 £2.94
M&S Simply Food West Cornwall Retail Park Out-of-Centre 1,580 29% 465 £11,000 £5.12 70% £3.58 £3.67
Other Shops & Stores: Hayle 660 80% 528 £2,500 £1.32 95% £1.25 £1.29

HAYLE - TOTAL: 4,642 3,015 £15.01 £12.38 £12.69

ST IVES / CARBIS BAY:

Co-op Royal Square, St Ives Town Centre 170 95% 162 £5,800 £0.94 75% £0.70 £0.72
Co-op The Stennack, St Ives Out-of-Centre 234 95% 222 £5,800 £1.29 80% £1.03 £1.06
Tesco St Ives Road, Carbis Bay Out-of-Centre 1,578 80% 1,262 £13,000 £16.41 70% £11.49 £11.78
Co-op Tregenna Place, St Ives Town Centre 260 95% 247 £5,800 £1.43 80% £1.15 £1.18
Other Shops & Stores: Carbis Bay 312 95% 296 £2,500 £0.74 95% £0.70 £0.72
Other Shops & Stores: St Ives 897 80% 718 £2,750 £1.97 95% £1.87 £1.92

ST IVES - TOTAL: 3,451 2,907 £22.78 £16.95 £17.37

OTHER MAJOR FOODSTORES IN PENWITH DISTRICT:

Tesco Branwell Lane, Penzance Out-of-Centre 2,266 80% 1,812 £13,000 £23.56 65% £15.31 £15.70

Morrisons Business Park, Penzance Out-of-Centre 2,657 80% 2,126 £11,500 £24.45 65% £15.89 £16.29

Food Sales Area 
(1)

COMMITMENTS: - - - - - - - -

PROPOSALS - SOUTH QUAY FOODSTORE 
(4)
:

-Convenience Goods 65% 2,053 £11,500 £23.61 85% £20.07 £20.58

- Comparison Goods 35% 1,106 £6,500 £7.19 85% £6.11 £6.58

TOTAL: 3,159 £30.80 £27.16

PROPOSALS - SOUTH QUAY (ANCILLARY RETAIL / RESTAURANT UNITS):

- Comparison Goods 149 100% 149 £3,500 £0.52 85% £0.44 £0.48

TOTAL: £0.52 £0.48

NOTES: Annual 'productivity' growth rate assumed to be +0.5% for existing convenience goods floorspace.

SOURCES: (1) Informed by Penwith District Retail Study (2007) - Appendix D, Table14 & Table 14D.  Lidle sales area includes the permitted extension.

(2)

(3)

(4) The estimated sales area of the proposed foodstore is 3,159 sq.m (34,000 sq.ft).

The 'benchmark' company average sales densities have initially been informed by the Penwith District Retail Study (2007).  These have then been updated to take account of the latest published 

figures by Verdict Research (Grocery Retailers 2008), Mintel Research (2008 Retail Rankings) and our own estimates of the trading performance of individual stores.

Informed by Penwith District Retail Study (2007) and SP's judgement as to the trade draw of stores from outside the defined study area, taking into account the impact of visitors and tourists to 

the area on overall turnovers. 



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Convenience Goods Capacity Assessment 

Table 5: 2007: Unadjusted Market Shares of Foodstores in Penwith District at 2009 (without Lidl extension and M&S)

Store / Centre Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 TOTAL:

£40.56 £20.61 £22.65 £20.25 £39.08 £143.15

Penzance / Newlyn

Co-op 13.5% 0.0% 0.0% 0.0% 0.0% £5.48 £0.00 £0.00 £0.00 £0.00 £5.48
Co-op, Wherrytown 3.4% 0.0% 0.0% 0.0% 0.0% £1.37 £0.00 £0.00 £0.00 £0.00 £1.37
Iceland 4.1% 0.0% 0.0% 0.7% 0.0% £1.65 £0.00 £0.00 £0.13 £0.00 £1.79
Lidl 2.9% 0.0% 0.0% 2.0% 0.0% £1.18 £0.00 £0.00 £0.41 £0.00 £1.59
Morrisons 26.4% 3.4% 10.2% 16.8% 0.0% £10.69 £0.69 £2.31 £3.39 £0.00 £17.08
Co-op, The Strand, Newlyn 5.9% 0.0% 0.0% 0.0% 0.0% £2.38 £0.00 £0.00 £0.00 £0.00 £2.38
Tesco 31.4% 4.1% 9.3% 20.0% 0.0% £12.75 £0.84 £2.10 £4.05 £0.00 £19.74
Other stores, Newlyn 0.5% 0.0% 0.0% 0.7% 0.0% £0.19 £0.00 £0.00 £0.13 £0.00 £0.33
Other stores, Penzance 8.8% 0.5% 0.0% 3.9% 0.0% £3.58 £0.10 £0.00 £0.79 £0.00 £4.46

Sub-Total 96.8% 7.9% 19.5% 44.0% 0.0% £39.27 £1.63 £4.41 £8.91 £0.00 £54.21
Hayle

Co-op, Copper Terrace 
(1)

0.0% 15.4% 25.1% 2.0% 0.0% £0.00 £3.17 £5.68 £0.40 £0.00 £9.25

Lidl 0.5% 5.8% 5.8% 0.0% 0.0% £0.19 £1.20 £1.32 £0.00 £0.00 £2.72
Other stores 0.0% 4.4% 2.8% 0.0% 1.3% £0.00 £0.91 £0.63 £0.00 £0.51 £2.05

Sub-Total 0.5% 25.6% 33.7% 2.0% 1.3% £0.19 £5.28 £7.63 £0.40 £0.51 £14.01
St Ives / Carbis Bay

Co-op, Royal Square 0.0% 5.7% 0.0% 0.0% 0.0% £0.00 £1.17 £0.00 £0.00 £0.00 £1.17
Co-op, The Stennack 0.0% 5.1% 0.0% 0.0% 0.0% £0.00 £1.05 £0.00 £0.00 £0.00 £1.05
Tesco, Carbis Bay 0.0% 24.6% 2.9% 0.0% 0.0% £0.00 £5.07 £0.65 £0.00 £0.00 £5.72
Co-op, Tregenna Place, St Ives 0.0% 1.9% 0.0% 0.0% 0.0% £0.00 £0.40 £0.00 £0.00 £0.00 £0.40
Other stores, Carbis Bay 0.0% 1.9% 0.0% 0.0% 0.0% £0.00 £0.40 £0.00 £0.00 £0.00 £0.40
Other stores, St Ives 0.0% 2.9% 0.0% 0.0% 0.0% £0.00 £0.61 £0.00 £0.00 £0.00 £0.61

Sub-Total 0.0% 42.2% 2.9% 0.0% 0.0% £0.00 £8.70 £0.65 £0.00 £0.00 £9.35
Other Major Stores Elsewhere:

Tesco Extra, Pool 0.0% 5.2% 6.9% 0.0% 13.4% £0.00 £1.06 £1.55 £0.00 £5.25 £7.87
Tesco, Camborne 0.0% 12.7% 24.1% 0.7% 53.2% £0.00 £2.62 £5.45 £0.13 £20.78 £28.98Tesco, Camborne 0.0% 12.7% 24.1% 0.7% 53.2% £0.00 £2.62 £5.45 £0.13 £20.78 £28.98
Tesco, Helston 0.0% 0.0% 2.3% 28.9% 0.0% £0.00 £0.00 £0.52 £5.85 £0.00 £6.37
All Other Stores: 2.7% 6.5% 10.8% 24.5% 32.1% £1.09 £1.33 £2.44 £4.96 £12.54 £22.37

Outside Penwith District 2.7% 24.3% 44.0% 54.0% 98.7% £1.09 £5.02 £9.96 £10.95 £38.57 £65.58

TOTAL 100.0% 100.0% 100.0% 100.0% 100.0% £40.56 £20.61 £22.65 £20.25 £39.08 £143.15

Source: Penwith District Retail Study

Notes: Weighted market shares for main ('bulk') and top-up ('basket) convenience shopping taken from questions 1 and 6 of the Penwith Household Telephone Survey (exclude 'don't do', 'don't know', 'varies' and internet shopping). 

(1)
 SP has combined the market share for Co-op (Copper Terrace) & Co-op (Fore Street) as these are the same store.

Table 6: 2009: Adjusted Market Shares of Foodstores in Penwith District at 2009 (with Lidl extension and M&S)

Store / Centre Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 TOTAL:

£40.6 £20.6 £22.6 £20.3 £39.1 £143.2

Penzance / Newlyn

Co-op 13.5% 0.0% 0.0% 0.0% 0.0% £5.5 £0.0 £0.0 £0.0 £0.0 £5.5
Co-op, Wherrytown 3.4% 0.0% 0.0% 0.0% 0.0% £1.4 £0.0 £0.0 £0.0 £0.0 £1.4
Iceland 4.1% 0.0% 0.0% 0.7% 0.0% £1.7 £0.0 £0.0 £0.1 £0.0 £1.8
Lidl 2.9% 0.0% 0.0% 2.0% 0.0% £1.2 £0.0 £0.0 £0.4 £0.0 £1.6
Morrisons 26.4% 3.4% 9.7% 16.8% 0.0% £10.7 £0.7 £2.2 £3.4 £0.0 £17.0
Co-op, The Strand, Newlyn 5.9% 0.0% 0.0% 0.0% 0.0% £2.4 £0.0 £0.0 £0.0 £0.0 £2.4
Tesco 31.4% 4.1% 8.1% 19.9% 0.0% £12.8 £0.8 £1.8 £4.0 £0.0 £19.4
Other stores, Newlyn 0.5% 0.0% 0.0% 0.7% 0.0% £0.2 £0.0 £0.0 £0.1 £0.0 £0.3
Other stores, Penzance 8.8% 0.4% 0.0% 3.9% 0.0% £3.6 £0.1 £0.0 £0.8 £0.0 £4.4

Sub-Total 96.8% 7.8% 17.7% 43.9% 0.0% £39.3 £1.6 £4.0 £8.9 £0.0 £53.8
Hayle

Co-op, Copper Terrace 
(1)

0.0% 14.3% 23.4% 1.7% 0.0% £0.0 £3.0 £5.3 £0.3 £0.0 £8.6

Marks & Spencer: 0.2% 4.4% 8.6% 1.3% 1.3% £0.1 £0.9 £1.9 £0.3 £0.5 £3.7
Lidl (+ extension) 0.4% 6.0% 6.7% 0.0% 0.2% £0.2 £1.2 £1.5 £0.0 £0.1 £3.0
Other stores 0.0% 4.0% 2.6% 0.0% 1.1% £0.0 £0.8 £0.6 £0.0 £0.4 £1.9

Sub-Total 0.6% 28.7% 41.3% 3.0% 2.6% £0.2 £5.9 £9.4 £0.6 £1.0 £17.2
St Ives / Carbis Bay

Co-op, Royal Square 0.0% 5.7% 0.0% 0.0% 0.0% £0.0 £1.2 £0.0 £0.0 £0.0 £1.2
Co-op, The Stennack 0.0% 5.1% 0.0% 0.0% 0.0% £0.0 £1.1 £0.0 £0.0 £0.0 £1.1
Tesco, Carbis Bay 0.0% 24.5% 2.8% 0.0% 0.0% £0.0 £5.0 £0.6 £0.0 £0.0 £5.7
Co-op, Tregenna Place, St Ives 0.0% 1.9% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, Carbis Bay 0.0% 1.9% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, St Ives 0.0% 2.9% 0.0% 0.0% 0.0% £0.0 £0.6 £0.0 £0.0 £0.0 £0.6

Sub-Total 0.0% 42.0% 2.8% 0.0% 0.0% £0.0 £8.7 £0.6 £0.0 £0.0 £9.3
Other Major Stores Elsewhere:

Tesco Extra, Pool 0.0% 4.2% 5.7% 0.0% 13.3% £0.0 £0.9 £1.3 £0.0 £5.2 £7.3
Tesco, Camborne 0.0% 11.1% 21.3% 0.5% 52.3% £0.0 £2.3 £4.8 £0.1 £20.5 £27.7
Tesco, Helston 0.0% 0.0% 2.1% 28.8% 0.0% £0.0 £0.0 £0.5 £5.8 £0.0 £6.3
All Other Stores: 2.6% 6.2% 9.1% 23.8% 31.7% £1.1 £1.3 £2.1 £4.8 £12.4 £21.6
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Table 7: 2014: Adjusted Market Shares of Foodstores in Penwith District (without South Quay)

Store / Centre Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 TOTAL:

£43.6 £21.9 £24.5 £21.4 £42.4 £153.7
Penzance / Newlyn

Co-op 13.5% 0.0% 0.0% 0.0% 0.0% £5.9 £0.0 £0.0 £0.0 £0.0 £5.9
Co-op, Wherrytown 3.4% 0.0% 0.0% 0.0% 0.0% £1.5 £0.0 £0.0 £0.0 £0.0 £1.5
Iceland 4.1% 0.0% 0.0% 0.7% 0.0% £1.8 £0.0 £0.0 £0.1 £0.0 £1.9
Lidl 2.9% 0.0% 0.0% 2.0% 0.0% £1.3 £0.0 £0.0 £0.4 £0.0 £1.7
Morrisons 26.4% 3.4% 9.7% 16.8% 0.0% £11.5 £0.7 £2.4 £3.6 £0.0 £18.2
Co-op, The Strand, Newlyn 5.9% 0.0% 0.0% 0.0% 0.0% £2.6 £0.0 £0.0 £0.0 £0.0 £2.6
Tesco 31.4% 4.1% 8.1% 19.9% 0.0% £13.7 £0.9 £2.0 £4.2 £0.0 £20.8
Other stores, Newlyn 0.5% 0.0% 0.0% 0.7% 0.0% £0.2 £0.0 £0.0 £0.1 £0.0 £0.3
Other stores, Penzance 8.8% 0.4% 0.0% 3.9% 0.0% £3.8 £0.1 £0.0 £0.8 £0.0 £4.8

Sub-Total 96.8% 7.8% 17.7% 43.9% 0.0% £42.2 £1.7 £4.3 £9.4 £0.0 £57.6
Hayle

Co-op, Copper Terrace 
(1)

0.0% 14.3% 23.4% 1.7% 0.0% £0.0 £3.1 £5.7 £0.4 £0.0 £9.2

Marks & Spencer, Cornwall RP: 0.2% 4.4% 8.6% 1.3% 1.3% £0.1 £1.0 £2.1 £0.3 £0.6 £4.0
Lidl (+ extension) 0.4% 6.0% 6.7% 0.0% 0.2% £0.2 £1.3 £1.6 £0.0 £0.1 £3.2
Other stores 0.0% 4.0% 2.6% 0.0% 1.1% £0.0 £0.9 £0.6 £0.0 £0.5 £2.0

Sub-Total 0.6% 28.7% 41.3% 3.0% 2.6% £0.3 £6.3 £10.1 £0.6 £1.1 £18.4
St Ives / Carbis Bay

Co-op, Royal Square 0.0% 5.7% 0.0% 0.0% 0.0% £0.0 £1.2 £0.0 £0.0 £0.0 £1.2
Co-op, The Stennack 0.0% 5.1% 0.0% 0.0% 0.0% £0.0 £1.1 £0.0 £0.0 £0.0 £1.1
Tesco, Carbis Bay 0.0% 24.5% 2.8% 0.0% 0.0% £0.0 £5.4 £0.7 £0.0 £0.0 £6.0
Co-op, Tregenna Place, St Ives 0.0% 1.9% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, Carbis Bay 0.0% 1.9% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, St Ives 0.0% 2.9% 0.0% 0.0% 0.0% £0.0 £0.6 £0.0 £0.0 £0.0 £0.6

Sub-Total 0.0% 42.0% 2.8% 0.0% 0.0% £0.0 £9.2 £0.7 £0.0 £0.0 £9.9
Other Major Stores Elsewhere:

Tesco Extra, Pool 0.0% 4.2% 5.7% 0.0% 13.3% £0.0 £0.9 £1.4 £0.0 £5.6 £7.9
Tesco, Camborne 0.0% 11.1% 21.3% 0.5% 52.3% £0.0 £2.4 £5.2 £0.1 £22.2 £29.9Tesco, Camborne 0.0% 11.1% 21.3% 0.5% 52.3% £0.0 £2.4 £5.2 £0.1 £22.2 £29.9
Tesco, Helston 0.0% 0.0% 2.1% 28.8% 0.0% £0.0 £0.0 £0.5 £6.2 £0.0 £6.7
All Other Stores: 2.6% 6.2% 9.1% 23.8% 31.7% £1.1 £1.4 £2.2 £5.1 £13.5 £23.3

Outside Penwith District 2.6% 21.5% 38.2% 53.1% 97.4% £1.1 £4.7 £9.4 £11.4 £41.3 £67.8

TOTAL 100.0% 100.0% 100.0% 100.0% 100.0% £43.6 £21.9 £24.5 £21.4 £42.4 £153.7

Table 8: 2014: Adjusted Market Shares of Foodstores in Penwith District (with South Quay)

Store / Centre Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 Zone 1 Zone 2 Zone 3 Zone 4 Zone 5 TOTAL:

£43.6 £21.9 £24.5 £21.4 £42.4 £153.7

Penzance / Newlyn

Co-op 13.5% 0.0% 0.0% 0.0% 0.0% £5.9 £0.0 £0.0 £0.0 £0.0 £5.9
Co-op, Wherrytown 3.4% 0.0% 0.0% 0.0% 0.0% £1.5 £0.0 £0.0 £0.0 £0.0 £1.5
Iceland 4.1% 0.0% 0.0% 0.7% 0.0% £1.8 £0.0 £0.0 £0.1 £0.0 £1.9
Lidl 2.9% 0.0% 0.0% 2.0% 0.0% £1.3 £0.0 £0.0 £0.4 £0.0 £1.7
Morrisons 25.7% 1.6% 2.8% 15.3% 0.0% £11.2 £0.3 £0.7 £3.3 £0.0 £15.5
Co-op, The Strand, Newlyn 5.9% 0.0% 0.0% 0.0% 0.0% £2.6 £0.0 £0.0 £0.0 £0.0 £2.6
Tesco 31.0% 2.2% 2.2% 19.2% 0.0% £13.5 £0.5 £0.5 £4.1 £0.0 £18.6
Other stores, Newlyn 0.5% 0.0% 0.0% 0.7% 0.0% £0.2 £0.0 £0.0 £0.1 £0.0 £0.3
Other stores, Penzance 8.7% 0.1% 0.0% 3.7% 0.0% £3.8 £0.0 £0.0 £0.8 £0.0 £4.6

Sub-Total 95.6% 3.9% 5.1% 41.5% 0.0% £41.6 £0.9 £1.2 £8.9 £0.0 £52.6
Hayle

SOUTH QUAY 1.4% 23.3% 47.5% 4.0% 5.7% £0.6 £5.1 £11.6 £0.8 £2.4 £20.6

Co-op, Copper Terrace 
(1)

0.0% 11.2% 19.1% 1.3% 0.0% £0.0 £2.4 £4.7 £0.3 £0.0 £7.4

Marks & Spencer, Cornwall RP: 0.1% 3.2% 6.4% 1.0% 1.0% £0.1 £0.7 £1.6 £0.2 £0.4 £3.0
Lidl (+ extension) 0.3% 4.5% 5.1% 0.0% 0.1% £0.1 £1.0 £1.3 £0.0 £0.1 £2.4
Other stores 0.0% 3.3% 2.3% 0.0% 1.0% £0.0 £0.7 £0.6 £0.0 £0.4 £1.7

Sub-Total 1.9% 45.4% 80.5% 6.2% 7.8% £0.8 £9.9 £19.7 £1.3 £3.3 £35.1
St Ives / Carbis Bay

Co-op, Royal Square 0.0% 5.5% 0.0% 0.0% 0.0% £0.0 £1.2 £0.0 £0.0 £0.0 £1.2
Co-op, The Stennack 0.0% 5.0% 0.0% 0.0% 0.0% £0.0 £1.1 £0.0 £0.0 £0.0 £1.1
Tesco, Carbis Bay 0.0% 21.7% 1.6% 0.0% 0.0% £0.0 £4.7 £0.4 £0.0 £0.0 £5.2
Co-op, Tregenna Place, St Ives 0.0% 1.9% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, Carbis Bay 0.0% 1.8% 0.0% 0.0% 0.0% £0.0 £0.4 £0.0 £0.0 £0.0 £0.4
Other stores, St Ives 0.0% 2.8% 0.0% 0.0% 0.0% £0.0 £0.6 £0.0 £0.0 £0.0 £0.6

Sub-Total 0.0% 38.7% 1.6% 0.0% 0.0% £0.0 £8.5 £0.4 £0.0 £0.0 £8.9
Other Major Stores Elsewhere:

Tesco Extra, Pool 0.0% 1.7% 1.1% 0.0% 12.8% £0.0 £0.4 £0.3 £0.0 £5.4 £6.1
Tesco, Camborne 0.0% 5.5% 7.7% 0.2% 48.9% £0.0 £1.2 £1.9 £0.0 £20.8 £23.9
Tesco, Helston 0.0% 0.0% 0.9% 28.6% 0.0% £0.0 £0.0 £0.2 £6.1 £0.0 £6.4
All Other Stores: 2.5% 4.7% 3.0% 23.4% 30.5% £1.1 £1.0 £0.7 £5.0 £12.9 £20.8

Outside Penwith District 2.5% 11.9% 12.7% 52.2% 92.2% £1.1 £2.6 £3.1 £11.2 £39.1 £57.1



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Convenience Goods Capacity Assessment 

TABLE 9: CONVENIENCE GOODS CAPACITY ASSESSMENT (2009 - 2014)

2009 2014 2014

Step:
Pre-South 

Quay

Post-South 

Quay

1 PRIMARY CATCHMENT AREA (PCA):

(i) AVAILABLE CONVENIENCE GOODS EXPENDITURE IN THE PRIMARY CATCHMENT AREA (£m): £43.26 £46.32 £46.32

(ii) TURNOVER OF HAYLE FOOD & CONVENIENCE STORES DERIVED FROM PCA (£ m): £15.28 £16.36 £29.64

(iii) MARKET SHARE OF AVAILABLE EXPENDITURE IN PCA (%): 35.3% 35.3% 64.0%

2 REST OF STUDY AREA (ROSA):

(i) AVAILABLE CONVENIENCE GOODS EXPENDITURE IN REST OF STUDY AREA (£m): £99.89 £107.34 £107.34

(ii) TURNOVER DERIVED FROM ROSA (£ m): £1.87 £2.01 £5.44

(iii) MARKET SHARE OF AVAILABLE EXPENDITURE IN ROSA (%): 1.9% 1.9% 5.1%

3 TOTAL TURNOVER 'POTENTIAL' OF HAYLE CONVENIENCE SHOPS & FOODSTORES IN PCA (£m): £17.15 £18.37 £35.08

4 TOTAL 'BENCHMARK' TURNOVER OF EXISTING SHOPS & STORES (i.e. excluding South Quay) (£m): £12.38 £12.69 £12.694 TOTAL 'BENCHMARK' TURNOVER OF EXISTING SHOPS & STORES (i.e. excluding South Quay) (£m): £12.38 £12.69 £12.69

5 TOTAL FORECAST RESIDUAL EXPENDITURE AVAILABLE TO SUPPORT NEW CONVENIENCE GOODS FLOORSPACE: £4.77 £5.68 £22.38

6 ESTIMATED CONVENIENCE GOODS TURNOVER OF COMMITTED FLOORSPACE IN PCA (£ million): £0.00 £0.00 £0.00

7 NET RESIDUAL CONVENIENCE GOODS EXPENDITURE AFTER COMMITMENTS (£ million): £4.77 £5.68 £22.38

Note: Assume 'productivity' growth rate: 0.50%



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Convenience Goods Capacity Assessment 

TABLE 10: FORECAST TRADE DIVERSION (£ million) AND IMPACT (%) OF PROPOSED FOODSTORE AT 2014

COLUMN NUMBER: 1 2 3 4 5 6 7 8

STORE: ADDRESS:

TURNOVER 

POTENTIAL 

FROM PCA & 

ROSA

2014 TOTAL 

'POTENTIAL' 

TURNOVER

'RESIDUAL' 

TURNOVER

FORECAST 

IMPACT

£0.0 (%) (£ million) (£ million)
(% of total 

turnover)
(£ million) (£ million) (%)

HAYLE TOWN CENTRE:

Co-op Copper Terrace Town Centre 9.22 10% £1.0 £10.2 8% -£1.82 £8.42 -17.8%

Other Stores: Hayle Town Centre 2.00 5% £0.1 £2.1 1% -£0.29 £1.81 -13.8%

HAYLE OUT-OF-CENTRE:

Lidl Carwin Rise Out-of-Centre 3.21 15% £0.6 £3.8 3% -£0.77 £3.01 -20.5%

M&S West Cornwall Retail Park Out-of-Centre 3.97 30% £1.7 £5.7 4% -£1.02 £4.66 -17.9%

ST IVES / CARBIS BAY - CENTRES:

Co-op Royal Square, St Ives Town Centre 1.24 25% £0.4 £1.6 0% -£0.03 £1.62 -1.9%

Co-op Tregenna Place, St Ives Town Centre 0.43 5% £0.0 £0.4 0% -£0.02 £0.43 -3.6%

ESTIMATED TRADE DRAW 

FROM OUTSIDE STUDY 

AREA:

LOCATION            (PP6 

definition):

FORECAST TRADE 

DIVERSION:

Co-op Tregenna Place, St Ives Town Centre 0.43 5% £0.0 £0.4 0% -£0.02 £0.43 -3.6%

Other Stores St Ives & Carbis Bay Town Centre 1.05 5% £0.1 £1.1 0% -£0.04 £1.06 -4.0%

ST IVES / CARBIS BAY - OUT-OF-CENTRE:

Co-op The Stennack, St Ives Out-of-Centre 1.11 20% £0.3 £1.4 0% -£0.03 £1.36 -2.1%

Tesco St Ives Road, Carbis Bay Out-of-Centre 6.03 20% £1.5 £7.5 4% -£0.87 £6.66 -11.6%

TOTAL £28.2 83% £5.7 £33.9 20% -£4.89 £38.8 -14.4%

OTHER MAJOR STORES WITHIN & OUTSIDE STUDY AREA:

Tesco Penzance Out-of-Centre £20.8 35% £11.2 £32.0 9% -£2.2 £29.84 -6.8%

Morrisons Penzance Out-of-Centre £18.2 35% £9.8 £28.0 11% -£2.6 £25.31 -9.5%

Tesco Camborne Out-of-Centre £29.9 N/A - - 25% -£6.0

Tesco Extra Pool £7.9 N/A - - 8% -£1.8

Tesco Helston £6.7 N.A - - 1% -£0.3

OTHER SIGNIFICANT SHOPS / STORES IN ZONES : £83.5 54% -£13.0 £55.1

ALL OTHER EXPENDITURE RETAINED FROM STUDY AREA 11% £2.7

TOTAL TURNOVER DERIVED FROM STUDY AREA: 85% £20.58

ESTIMATED TRADE DRAW FROM OUTSIDE STUDY AREA: 15% £3.63

TOTAL TURNOVER OF PROPOSED STORE: 100% £24.21



Appendix 8

Comparison Goods: Economic Tables



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Comparison Goods Capacity & Impact Assessment 

TABLE 1: BASE YEAR POPULATION & FORECASTS (2009 - 2014) - EXPERIAN BASED GROWTH FORECASTS GROWTH (%)

STUDY 

ZONE:
STUDY AREA: 2009 2010 2011 2012 2013 2014 2009 - 2014

Zone 1: PENZANCE 25,445 25,690 25,886 26,189 26,444 26,714 5.0%

Zone 2: ST IVES 12,648 12,759 12,828 12,930 13,005 13,107 3.6%

Zone 3: HAYLE 14,114 14,296 14,432 14,631 14,758 14,909 5.6%

Zone 4: MARAZION / BREAGE 11,760 11,854 11,870 11,949 12,049 12,135 3.2%

Zone 5: CAMBORNE 25,353 25,698 26,017 26,285 26,586 26,894 6.1%

TOTAL: 89,320        90,297        91,033         91,984        92,842        93,759            5.0%

Zones 2 & 3: 'PRIMARY' CATCHMENT AREA (PCA): 26,762        27,055        27,260         27,561        27,763        28,016            4.7%

Zones 1, 4 & 5: REST OF STUDY AREA (ROSA): 62,558        63,242        63,773         64,423        65,079        65,743            5.1%

Sources: 2009 population and forecasts to 2014 derived from Experian Business Strategies (EBS) 'Retail Planner Report' (October 2009). 

TABLE 2: COMPARISON GOODS EXPENDITURE PER CAPITA (2009 - 2014) - Excluding Expenditure on Special Forms of Trading (SFT)

STUDY 

ZONE:
STUDY AREA: 2009 2009 2010 2011 2012 2013 2014

(incl. SFT) SFT @ 12.0% 12.5% 12.8% 13.1% 13.4% 13.5%

Zone 1: PENZANCE £2,803 £2,467 £2,443 £2,462 £2,514 £2,568 £2,630

Zone 2: ST IVES £2,790 £2,455 £2,431 £2,450 £2,502 £2,556 £2,617

Zone 3: HAYLE £2,814 £2,476 £2,452 £2,471 £2,524 £2,578 £2,639

Zone 4: MARAZION / BREAGE £3,037 £2,673 £2,647 £2,667 £2,724 £2,782 £2,849

Zone 5: CAMBORNE £2,710 £2,385 £2,362 £2,380 £2,431 £2,483 £2,542

Sources & Notes:
(1)

 Average spend per capita estimates for 2009 are derived from Experian Retail Planner Reports  (October 2008).  All monetary figures are expressed at 2007 price base.
(2)

 Expenditure growth forecasts informed by Experian Retail Planner Briefing Note Update  (August 2009)

TABLE 3: TOTAL AVAILABLE COMPARISON GOODS EXPENDITURE, 2009 - 2031 (£ million) 2009 - 2014: GROWTH (%)

STUDY 

ZONE:
STUDY AREA: 2009 2010 2011 2012 2013 2014 £ million %

Zone 1: PENZANCE £62.77 £62.76 £63.72 £65.85 £67.92 £70.25 £7.47 11.9%

Zone 2: ST IVES £31.05 £31.02 £31.42 £32.36 £33.24 £34.30 £3.25 10.5%

Zone 3: HAYLE £34.95 £35.06 £35.66 £36.92 £38.04 £39.35 £4.40 12.6%

Zone 4: MARAZION / BREAGE £31.43 £31.37 £31.65 £32.55 £33.53 £34.57 £3.14 10.0%

Zone 5: CAMBORNE £60.46 £60.69 £61.91 £63.89 £66.01 £68.36 £7.90 13.1%

TOTAL: £220.66 £220.91 £224.36 £231.57 £238.74 £246.83 £26.16 11.9%

Zones 2 & 3: 'PRIMARY' CATCHMENT AREA (PCA): £66.00 £66.08 £67.08 £69.28 £71.29 £73.65 £7.65 11.6%

(3)
 Expenditure on SFT has been deducted at the outset.  An allowance has been made for the potential growth in SFT over the forecast period.  Our assumptions and 

forecasts are informed by the EBS Retail Planning Briefing Note 6.1  (Table 5.1) and other relevant research. 



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Comparison Goods Capacity & Impact Assessment 

TABLE 4: EXISTING FLOORSPACE, COMMITMENTS & PROPOSALS - FLOORSPACE AND TURNOVER FORECASTS (@2007 prices)

1 2 3 4 5 6 7 8

2009 2009 2014

Total 

Estimated 

Sales Area 
(1)

Food Sales 

Area 
(1)

Non-Food 

Sales Area

Average 

Sales 

Densities 
(2)

 BENCHMARK 

TURNOVER

TRADE 

DRAW FROM 

PCA & ROSA 
(3)     

TURNOVER 

FROM PCA & 

ROSA:

TURNOVER 

FROM PCA & 

ROSA:

Food Store: Address: sq m net % of total sales sq m net £ per sq m £ million % £ million £ million

HAYLE TOWN CENTRE: 1,750 £1,750 £3.06 90% £2.76 £2.97

HAYLE OUT-OF-CENTRE:

Boots West Cornwall Retail Park 856 £4,000 £3.42 65% £2.23 £2.40
Next West Cornwall Retail Park 1,303 £4,500 £5.86 65% £3.81 £4.11
Marks & Spencer West Cornwall Retail Park 1,115 £7,000 £7.81 70% £5.46 £5.89
Lidl 1,407 20% 281 £4,000 £1.13 85% £0.96 £1.03

HAYLE - TOTAL: 5,024 £20.16 75% £15.21 £16.39

ST IVES TOWN CENTRE: 5,030 £2,000 £10.06 65% £6.54 £7.04

ST IVES OUT-OF-CENTRE:

Co-op The Stennack, St Ives 234 5% 12 £2,295 £0.03 80% £0.02 £0.02
Tesco St Ives Road, Carbis Bay 1,578 20% 316 £9,631 £3.04 70% £2.13 £2.29
Co-op Tregenna Place, St Ives 260 5% 13 £2,295 £0.03 80% £0.02 £0.03
Other Shops & Stores: Carbis Bay 312 5% 16 £1,500 £0.02 95% £0.02 £0.02
Other Shops & Stores: St Ives 897 20% 179 £1,500 £0.27 95% £0.26 £0.28

ST IVES - TOTAL: 3,281 5,565 £13.45 67% £8.99 £9.68

OTHER MAJOR FOODSTORES IN PENWITH DISTRICT:

Tesco Branwell Lane, Penzance 2,266 20% 453 £9,631 £4.36 65% £2.84 £3.06

Morrisons Business Park, Penzance 2,657 20% 531 £8,867 £4.71 65% £3.06 £3.30

COMMITMENTS: - - - - - - - -

PROPOSALS - SOUTH QUAY FOODSTORE 
(4)

:

-Convenience Goods 65% 2,053 £11,500 £23.61 85% £20.07 £21.62

- Comparison Goods 35% 1,106 £6,500 £7.19 85% £6.11 £6.58

TOTAL: 3,159 £30.80 £28.20

PROPOSALS - SOUTH QUAY (ANCILLARY RETAIL UNITS):

- Comparison Goods 149 100% 149 £3,500 £0.52 85% £0.44 £0.48

TOTAL: £0.52 £0.48

NOTES: Annual 'productivity' growth rate assumed to be +1.5% for comparison goods retail floorspace.

SOURCES: (1) Informed by Penwith District Retail Study (2007) - Appendix D, Table15.

(2)

(3)

(4) The estimated sales area of the proposed foodstore is 3,159 sq.m (34,000 sq.ft).

The 'benchmark' company average sales densities have been informed by the Penwith District Retail Study (2007) and have been updated to take account of the latest published figures by Verdict 

Research (Grocery Retailers 2008), Mintel Research (2008 Retail Rankings) and our own estimates of the trading performance of individual stores and centres.

Informed by Penwith District Retail Study (2007) and SP's judgement as to the trade draw of stores from outside the defined study area, taking into account the impact of visitors and tourists to the 

area on overall turnovers. 



ING REAL ESTATE DEVELOPMENT

SOUTH QUAY HAYLE: FOODSTORE PROPOSAL

Comparison Goods Capacity & Impact Assessment 

TABLE 5: FORECAST TRADE DIVERSION (£ million) AND IMPACT (%) OF PROPOSED FOODSTORE AT 2014

COLUMN NUMBER: 1 2 3 4 5 6 7 8

STORE: ADDRESS:

2014: 

TURNOVER 

DERIVED 

FROM PCA & 

ROSA

2014 TOTAL 

TURNOVER

'RESIDUAL' 

TURNOVER

FORECAST 

IMPACT

£0.0 (%) (£ million) (£ million)
(% of total 

turnover)
(£ million) (£ million) (%)

HAYLE TOWN CENTRE: 2.97 10% £0.3 £3.30 2% -£0.12 £3.17 -3.8%

HAYLE OUT-OF-CENTRE:

Boots 2.40 35% £1.3 £3.7 10% -£0.83 £2.86 -22.5%

Next 4.11 35% £2.2 £6.3 8% -£0.66 £5.65 -10.5%

Marks & Spencer 5.89 30% £2.5 £8.4 12% -£1.00 £7.41 -11.9%

Lidl 1.03 15% £0.2 £1.2 3% -£0.25 £0.96 -20.5%

ST IVES TOWN CENTRE: 7.04 35% £3.8 £10.8 2% -£0.17 £10.67 -1.5%

FORECAST TRADE 

DIVERSION:

LOCATION            (PP6 

definition):

ESTIMATED TRADE DRAW 

FROM OUTSIDE STUDY 

AREA:

ST IVES OUT-OF-CENTRE:

Co-op The Stennack, St Ives 0.02 20% £0.0 £0.0 0% £0.00 £0.03 0.0%

Tesco St Ives Road, Carbis Bay 2.29 30% £1.0 £3.3 10% -£0.83 £2.44 -25.4%

Co-op Tregenna Place, St Ives 0.03 20% £0.0 £0.0 0% £0.00 £0.03 0.0%

Other Convenience Stores: Carbis Bay 0.02 5% £0.0 £0.0 0% £0.00 £0.03 0.0%

Other Convenience Stores: St Ives 0.28 5% £0.0 £0.3 0% £0.00 £0.29 0.0%

TOTAL: £23.1 68% £11.0 £34.1 47% -£3.86 £38.0 -11.3%

OTHER MAJOR FOODSTORES IN PENWITH DISTRICT:

Morrisons Business Park, Penzance £3.1 35% £1.6 £4.7 12% -£1.00 £3.71 -21.2%

Tesco Branwell Lane, Penzance £3.3 35% £1.8 £5.1 11% -£0.87 £4.20 -17.2%

ALL OTHER SHOPS & STORES: 16% -£1.3

TOTAL: £6.4 £9.8 39% -£3.2 £7.9 -32.7%

TRADE DRAW FROM OUTSIDE STUDY AREA: 15% -£1.25

TOTAL COMPARISON GOODS TURNOVER OF PROPOSED STORE & ANCILLARY SHOP UNITS: 116% £8.30



Appendix 9

Assessment of Sequential Sites



Sequential Site: Proposal TV-D & Site H1 (Jewson, South Quay)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November 2009

Date of Site Visit: 21 July 2009 Figure 1: Figure 2:

Location: Accessed from Carnsew Road to the
south of the site. Surrounded to the
north, south and east by Hayle
Harbour.

Relationship with
Retail Area:

Edge-of-Centre

Existing Uses: Freestanding Jewson DIY store,
builder’s yard and associated car park.

Site Location Plan: Figure 3: Figure 4:

Development Plan Documents & Material Planning
Policies:

Adopted Penwith District Local Plan (February 2004)
Proposal TV-D

Hayle Area Action Plan Issues and Options (January 2008)
Part of Site H1



Sequential Site: Proposal TV-D & Site H1 (Jewson, South Quay)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November 2009

POLICY DIRECTION
Proposal TV-D (Adopted Penwith District Local Plan)

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

i) make provision for improved port facilities;
ii) make provision for the maintenance of the existing level of industrial and storage facilities;
iii) ensure that town centre uses (A1, A2 and A3) are closely integrated with the adjacent town centre in terms of

location, orientation and pedestrian movement;
iv) provide for at least 400 dwellings with a target of for 25% of provision being ‘affordable’ and meeting the

requirements of Policy H-14;
v) be of a scale and design that respects the maritime environment and heritage of these prominent locations in the

harbour;
vi) retain existing buildings and traditional features which contribute to the character of the area;
vii) be compatible with their surroundings; and
viii) include provision for the improvement of the junction between Carnsew Road and Foundry Lane.”

Part of Site H1 (Hayle Area Action Plan Issues and Options)

“This site is in separate ownership to the wider Hayle Harbour regeneration area and is not part of the current masterplan for
that area. It does however form part of the wider allocated area (Proposal TV-D) in the adopted Penwith Local Plan for mixed
use development including retail. The site is not the closest part of the harbour area to the existing defined shopping area at
Foundry and on this basis may not be a preferred location for retail uses within the wider harbour redevelopment. The Retail
Study advises that the redevelopment characteristics of the site should reflect the wider harbour regeneration proposals to
ensure a comprehensive solution to this very important part of Hayle. Therefore, the Study recommends that the potential for
retail uses on this site should take into account (and not impact upon) the wider regeneration proposals, thus demonstrating a
need and compliance with the sequential approach to site selection.”

APPRAISAL
The Jewson site forms part of adopted Local Plan Proposal TV-D comprising South Quay/Foundry Yard, North Quay and East
Quay areas of Hayle Harbour. As set out at ‘bullet point iii’ of the policy, proposals for development will be required to “ensure
that town centre uses (A1, A2 and A3) are closely integrated with the adjacent town centre in terms of location, orientation and
pedestrian movement.”



Sequential Site: Proposal TV-D & Site H1 (Jewson, South Quay)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November 2009

This point is reinforced in the supporting text as follows:

 paragraph 7.3.115 states that, in the case of the Foundry town centre, retail uses within any proposed scheme on the
allocation site should be well-integrated both physically and visually with the centre.

 paragraph 7.3.118 states “in considering specific proposals for Hayle Harbour the Council will seek the effective
integration of retail and other town centre uses with the existing Foundry Centre” (bullet point 6).

The Penwith Retail Study (2007) advises that the Jewson site is not the closest part of the harbour area to the defined Foundry
town centre and, on this basis, may not be a preferred location for retail within the wider harbour development. It concludes
that “…the redevelopment characteristics of this site should reflect the wider harbour regeneration proposals being promoted by
ING (the owners of the harbour) to ensure a comprehensive solution to this very important part of Hayle. Therefore, the
potential for retail uses on this site should take into account (and not impact upon) the wider regeneration proposals, thus
demonstrating a need and compliance with the sequential approach to site selection”.

In a similar vein, the Hayle Area Action Plan Issues and Options advises that “The site is not the closest part of the harbour
area to the existing defined shopping area at Foundry and on this basis may not be a preferred location for retail uses within
the wider harbour redevelopment.”

Against this policy background, and in the context of the whole site’s allocation, the application site is sequentially preferable to
the Jewson site. Furthermore, it is in a different ownership to the wider Hayle Harbour regeneration area (which is owned by
the applicants) and does not form part of the overall Hayle Harbour masterplan. It is currently occupied by Jewson and appears
to be trading well. Therefore, the redevelopment potential of this site may require lengthy negotiations with the landowner and
potentially the relocation of the existing operation.

CONCLUSION

The site is not available, suitable or viable.



Sequential Site: Proposal TV-E & Site H2 (Bookers Warehouse)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

Date of Site Visit: 21 July 2009 Figure 1: Figure 2:

Location: Foundry area of Hayle.

Relationship with
Retail Area:

Edge-of-Centre

Existing Uses: Bookers (Cash and Carry) Warehouse
and associated car park.

Site Location Plan: Figure 3: Figure 4:

Development Plan Document:

Adopted Penwith District Local Plan (February 2004)
Proposal TV-E

Hayle Area Action Plan Issues and Options (January 2008)
Site H2



Sequential Site: Proposal TV-E & Site H2 (Bookers Warehouse)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

POLICY DIRECTION
Proposal TV-E (Adopted Penwith District Local Plan)

“The Foundry Area (1.45 ha) is proposed for the development of a heritage centre, craft workshops with ancillary retail outlets.
Any developments should retain and utilise existing buildings and structures of historical significance”.

Site H2 (Hayle Area Action Plan Issues and Options)

“This is an important site in the heart of the Foundry area of Hayle. It forms part of an allocated area (Proposal TV-E) in the
adopted Penwith Local Plan for mixed use development, part of which (Harvey's Foundry) has already been developed. The
Retail Study advises that small scale retail uses could be provided to complement the mixture of other uses. The site is a short
walk from the defined Foundry shopping area to the east, although linkages need to be improved to ensure that retail and
other commercial uses provide a positive impact on the health of the centre.”

APPRAISAL
This edge-of-centre site is situated in a Conservation Area and forms part of the wider designation for a heritage centre, craft
workshops and ancillary retail units under Proposal TV-E in the adopted Penwith District Local Plan (February 2004). In this
way, a large scale retail development on this site would contradict the development plan policy position. Furthermore, the
Penwith Retail Study advises that small scale retail uses could be provided to complement the mixture of uses already
developed as part of the Harvey’s Foundry Regeneration Project.

The site is currently occupied by Bookers and therefore the redevelopment potential of this site may require lengthy
negotiations with the landowner and potentially the relocation of the existing operation. It should also be noted that the trading
strength of this site is hampered because it lacks frontage to Foundry town centre as shown in Figure 4. In fact, it is visually
divorced from Foundry Square and linkages would need to be improved.

CONCLUSION

The site is not available, suitable or viable.



Sequential Site: Proposal H-G & Site H4 (R&J Supplies)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

Date of Site Visit: 21 July 2009 Figure 1: Figure 2:

Location: Located on Copper Terrace to the east
of the defined Copperhouse town
centre.

Relationship with
Retail Area:

Edge-of-Centre

Existing Uses: Former industrial premises, part of
which is currently used for retail.

Site Location Plan: Figure 3: Figure 4:

Development Plan Document:
Adopted Penwith District Local Plan (February 2004)
Proposal  H-G

Hayle Area Action Plan Issues and Options (January 2008)
Site H4



Sequential Site: Proposal H-G & Site H4 (R&J Supplies)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

POLICY DIRECTION
PROPOSAL H-G (Adopted Penwith District Local Plan)

“An area behind Copper Terrace, Hayle (0.70 hectares) is proposed for redevelopment for housing. At least 30% of the
dwellings to be provided will be sought, through negotiation, to be affordable, meeting the requirements of Policy H-14.”

Site H4 (Hayle Area Action Plan Issues and Options)

“This site, formerly in industrial use and presently partly in use as a shop, occupies a location close to the eastern edge of the
Copperhouse centre. The Retail Study highlights that the site is unsuitable for large scale retail development, although there is
an opportunity for some smaller scale retail and commercial uses, either fronting onto the main road through the centre or
within easy walking distance. Although currently allocated in the Penwith Local Plan (Proposal H-G) for housing development,
the Study advises that the site has potential to support the Copperhouse centre. On the negative side, the loss of the housing
allocation would require the identification of alternative sites to meet the shortfall, although this could potentially be achieved
through the options for growth and development identified and discussed at Sections 7.1.42 to 7.1.74. An alternative option
might be mixed use of the site, including retail and housing elements. Arguably, given the finite resource, it makes sense to
fully examine the potential opportunity to secure benefits for the vitality of the town centre through redevelopment of the site
for commercial  purposes, and if necessary to accept displacement of required housing as part of a planned growth scenario.
Loss of the site to housing runs the risk of stifling the potential of the town centre and perpetuating the growth of 'out of town'
facilities.”

APPRAISAL
The site comprises former industrial buildings that are presently partly in use as a shop. It is allocated in adopted Local Plan for
residential development and the associated written justification explains that the site can accommodate 35 dwellings. In this
way, the proposed development would be contrary to the Local Plan and would clearly jeopardise this policy direction.
Furthermore, both emerging policy and the Penwith Retail Study highlight that the site is unsuitable for large scale retail
development.

CONCLUSION

The site is not available, suitable or viable.



Sequential Site: Site H8 (Atlantic Motors)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

Date of Site Visit: 21 July 2009 Figure 1: Figure 2:

Location: Prominent waterside location on Fore
Street, to the west of Copperhouse
town centre.

Relationship with
Retail Area:

Edge-of-Centre

Existing Uses: Car showroom and forecourt

Site Location Plan: Figure 3: Figure 4:

Development Plan Document:

Hayle Area Action Plan Issues and Options (January 2008)

Material Planning Policies:

Site H8



Sequential Site: Site H8 (Atlantic Motors)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

POLICY DIRECTION
Site H8

“This prominent site, which is currently occupied by a car sales use, is located outside but in close proximity to the western
edge of the defined Copperhouse centre. Accessibility is very good, given the close relationship to the main route through
Hayle. The site also beneficially adjoins the existing public car park at Commercial Road. Being currently outside the
Copperhouse centre, retail uses will need to demonstrate that they cannot be located within the centre. The Retail Study
advises, however, that there is potential to extend the Copperhouse centre to include the site, which it is considered is likely to
be attractive to a range of uses thereby resulting in a positive impact on the Copperhouse centre. However, to achieve this it is
recommended that pedestrian links between the site and the centre are improved to ensure that it is not isolated. Accessibility
could be further enhanced through provision of the proposed Waterside Walkway alongside Copperhouse Pool which would
beneficially link it to the centre at Copperhouse but also Foundry.”

APPRAISAL

It can immediately be noted that the site is significantly too small to accommodate the proposed development. Furthermore, it
is irregular in shape and narrows to its eastern end. Even adopting a reasonably flexible approach to the size and configuration
of the proposed scheme, the site cannot physically accommodate the foodstore, together with satisfactory access, servicing and
car parking arrangements.

CONCLUSION

The site is not available, suitable or viable.



Sequential Site: Site H9 (Former Daniel’s Store)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

Date of Site Visit: 21 July 2009 Figure 1: Figure 2:

Location: Fore Street, Copperhouse town centre.

Relationship with
Retail Area:

Town Centre.

Existing Uses: Vacant retail premises.

Site Location Plan: Figure 3: Figure 4:

Development Plan Document:

Hayle Area Action Plan Issues and Options (January 2008)

Material Planning Policies:

Site H9



Sequential Site: Site H9 (Former Daniel’s Store)

ING RED UK (Hayle Harbour) Ltd
Land at South Quay, Hayle

November  2009

POLICY DIRECTION
Site H9

“This vacant supermarket site is located within the Copperhouse centre and has potential to help improve the Market Square
area. Accessibility is very good, given the close relationship to the main route through Hayle. Opportunities exist to provide
linkages between the centre and the waterfront (including, potentially, via the proposed Waterside Walkway). The Retail Study
recommends that any redevelopment scheme should include retail uses on the ground floor in order to maintain and enhance
the health of the Copperhouse Centre, but acknowledges that there is an opportunity for residential and other commercial uses
on the upper floors.”

APPRAISAL

The vacant supermarket is located within Copperhouse town centre and in the Conservation Area. The Penwith Retail Study
recommends that any redevelopment scheme should include retail uses on the ground floor with residential and other
commercial uses on the upper floors. We are advised by Vickery Holman, the Property Consultants responsible for marketing
the property on behalf of the freehold owners Co-op that the site is currently under offer. Notwithstanding this, the retail unit is
significantly too small (only 429 sq m net according to the marketing particulars) to accommodate the proposed foodstore
operation, especially given the critical requirements for display floorspace, customer circulation, mobility and safety.

CONCLUSION

The site is not suitable or viable.



Appendix 10

Healthchecks of Hayle Town Centres



HEALTHCHECK ASSESSMENT OF HAYLE’S TOWN CENTRES

1.1 The adopted Local Plan identifies two separate town centre areas in Hayle, namely

Foundry and Copperhouse. Each has its own defined town centre boundary. The

division is based on the industrial heritage of the Hayle and the development of the

town around Foundries of Harvey & Co. and Cornish Copper Co.

Key Performance Indicators

1.2 There is no Experian Goad plan or associated data on the retail provision contained

in either of these town centres. Our site visits have recorded retailer representation

and their specialities. Our commentary therefore on each centre is made in the

context of a full understanding of their structure and retail offer.

1.3 Please note that there is also no published data available for rental levels, retailer

demand and commercial yields. However, we consider each in turn below.

 Rental Levels - In terms of rental values, it should be noted that for small

retail centres Zone A rates are not usually applicable as the majority of shop

tenants will consider their rents in overall annual terms only, not as an

analysed per sq m rate. Analysis of this nature is in the domain of more

sophisticated markets where rents are typically higher and there is an active

rent review market.

 Retailer Demand - Unlike larger shopping destinations such as Penzance

town centre, where demand from retailers for representation is considerable,

lower down the retail hierarchy there is only limited demand. Consequently,

there is a real lack of published data and it is very difficult to record and

monitor retailer requirements.

 Commercial Yields - It is not possible to provide a uniform indicative yield

for these town centres, since the value of known deals relates more to the

occupier than to the centre itself. However, this is not to say that the centre

in question is fundamentally fragile. The institutional investment market sees

a more secure income stream in centres higher up the shopping hierarchy.



1.4 With the above in mind, it is difficult to analyse Foundry and Copperhouse town

centres against all the key performance indicators (KPIs) outlined in PPS6, because

of the very limited information available. Notwithstanding this, we are able to

provide our assessment on the following indicators:

 diversity of uses;

 retailer representation;

 vacancies;

 pedestrian flows;

 accessibility; and

 environmental quality.

1.5 Due to the limited commercial information available, in our judgement the level of

vacancies is a very important and useful method of analysing a centre’s health.

FOUNDRY TOWN CENTRE

1.6 Foundry town centre has a linear high street (Penpol Terrace) comprising a north-

south axis, which forks into Foundry Square at its southern end. The presence of the

harbour frontage, which runs immediately adjacent to the town centre, offers a

maritime setting and an attractive backdrop to the centre.

Diversity of Uses

1.7 Foundry town centre provides a complementary range of national multiple and

independent convenience, comparison and service operators. A full list of the

operators in the centre is appended to this assessment and it can be noted that for

its size the centre benefits from a relatively strong line-up of national multiple

retailers including Martin’s, Post Office, Boots, Spar, Lloyds TSB and Barclays. The

shops have excellent prominence to entice passing traffic through the town and

capture passing trade from commuters walking to and from the nearby train station.

1.8 The table below reveals that Foundry town centre contains the full complement of

‘basic’ retail facilities for local residents.



Table 1.1: Retail Facilities in Foundry Town Centre

Basic Amenities Representation

Convenience store Spar
Baker Warrens; Philip’s (x2)
Butcher Hampsons of Hayle
Chemist Boots
Greengrocer The Farm shop; Colins Market Garden
Off-licence Available in the Spar
CTN Martins
Post Office Incorporated into Martins
Banking Facilities Lloyds TSB; Barclays

Source: Strategic Perspectives

1.9 In addition to the retail function, the centre contains two public houses (The Royal

Standard Inn and Foundry Bar); a good range of restaurants, cafes and take-aways;

hairdressers; estate agents; hotels and bed & breakfast accommodation. Another

area that draws visitors into Foundry town centre on a regular and substantive basis

is tourism.

Vacancies

Encouragingly, out of a total of 47 retail premises (excluding Pratt’s Market) there

were only three recorded vacant premises at the time of our audit. This represents

6.4% of all the outlets contained in the centre, which is half the current national

average of 12% (source: Experian). This is a clear indicator of the robust health of

the centre.

Table 1.2: Vacant Units in Foundry Town Centre

Address Estimated Size (sq m net)

56 Penpol Terrace 16

12 Penpol Terrace 50

4 Chapel Terrace 90

TOTAL 156 sq m (net)



Pedestrian Flows

1.10 From our recent visual inspection of the centre in July 2009 we can confirm that that

pedestrian activity in the centre is buoyant.

Accessibility

1.11 Foundry town centre is easily accessible by a variety of transport modes including

train, bus, car, cycling and walking. Hayle train station is located only a few minutes

walk from Foundry Square and caters for the main London to Penzance railway line,

with a branch line from nearby St Erth to St Ives. There are also bus stops

strategically positioned throughout the centre which cater for frequent and regular

bus services to satellite towns and villages. Car parking is available in the Foundry

Square car park and off-street parking bays. The centre is easily accessible by

cycling and foot.

Environmental Quality

1.12 The town centre’s historic nature and attractiveness is recognised by its designation

as part of the Hayle Conservation Area. The historic core, especially within the

vicinity of Foundry Square, has a strong character and identity. An environmental

enhancement scheme has introduced various improvements to the town centre. The

Hayle Townscape Heritage Initiative (THI) and Heritage Economic Regeneration

Scheme (HERS) was completed in June 2008, following a three-year project.

1.13 Work in the Foundry area included the transformation of the Foundry Farm complex

at Harvey’s Foundry into workspace and affordable housing; the refurbishment of

White’s Warehouse which is now fully occupied with businesses, a restaurant and

complementary public realm improvements at Foundry Lane and Foundry Square.

1.14 Overall, Foundry town centre is environmentally attractive and well-maintained, with

a good provision of street furniture, landscaped areas, lighting, trees and litter-bins.

Furthermore, there is no obvious negative crime perception or signs of graffiti or

litter.

Summary

1.15 To summarise, Foundry town centre is clearly a vital and viable centre serving the

needs of the local population, especially when taking into account the representation



of key national multiple retailers for a centre of its size. The fact that there are only

three vacant premises further underpins the centre’s success.

COPPERHOUSE TOWN CENTRE

1.16 Copperhouse town centre has a linear high street based on a traditional retailing

background, comprising an east-west axis. There are a total of 53 outlets in the town

centre according to our site visit undertaken in July 2009 (see Appendix B). The

centre hosts a complementary mix of A1, A2, A3, A4 and A5 uses, accommodated in

a sporadic mix of historic, purpose-built and converted retail properties, which co-

exist together. The shopping facilities of the town centre are almost exclusively

confined to one street (Fore Street) situated on both sides of the road. The medium-

sized Co-op store, which sells a modest range of ‘top-up’ food lines, is situated at the

eastern end of the town centre.

Diversity of Uses

1.17 Generally speaking, retailing in Copperhouse town centre is dominated by

independent traders occupying small unit shops, which provide an important top-up

facility for the settlement the size of Hayle. The centre accommodates the ‘everyday’

national multiple retailers (Co-op, Premier, Alliance & Leicester, Post Office; Alliance

Pharmacy and William Hill), as well as important independents (butchers, bakers and

newsagents) and service operators such as estate agents and hairdressers.

1.18 In addition to its dominant retail function, the town centre also has a diverse range

of other activities including:

 a good range of public houses, restaurants, cafes and take-aways;

 library;

 dental surgery;

 veterinary clinic;

 community hall;

 dwellings; and

 a place of worship.



1.19 All these uses help to encourage people into the centre. This, in turn, creates

additional footfall from which traders can benefit.

1.20 Analysis of the table below reveals that Copperhouse town centre contains the full

complement of basic retail facilities for the immediate walk-in catchment population.

Table 1.3: Basic Level of Retail Facilities in Copperhouse Town Centre

Basic Amenities Representation

Convenience Store Co-op; Premier
Baker Warrens; Hampsons
Butcher Hampsons
Chemist Alliance
Greengrocer Available in Co-op
Off-licence Available in Co-op; Premier
CTN Todays
Post Office Post Office
Banking Facilities Alliance and Leicester

Source: Strategic Perspectives

Vacancies

1.21 As set out in the table below, there are only four vacant retail properties in

Copperhouse town centre. This represents 7.5% of all outlets in the, which is

significantly below the national average of 12% (source: Experian). This is also a

positive indication of the overall vitality and viability of the centre.

Table 1.4: Vacant Units in Copperhouse Town Centre

Address Estimated Size (sq m net)

8 Fore Street (Former Daniels store) 429

10 Fore Street (Under Construction) 54

57 Fore Street 25

71 Fore Street 16

TOTAL 524 sq m (net)

Source: Strategic Perspectives’ site visit (July 2009)



Pedestrian Flows

1.22 Our fieldwork indicated that the pedestrian flows are buoyant across the centre.

Accessibility

1.23 The centre is easily accessible by local bus services. It also benefits from an

extensive dedicated surface level car park associated with the Co-op, which provides

the centre and surrounding uses ample car parking. Both pedestrian and cycling

access into the centre is good.

Environmental Quality

1.24 In a similar vein to Foundry town centre, the Copperhouse’s historic nature and

attractiveness is recognised by its designation as part of the Conservation Area.

1.25 The centre benefits from a good provision of street furniture, landscaping, trees,

litter bins and lighting. It is clean and well-maintained, and there are no obvious

signs of graffiti or negative crime perception.

Summary

1.26 To summarise, the centre primarily serves the day-to-day needs of its local

population. It appears to be busy and vibrant, and trading well. The retailer

composition, limited vacancies and the buoyant footfall indicates a vital and viable

centre.



APPENDIX A

Retailer Representation in Foundry Town Centre



Foundry Town Centre

Operator Category

Strawberry Blondes Hairdressers
The Auto Shock Car Accessories
Philip’s Bakery
The Royal Standard Inn Public House
The Male Company Hairdressers
Hayle Youth Project Office
Vacant
Johnny’s Cafe
Hubbards Fish & Chips Take Away
Carnsew Gallery Gallery
Hayle Home Furnishings Furniture
Hayle Cycles Bike Shop
Rainbow Little Cat Rescue Charity Shop
Inspirations Clothes and Accessories
The Farm Shop Greengrocers
Biggleston DIY
Hayle Gallery Gallery
Fresh Cafe
Mr Bs Ice Cream Parlour
Blewetts Toy Shop
Flower Time / Pet Time Florists / Pet Shop
Diing Tay Chinese Restaurant & Take Away
Curry Leaf Indian and Thai Restaurant & Take Away
Martin’s (incorporates Post Office) CTN & Post Office
Vacant
Boots Chemists
Spar Conveninece Store
Warrens Bakery
Vacant
Heyl’s Kitchen Cafe
Colin’s Market Garden Greengrocers
Pratt’s Shopping Arcade (lower and upper levels) incorporating:
Bait & Tackle; Furniture Shop; Hayle Pump; DVDs & Videos; Charity Shop; Books, Curios &
Collectables; Tattoo’s; Hairdressers; Beautician; Hayle Model Railway; Foundry Gallery
Complex.
Sue’s Fabric & Wool Shop Haberdashery
Cornish Gems Estate Agents
Hampsons of Hayle Butchers
Lloyds TSB Bank
The White Hart Hotel
Foundry Bar & Restaurant Public House & Restaurant
Philip’s Famous Pasties Bakery
Foundry House (arcade of small kiosks) incorporating:
West Cornwall Community Wheels; K&S Launderette; Disability Information & Advice Line;
DVD Rental



David Berwick Estate Agent
Cornwall Chiropractic Clinic Clinic
Barclays Bank
Harvey’s Foundry Trust Office
Salt Restaurant



APPENDIX B

Retailer Representation in Copperhouse Town Centre



Copperhouse Town Centre
Operator Category

Dan’s Plaice Fish & Chips Take Away
Divas Clothing
Down The Line Clothing
T.J’s Barber Shop Hairdressers
Sea Pearl Garden Chinese Take Away
The Copperhouse Clinic Health & Beauty
Aspire Estate Agents
Cafe 7 Cafe
Dune Boutique Clothing
Warrens Simply Cornish Bakery
Contemporary Jewellery Beauty Accessories
Hayle Kebab House Take Away
Copperhouse Public House
Premier Convenience Store
Craft N Things Arts and Crafts
Bradleys Estate Agents
Newell’s Travel Travel Agents
Alliance and Leicester Building Society
Copperhouse Dental Surgery Dental Surgery
Hampsons Bakery / Butchers
The Cornubia Inn Public House
Greenwood Insurance Services Financial Services / Estate Agents
Marshall’s Estate Agents
Post Office Post Office
Blushhh Lingerie
Fahrenheit Fast Tan Centre Solarium
Balti King Indian Restaurant & Take Away
Vacant
Studio 59 Hairdressers
Copperhouse Jewellers Jewellers / Beauty Accessories
Cinnamon Tree Indian Take Away
W J Winn Funeral Directors
Vacant
The Mad Hatter Bed & Breakfast / Cafe
Living Canvas Tattoo
The Jolly Bodger DIY
CVC Solicitors Solicitors
Miller & Son Estate Agents
New Image Hairdressers
Alliance Pharmacy



The Thai Chef Restaurant & Take Away
Angove Sports Sports Shop
The Wharf Clothing
HQ Hair & Beauty
Penwith Housing Association Offices
William Hill Bookmakers
Todays CTN
Matthews & Company Estate Agents
Animal Vet Services Veterinary
Cornwall Hospice Charity Shop
Vacant (under construction)
Vacant
Church Hall
The Cinnamon Trust Offices
The Co-operative Supermarket

Source: Strategic Perspectives (22 July 2009)
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