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1.0

INTRODUCTION & ASSESSMENT METHODOLOGY

1.1

This Environmental Statement (ES) accompanies the hybrid planning application
submitted on behalf of ING RED UK (Hayle Harbour) Ltd (the 'applicant'). The applicant
is a subsidiary of ING Real Estate Development, which is part of ING Commercial
Banking. ING Real Estate is a leading pan-European developer, which focuses on retailbased mixed-use schemes.

1.2

The applicant proposes to bring forward a retail led mixed use development on existing
brownfield land within the administrative boundaries of Cornwall Council (the
'Council'). The application site is located on South Quay, Hayle Harbour on the north
coast of Cornwall. The Ordnance Survey (OS) reference for the application site is
National Grid Reference 155732, 37448. A plan indicating the site location of the
application site (in addition to the Hayle Harbour, also owned by the applicant) and the
redline boundary is shown in Figures 1.1 and 1.2.

1.3

In this ES, the proposals for South Quay and Foundry Yard which are referred to as
'the proposed development', are for a hybrid planning application consisting of the
following details below.

1.4

Elements that have been submitted in detail are comprised of:


A retail foodstore with a gross internal area (GIA) of approximately 5,230m2;



Unit D adjoining the retail foodstore for a cinema with a gross internal area (GIA)
of approximately 430m2;



Non-food retail units A, B and C with a combined gross internal area (GIA) of
approximately 1,990m2;



Stand-alone units F and G for a retail or restaurant with a combined gross internal
area (GIA) of approximately 410m2;



Associated access and car parking (comprised of 276 car parking spaces for the
foodstore and Units D, F and G, 7 parking spaces for visitors/users of the
moorings, and 43 parking spaces associated with the non food retail units A, B &
C);

1.5



Service arrangements;



Dedication of a site for a heritage feature (i.e. the Goonvean Engine);



Landscaping and pedestrian promenade to the whole quayside; and



Flood prevention measures (including the raising of the existing ground level).

Elements that have been submitted in outline are comprised of:


30 residential units comprised of 24 two and three bed townhouses and 6 two bed
apartments;
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Northern restaurant with a GIA of approximately 370m2;



40 car parking spaces for the residential uses – access to be determined;



New pedestrian footbridge over Penpol Creek; and



Public realm and landscaping improvements to the residential areas and to Isis
Gardens.

1.6

In addition, a Listed Building Consent has been submitted which relates to:


Proposed works of mitigation/repair to the Grade II Listed (Group Value) South
Quay, which include repairs to the breach to the quay wall, general repairs and
maintenance, construction of a new quay wall, flood protection measures
(including the raising of the existing ground level) and the creation of the
pedestrian quayside promenade).

1.7



Associated infrastructure; and



Landscaping and amenity space.

This ES accompanies an application for the hybrid planning permission for the
construction of the proposed development as detailed above. Full details of the outline
element of the proposed development will be confirmed during the detailed design
stage; however, for the purposes of this EIA, a set of development parameters has
been developed to establish the assessment envelope against for each of the technical
areas.

1.8

This means that by the impacts associated to the nature of the proposed development
reported in Chapter 2.0: Proposed Development in Volume 1: Main Text & Figures of
this ES will not be exceeded. This allows a full and proper assessment be undertaken
in relation to the predicted impacts of the proposed development.

1.9

This document is an ES that presents the findings from an environmental impact
assessment (EIA) that has been carried out in accordance with the Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations 1999
(the 'EIA Regulations') . It is required to accompany the application for the proposed
1

development.

THE EIA REGULATIONS & NEED FOR AN EIA
The EIA Regulations
1.10

The EIA Regulations implement the European NDDC Directive No. 85/337/EEC 1998

2

(as amended by Directive 97/11/EC 1999). They apply to the assessment of
environmental impacts that are likely to arise from certain types of public and private
projects subject to requirements for statutory consents, referred to in the directives as
'Development Consents'.

2
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1.11

In addition, an amendments to the EIA Regulations, in the Town and Country Planning
(Environmental Impact Assessment) (Amendment) (England) Regulations 2008 state
3

that an EIA can now formally be required at all stages of the planning process
irrespective of whether an EIA has already been undertaken. The EIA Regulations now
apply to applications for approval of any matters reserved from consideration with the
original planning application, including reserved matters and conditions.
1.12

The EIA is a systematic process during which potential significant environmental
impacts from a proposed development project are identified, assessed and the scope
for minimising potential impacts are presented to the relevant decision maker (the
'competent authority') within an ES accompanying a planning application.

1.13

The aim of the EIA is to provide the competent authority with the information
necessary to consider potential environmental impacts, to ascertain whether these are
acceptable and to secure mitigation measures to minimise these impacts prior to
granting relevant consents.

1.14

There are two types of development that may be subject to an EIA as defined by the
EIA Regulations. These are:

1.15



Schedule 1 Developments; and



Schedule 2 Developments.

It is mandatory for any development falling within the description of a Schedule 1
Development to be subject to an EIA. Applications for consents relating to Schedule 1
Developments must be accompanied by an ES.

1.16

It is not always mandatory for Schedule 2 Developments to be subject to an EIA. The
EIA Regulations categorise development types and provide thresholds to assist with
the identification of Schedule 2 Developments that may require an EIA. How a
requirement for an EIA in relation to Schedule 2 Developments is identified and
discussed below.

1.17

Schedule 3 of the EIA Regulations describes the criteria that must be taken into
account in determining whether a development, which falls within the size threshold
applicable to Schedule 2 Development, is likely to have significant impacts and hence
should be subject to an EIA. These include:


The characteristics of the development (e.g. size, use of natural resources,
quantities of pollution, waste generated);



The environmental sensitivity of the location; and



The characteristics of the potential impact (e.g. extent, magnitude, probability and
duration).

1.18

The Government has provided guidance within Circular 2/99 Environmental Impact
Assessment . This provides advice on interpreting the EIA Regulations, and expresses
4
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a view that, in general, an EIA will be needed for Schedule 2 Developments in three
main types of cases:


For major developments, which are of more than local importance;



For developments, which are proposed for particularly environmentally sensitive or
vulnerable locations; and



For

developments

with

unusually

complex

and

potentially

hazardous

environmental impacts.
1.19

Where it is determined that a proposed development requires an EIA, the application is
known as an 'EIA Development'.

1.20

It is the responsibility of the applicant to provide all the necessary information and
compile the ES for the EIA application. Once submitted, the competent authority
responsible for authorising the relevant development should publicise the availability of
the ES to potentially interested parties, such as statutory and non-statutory consultees
and the public, so as to enable their opinions on the project and ES to be represented
in the planning process.

Need for an EIA
1.21

The proposed development does not fall under the description of a Schedule 1
Development as defined by the EIA Regulations that would automatically require a
formal EIA.

1.22

However, the proposed development does fall within the description of the following
sub-category of Schedule 2:


'Infrastructure projects' – urban development projects, including the construction
of shopping centres and car parks, sports stadiums, leisure centres and multiplex
cinemas (Sch.2(10)(b)).

1.23

The EIA Regulations advises that an ES should be prepared for urban developments
covering an area of at least 0.5ha if there are likely significant environmental issues
that will need to be assessed.

1.24

In 7th August 2009, Environmental Perspectives formally requested a Screening
Opinion in relation to the deviations to the proposed development for the application
site, from the Environmental Statement prepared for the Hayle Harbour Masterplan
application, submitted in November 2007.

1.25

The formal Screening Opinion, dated 21st August 2009, was provided based on
Regulation 7 – Screening Opinion Checklist, which stated that the competent authority
considered that an EIA was required. This was on the basis that as the Hayle Harbour
Masterplan application had

not

been formally approved, the

findings of the

Environmental Statement could not be relied upon. This is in context to the

4
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amendment to the EIA Regulations issued by the Government to ensure compliance
with the EU Directive. The Town and Country Planning (Environmental Impact
Assessment) (Amendment) (England) Regulations 2008 3 state that EIA can now
formally be required at all stages of the planning process irrespective of whether an
EIA has already been undertaken.
1.26

Moreover, the application site can be regarded as:


More than of local important and is a 'major' development;



Being within a 'sensitive' location with regard to its proximity to the SPA/Ramsar
Site; and


1.27

Having the potential for 'complex' and hazardous environmental effects.

On this basis, the applicant has committed to undertake an EIA for the proposed
development, following discussions with Cornwall Council and the receipt of their
formal EIA Screening Opinion. The Screening Opinion Request and the Council's formal
Screening Opinion are contained at Appendix 1.1 and 1.2 respectively, in Volume 2:
Technical Appendices of this ES.

1.28

The ES will ensure that sufficient information is provided to enable Cornwall Council as
the competent authority to make a decision about the application with due regard and
in the knowledge of any likely significant environmental impacts.

1.29

Environmental Perspectives have been commissioned by the applicant to prepare the
ES in line with the EIA Regulations and EIA best practice.

THE SCOPE OF THE ENVIRONMENTAL STATEMENT
Scoping Report & Scoping Opinion
1.30

A Scoping Report was prepared by Environmental Perspectives and submitted to
Cornwall Council on the 4th of June 2010. In accordance with the EIA Regulations, this
Scoping Report identified the main environmental sensitivities within the application
site and immediate area, the potential environmental impacts associated with the
proposed development and the methods to be used to assess these impacts. It also
includes a plan indicating the location of the proposed development.

1.31

While Cornwall Council have not formally adopted a Scoping Opinion, the Council have
provided responses based on necessary consultation of the submitted scoping report
from a number of statutory bodies and stakeholder groups. In addition, the ES has
incorporated, where appropriate and relevant, the comments received by a number of
consultees for the previous application at South Quay (submitted in December 2009
and withdrawn in March 2010). The Scoping Report and responses made by a number
of bodies are contained at Appendices 1.3 and 1.4 respectively in Volume 2: Technical
Appendices of this ES. In addition, the formal Scoping Opinion and responses
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associated with the previous ES for the South Quay application has also been included
at Appendix 1.5.
1.32

Information and views have been sought and received from a wide range of statutory
and non-statutory bodies over the course of the proposed development, and as part of
previous assessments and applications submitted for the application site and
surrounding area. Formal consultation through the EIA Scoping process have included
the following statutory and non-statutory bodies:


Cornwall Council (including the Natural Environment Services, Cornwall County
Council Services, Historic Services);

1.33



Penwith District Council;



The Highways Agency;



South West Water;



International Council on Monuments & Sites (ICOMOS);



Environment Agency;



Royal Society for the Protection of Birds (RSPB); and



Natural England.

The aim of the scoping exercise is to identify those environmental aspects that may be
significantly affected by the proposed development. Potential sensitive receptors to the
proposed development have been identified as follows:


The Cornwall and West Devon Mining Landscape World Heritage Site, and Hayle
Town Conservation Area;



The statutory designated ecological sites (Hayle Estuary and Carrack Gladden
SSSI, the Gwithian to Mexico Towans SSSI and the St Ives Bay Sensitive Marine
Area);

1.34



Grade II Listed Status of South Quay;



Ecologically sensitive species within the application site and its vicinity;



Archaeological and Cultural features;



Residents (proposed and existing) on and near-site; and



Key short, medium, and longer distance views.

With regard to the above sensitive receptors, a number of key environmental
considerations were identified that required detailed assessment within the ES and
included are:

6



Construction and operational impacts;



Transportation;
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1.35



Noise & Vibration;



Air Quality;



Landscape & Visual



Soil Conditions, Groundwater & Contamination;



Water Resources;



Ecology;



Archaeology;



Socio-Economic;



Energy;



Waste; and



Cumulative Impacts.

The likely significant impacts were also considered in the context of relevant Land Use
and Planning Policy Statements (PPS1 , PPS3 , PPS4 , PPS5 , PPS6 , PPS9 , PPG13 ,
5

PPS23 , PPG24
12

13

6

7

8

9

10

11

and PPS25 ). Further details on the planning position are given
14

Chapter 4.0: Planning Policy & Land Use Context of this ES. In addition, planning
policies relating to specific technical areas are also included within each ES Chapter as
appropriate.

Matters Not Necessary to Address in this Environmental Statement
1.36

The EIA Regulations require that where significant environmental impacts are likely to
occur, they should be considered through the EIA. The following technical areas are
considered as issues where no significant impact will result, and are outside the
requirement for any assessment under the EIA Regulations.

1.37

The following areas are therefore not covered within the ES and it is not proposed to
include further information or assessment within the EIA process.
Telecommunication Reception

1.38

The proposed development is located within an established industrial heritage without
any immediately surrounding residential buildings.

1.39

Taking into account the relative scale and heights of the proposed development, it is
not anticipated that disturbance to television and radio reception to local residents and
businesses will occur from the scheme. No study is therefore proposed for this aspect.

Chapter 1.0: Introduction & Assessment Methodology
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Microclimate
1.40

As a predominantly underused, vacant brownfield site, the use of the site by the public
for recreation or sitting is currently limited. As such, it is anticipated that the height
and scale of the proposed development will not bring about any unwanted changes to
wind patterns at pedestrian level, or create any potential risks to jeopardise the
creation of a safe and comfortable wind environment in the vicinity.

1.41

In addition, it is not considered likely that the proposed development will have a
significant effect on the local daylight and sunlight conditions on any neighbouring
properties and open spaces, nor have any sensitive receptors been identified, where
the quality of light conditions would be significantly changed. This is due both to the
anticipated scale of the proposed buildings and to the existing site surroundings which
constitute the main control on light quality in and around the site.

1.42

It is, therefore, not considered necessary to include a wind assessment or an
assessment of daylight, sunlight and overshadowing impacts in the EIA.

Formal Scoping Opinion Response
1.43

The scope of this ES accords with the Scoping Report dated 4th June 2010. It also
reflects comments received from Cornwall Council (as part of the previous application
made at South Quay), and responses to consultation on the Scoping Report from a
number of consultees regarding the site context, the EIA Regulations, good practice
guidance, and expertise in relation to similar development types.

1.44

The Council confirmed the approach, content and methodology proposed by the project
team, subject to a number of comments. Where appropriate, comments on the
technical coverage of the EIA have been addressed within the ES; where these
comments do not relate to the scope of assessment or where they are points of
clarification then this is stated.

1.45

Table 1.1 below, provides a summary of the comments received from the consultees
on the scoping report (as listed in paragraph 1.32 above), in addition to comments
received as part of previous EIAs undertaken for the application site and surrounding
areas, and shows how these comments have been addressed within this ES.

8
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Table 1.1 Summary of Comments Received from Consultees
Comment

Aspect

Response

ES Chapter
Reference

NATURAL ENGLAND
The applicant should include within the
ES an assessment of the potential
impacts of increased access to the
Triangular Spit on populations of
petalwort.

Ecology

Details for the
management plan
will be confirmed
with Natural
England before
commencement of
the development.

Chapter 11.0:
Ecology

The applicant should include an
assessment of potential impacts of
construction and, in particular,
operation of the proposed development
on important features outside the
application area which includes
wintering and migratory bird
populations.

Ecology

The assessment has
been scoped to
assess all the
ecological impacts
within the zone of
influence.

Chapter 11.0:
Ecology

Natural England support inclusion of
proposals for measures to enhance the
ecological value of the application site
where appropriate.

Ecology

Biodiversity
Enhancements have
been incorporated
into the ES Ecology
Chapter.

Chapter 11.0:
Ecology

Natural England do not consider that
the likely operational consequences
and impact of a car park for 341 cars
and improved access to the Triangular
Spit has been properly identified and
assessed in the ES.

Scope of
Ecology Chapter

Incorporated into
the scope of the
Ecology Chapter

Chapter 11.0:
Ecology

Natural England considers the
mitigation for the direct impact of the
proposal on the populations of
Petalwort on South Quay to be
inadequate. They advise that if
Cornwall Council is minded to approve
the application, a planning condition is
attached requiring the preparation of a
Petalwort translocation and monitoring
plan to include:

Scope of
Ecology Chapter

Details for the
mitigation scheme
will be confirmed
with Natural
England before
commencement of
the development.

Chapter 11.0:
Ecology



Details of a confirmed suitable
receptor site within the control of
the developer for the translocated
plants. If such a site within the
control of the developer cannot be
identified, an alternative site must
be proposed with an agreement
from the owner that it can be used
for the purpose of the
translocation and managed
appropriately subsequently;



A detailed methodology and
timetable for the translocation
prepared by a suitably qualified

Chapter 1.0: Introduction & Assessment Methodology
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Comment

Aspect

Response

ES Chapter
Reference

expert; and


A monitoring plan to assess the
effectiveness of the translocation.

The Petalwort translocation and
monitoring plan should be approved by
the LPA in consultation with Natural
England before any development is
started.
The impact of improved access to the
Triangular Spit on populations of
Petalwort must be managed proactively. Natural England advise that
this impact should be controlled
through an access management plan
prepared as a planning condition and
approved by the LPA in consultation
with Natural England before
development is started.

Ecology

Natural England advise that a light
spillage management plan is prepared
as a planning condition and approved
by the LPA before any development is
started.

Ecology

Natural England advise that a CEMP is
prepared as a planning condition and
approved by the LPA before any
development is started.

Ecology

Natural England advise that the impact
of improving access to the area must
be pro-actively managed and
controlled through an access
management plan prepared as a
planning condition and approved by
the LPA in consultation with Natural
England and the RSPB before
development is started.

Ecology

Chapter 11.0:
Ecology

As a condition, the applicant should
provide an interpretation and access
management plan (including
monitoring) which is produced and
adopted in consultation with NE and
RSPB (to ensure that the
environmental capacity of the Hayle
Estuary is maintained), prior to the
development taking place (including
measures to control vehicular access
to car parks, access roads and onto
Triangular Spit and use of CCTV).

Ecology

Chapter 11.0:
Ecology

As a condition the applicant should
provide an agreed management plan

Ecology

Chapter 11.0:

CEMP

Details for the
management plan
will be confirmed
with Natural
England before
commencement of
the development.

Chapter 11.0:
Ecology

Chapter 11.0:
Ecology

A CEMP has been
prepared and is
located in Chapter
16.0: CEMP of
Volume 1 of this ES.

Chapter 11.0:
Ecology
Chapter 16.0:
CEMP

RSPB

10
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Comment

Aspect

Response

for translocation (or designed into the
development) of petalwort colonies on
South Quay, implemented prior to the
development taking place.

ES Chapter
Reference
Ecology

As a condition, the applicant should
provide a CEMP agreed with
environmental consultees (Natural
England, RSPB, Cornwall Council and
Environment Agency) prior to the
development taking place.

Ecology

The applicant should ensure that
construction is carried out or screened
during the winter period November to
March to prevent disturbance to
wintering water birds, and scrub
clearance to take place outside of the
bird nesting season.

Ecology

Chapter 11.0:
Ecology

Directional lighting to prevent pollution
occurring onto the SSSI to be agreed
with Natural England and RSPB.

Ecology

Chapter 11.0:
Ecology

SUDS or appropriate design of
drainage system to reduce risk of
pollution into estuary to be agreed
with Natural England and Environment
Agency prior to the development
taking place.

Ecology

All new cables and wires to be buried
underground.

Proposed
Development

CEMP

Water
Resources

A CEMP has been
prepared and is
located in Chapter
16.0: CEMP of
Volume 1 of this ES.

As can be seen in
Chapter 10: Water
Resources, SUDS
are incorporated
into the proposed
development.

Chapter 11.0:
Ecology
Chapter 16.0:
CEMP

Chapter 11.0:
Ecology
Chapter 10:
Water Resources

Chapter 2.0:
Proposed
Development

SOUTH WEST WATER
The applicant should include within the
ES reference to the impact of the
development upon the public foul
drainage network.

Flood Risk
Assessment.
Water
Resources

A Flood Risk
Assessment for the
proposed
development has
been prepared.

Chapter 10.0:
Water Resources
and Appendix
10.1: Flood Risk
Assessment

Scope of Water
Resources and
Flood Risk
Assessment.

A Flood Risk
Assessment for the
proposed
development has
been prepared.
Details in relation to
construction phase
are given in Chapter
3.0: Development
Programme &
Construction.
Details for the final
drainage scheme
and a plan for the

Chapter 3.0:
Development
Programme &
Construction.

ENVIRONMENT AGENCY
The Environment Agency advise that
planning permission should only be
granted to the proposed development
if the following planning condition is
imposed.
Condition - The applicant should
include details of a scheme for the
provision of surface water
management. This should include:


Details of the drainage during the
construction phase ;



A timetable of construction;

Chapter 10.0:
Water Resources
and Appendix
10.1: Flood Risk
Assessment.
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Comment


A construction quality control
procedure;



Details of the final drainage
scheme;



Provision for overland flow routes;
and



A plan for the future maintenance
and management of the system.

Aspect

Response

ES Chapter
Reference

future maintenance
and management of
the system will be
confirmed with the
Environment
Agency before
commencement of
the development.

HIGHWAYS AGENCY
The applicant is expected to promote
sustainable alternatives to the private
car in order to achieve the stated
levels of internalisation of trips within
Hayle.

Transportation

The development should provide
linkages for pedestrians from the
application site to the wider area.

The applicant should provide detailed
parking accumulation figures in order
to justify the level of provision.

Transportation

The applicant should submit a robust
Transport Assessment produced in line
with relevant policy as part of the
application.

Transportation

The TA should demonstrate how the
level of parking sits in relation to local
policy and guidance.

12

A Transport
Assessment has
been produced as
part of the
assessment and can
be found in
Appendix 5.1 of
Volume 2: Technical
Appendices.

Chapter 5.0:
Transportation

Chapter 5.0:
Transportation

A Transport
Assessment has
been produced as
part of the
assessment and can
be found in
Appendix 5.1 of
Volume 2: Technical
Appendices.

Chapter 5.0:
Transportation

The Highways Agency expects a robust
Travel Plan to be produced through the
commitment of a condition or
obligation.

Transportation

Chapter 5.0:
Transportation

Given the strategic impact of
construction trips on the A30 and its
junctions, the Agency will be likely to
condition the requirement for a
Construction Management Plan in
relation to these works.

Transportation

Chapter 5.0:
Transportation

The TRICS data used in the TA is of
concern to the Highways Agency. Of
particular note is the use of TRICS
sites within Greater London, which
would not typically be used to inform
the trip generation of a development in
a location such as Hayle.

Transportation

Chapter 5.0:
Transportation
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Comment

Aspect

Response

ES Chapter
Reference

The applicant should address the
environmental impact arising from any
disruption during construction, traffic
volumes, composition or routing
change and transport infrastructure
modification should be fully assessed
and reported.

Transportation

Chapter 5.0:
Transportation

The applicant must ensure that
development does not lead to any
surface water flooding on the Strategic
Road Network (SRN) carriageway.

Transportation

Chapter 5.0:
Transportation

The applicant must ensure the TA is
up-to-date with regards to including all
committed development, including
applications that have been approved
since the submission of the Hayle
Harbour scheme as a whole.

Transportation

Chapter 5.0:
Transportation

The EIA should consider the impact of
the construction phase on the SRN and
local highway network, including the
proposed routing, trip generation and
phasing of construction traffic.

Transportation

Chapter 5.0:
Transportation

INTERNATIONAL COUNCIL ON MONUMENTS & SITES
ICOMOS-UK considers that the bulk of
the building, and its presumed height,
would be an overwhelming intrusion
into the harbour landscape, and in
effect would visually cut the harbour
basin in two north of the viaduct, and
lead to a loss of views from the east
part of the town across Carnsew Pool
and beyond.

Landscape &
Visual

Chapter 8.0:
Landscape &
Visual

The flood protection measures
required, based on raising on the
ground level by 1.85 metres above the
height of the existing granite stone
quay walls, will also have a
considerable negative impact.

Landscape &
Visual, Water
Resources

Chapter 8.0:
Landscape &
Visual

ICOMOS-UK consider that the
complete anonymity of the scheme
which shows no local distinctiveness
and does not in any way relate to the
morphology of Hayle, or respect its
strong local character, would have a
negative and detrimental impact on
the attributes of Hayle that contribute
to the overall OUV of the World
Heritage Site (WHS).

Landscape &
Visual

Chapter 8.0:
Landscape &
Visual
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Comment

Aspect

Response

ES Chapter
Reference

Cornwall Council
The application should include a
statement on the Outstanding
Universal Value (OUV) of the site
within the Cornwall and Devon Mining
World Heritage Site (WHS).

Cultural
Heritage

Chapter 12.0:
Archaeology &
Cultural Heritage

The application should include an
impact assessment on the impacts on
the OUV of the WHS.

Cultural
Heritage

Chapter 12.0:
Archaeology &
Cultural Heritage

The applicant should provide an
archaeological desk-based assessment,
with map regression and walk over
survey to be undertaken and an
evaluation of the quay walls. This need
not be within the EIA but would expect
it to be undertaken prior to any
consent.

Archaeology

An Archaeological
Desk Based
Assessment is
contained within
Volume 2: Technical
Appendices of this
ES.

Chapter 12.0:
Archaeology &
Cultural Heritage

APPROACH & STRUCTURE OF THE ENVIRONMENTAL STATEMENT
Approach to EIA
1.46

The ES forms part of a set of reports that support the planning application for the
proposed development. In addition to the ES and the necessary forms, plans,
drawings, the planning application is also accompanied by the following:

14



Planning Statement prepared by Planning Perspectives;



Design & Access Statement prepared by Mountford Pigott;



Flood Risk Assessment prepared by Buro Happold;



Transport Assessment and Framework Travel Plan prepared by Savill Bird & Axon;



Utilities Statement prepared by Buro Happold;



Retail Impact Assessment prepared by Strategic Perspectives ;



Heritage Statement prepared by Christopher Pound;



Sustainability and Energy Statement prepared by Environmental Perspectives; and



Statement of Community Involvement by Halogen.
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1.47

The EIA has been undertaken in accordance with the EIA Regulations 1 and the DETR
Circular 02/994. The ES that is the product of the EIA contains the information
specified in Part I (where relevant) and Part II of Schedule 4 of the EIA Regulations:


A description of the proposed development including information on the site, the
proposed development size and design;



A description of the potential significant environmental impacts arising from the
proposed development;



A description of the methods and data employed to identify and assess the likely
significant environmental impacts;



A

description

of

the

measures

proposed

to

avoid,

reduce,

or

remedy

(enhance/compensate) any adverse environmental impacts;


An outline of the main alternatives considered and an outline of the main
reasoning for the preferred development option taking into account the associated
environmental impacts; and


1.48

A Non-Technical Summary of the above information.

In addition to the EIA Regulations1, the ES has been prepared with reference to
currently available good practice including:


DETR Circular 02/99 - Environmental Impact Assessment4;



Preparation of Environmental Statements for Planning Projects That Require
Environmental Assessment - A Good Practice Guide ;
15



Guidelines for Environmental Impact Assessment ;



Environmental Impact Assessment: A Guide to Procedures ; and



The Note on Environmental Impact Assessment Directive for Local Planning

16

17

Authorities .
18

1.49

The ES will have regard to the potential impacts on sensitive receptors including
human beings, climatic factors, material assets (cultural, archaeological and geological
heritage) and natural resources.

Structure of the ES
1.50

1.51

The ES comprises:


Volume 1: Main Text & Figures (this document);



Volume 2: Technical Appendices; and



Volume 3: Non-Technical Summary.

The main findings of the assessment are reported in the topic specific chapters of this
document (Volume 1), as set out below:
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1.52



Planning Policy & Land Use Context (Chapter 4.0);



Transportation (Chapter 5.0);



Noise & Vibration (Chapter 6.0);



Air Quality (Chapter 7.0);



Landscape & Visual (Chapter 8.0);



Soil Conditions, Groundwater & Contamination (Chapter 9.0);



Water Resources & Flood Risk (Chapter 10.0);



Ecology (Chapter 11.0);



Archaeology (Chapter 12.0);



Socio-Economic (Chapter 13.0);



Energy (Chapter 14.0);



Waste (Chapter 15.0);



Construction Environmental Management Plan (Chapter 16.0);



Cumulative Impact Assessment (Chapter 17.0); and



Residual Impact & Conclusions (Chapter 18.0).

Each ES technical chapter will include:


An introduction and brief summary of the topic under consideration in the chapter;



The policy and legislative context relevant to the topic;



Details of the impact assessment methodology employed and the scope of the
assessment, with any limitations highlighted;



The significance criteria employed to evaluate the magnitude of potential impacts;



A description of the baseline conditions accompanied by details of the method
employed to record those conditions;



Impact prediction, both positive and negative, during the construction and
operational phases of the proposed development. Any uncertainties are described
and, where assumptions have been used in the prediction of impacts, these are
fully highlighted and accompanied with an indication of the certainty that can be
applied to those assumptions;



Mitigation measures proposed to avoid, reduce or compensate in respect of any
negative impacts predicted, supported by predictions of the effectiveness of these
measures. Where potential negative impacts cannot be avoided, reduced, or
compensated, this is recorded; and



16

A conclusion.
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1.53

A glossary of terms and abbreviations is presented at the end of the ES in Chapter
19.0: Glossary & Abbreviations.

1.54

Where referenced, supporting material is appended within Volume 2: Technical
Appendices.

1.55

A Non-Technical Summary of this ES is contained in Volume 3: Non-Technical
Summary.

Means of Assessment
1.56

The current baseline condition, including the sensitivity and importance, of those
environmental aspects likely to be significantly affected by the proposed development
is determined to provide a context for the analysis. The baseline condition establishes
a benchmark for impact prediction. Any change from the baseline informs the
magnitude of the potential impact and its significance.

1.57

As stated in the Scoping Report for this hybrid application, much of the environmental
baseline data and assessment approach undertaken for previous applications for the
site and surrounding area (including the withdrawn application for a retail development
at South Quay, submitted in December 2009) is considered to be relevant and
applicable for the proposed development. However, where supplementary or additional
information is required, this has been considered through further surveys and
consultation.

1.58

The baseline conditions have been established using a combination of desk-top studies
(drawing on published databases, maps, and reports, survey techniques and
monitoring) and where relevant, site surveys and investigation works. The approach
taken to establish the condition of particular environmental baselines has been agreed
through previous and extensive consultation with Cornwall Council and other statutory
consultees. The specific methods employed to record the baseline conditions are
detailed within the corresponding chapters of this ES.

Impact Prediction and Significance Criteria
1.59

Appendix 4 of the EIA Regulations1 requires an ES to describe:
‘The likely significant effects of the development on the environment, which should
cover the direct effects and any indirect, secondary, cumulative, short, medium and
long-term

permanent

development….’
1.60

and

temporary,

positive

and

negative

effects

of

the

1

A number of criteria have been used to determine whether or not the potential
environmental impacts from the proposed development are significant. These are
outlined with reference to specific environmental issues in the relevant technical
chapters of this ES. So far as appropriate, the impacts are assessed quantitatively
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using definitive standards and legislation. Where quantitative assessment is not
possible, qualitative evaluation of significance based on professional judgement, with
assumptions or uncertainties clearly highlighted, has been applied.
1.61

The significance of impacts has been assessed, taking into consideration a range of
criteria:

1.62



Performance against environmental quality standards;



Relationships with international, national and local planning policy;



Sensitivity of the receptor;



Reversibility and duration (short, medium, long-term) of the impact;



Nature of the impact (direct/indirect, positive/negative);



Extent of influence and magnitude of the impact; and



Inter-relationship between impacts.

The impacts that were considered to be significant prior to and following mitigation
have been identified in the ES. The significance of residual impacts following mitigation
reflects judgements as to the importance or sensitivity of the identified receptor(s) and
the nature and magnitude of the predicted changes. For example, a large adverse
impact on a feature or site of low importance will be of lesser significance than the
same impact on a feature or site of high importance.

1.63

The following terms have been used to define the significance of impacts, where they
are predicted to occur:


Major Positive or Negative Impact - where the development would cause a
significant improvement or deterioration to the existing environment;



Moderate Positive or Negative Impact - where the development would cause a
marginal improvement or deterioration to the existing environment;



Minor Positive or Negative Impact - where the development would cause a
barely perceptible improvement or deterioration to the existing environment; and



Negligible - no discernible improvement or deterioration to the existing
environment.

1.64

A distinction between direct and indirect; short and long-term; permanent and
temporary; primary and secondary; positive and negative; and cumulative impacts;
has been made, where applicable.

1.65

Where the above criteria have not been used, the criteria that have been used are
stated within the methodology section of the technical chapters, giving reasons for
their use.
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Cumulative Impacts
1.66

Chapter 17.0: Cumulative Impacts will address impacts likely to result from the
cumulative interaction of impacts from the proposed development, in addition to those
arising from extant, permitted and other proposed developments that are subject to
undetermined planning applications within the vicinity of the application site.

1.67

Within the technical chapters, the zones of influence appropriate to the impact under
assessment have been identified. For example, visual impacts are likely to have a
greater zone of influence compared to noise and vibration impacts and this has been
taken into account when assessing the cumulative impacts.

1.68

A review of those applications where cumulative impacts have the potential to occur
has been carried out and screened against criteria to determine potential significance.
The significance criteria identified in paragraph 1.63 above, have been used to assess
impacts associated with cumulative impacts.

Assumptions and Limitations
1.69

Certain assumptions have been made during the EIA, which are set out below.
Assumptions specific to individual environmental aspects are discussed in the relevant
chapters of the ES. It is assumed that:


Information provided by third parties, including publicly available information and
databases, is correct at the time of receipt.

1.70

The EIA has been subject to the following limitations:


Baseline conditions are accurate at the time of the physical surveys but due to the
dynamic

nature

of

the

environment,

conditions

may

change

during

the

construction and operational phases; and


The assessment of any cumulative impacts has been based upon the information
available at the time of writing (November 2010) and currently available
assessment techniques.

PROFESSIONAL TEAM
1.71

The EIA has been co-ordinated by Environmental Perspectives LLP with contributions
from

the

following

specialist

consultants

and

inputs

from

previous

investigation/assessments:


Planning Policy & Land Use Context - Planning Perspectives;



Transportation - Savell Bird & Axon;



Noise & Vibration - Sharps Redmore;



Air Quality – Buro Happold;
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Landscape & Visual – Aspect;



Soils Conditions, Groundwater & Contamination - Buro Happold;



Water Resources & Flood Risk - Buro Happold;



Ecology - Environmental Perspectives (based on previous work by Buro Happold);



Archaeology & Cultural Heritage– Chris Pound;



Socio-Economic – Environmental Perspectives;



Energy - Environmental Perspectives;



Waste - Environmental Perspectives;



Construction Environmental Management Plan - Environmental Perspectives;



Cumulative Impacts - Environmental Perspectives; and



Residual Impacts & Conclusion - Environmental Perspectives.

ES AVAILABILITY & COMMENTS
1.72

The ES is available for viewing by the public during normal working hours at the
Planning Department of Cornwall Council. Comments on the planning application
should be forwarded to Cornwall Council at the address below:
County Hall
Treyew Road
Truro
Cornwall
TR1 3AY.

1.73

Additional copies of the Non-Technical Summary are available free of charge and
copies of the full ES can be purchased at a charge of £100 (for Volumes I & Volume II)
available from:
Environmental Perspectives LLP
24 Bruton Place
London
W1J 6NE.
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2.0

PROPOSED DEVELOPMENT
PROJECT OUTLINE

2.1

In accordance with the EIA Regulations,

1

details of the proposed development,

including details of the site history and planning history, and an assessment of
alternative development proposals considered as part of the scheme's evolution, are
given in this Chapter. Consideration of the wider outline application for the wider Hayle
Harbour Masterplan area, are also set in context as are the outline details of the
construction elements, with further information given in detail in Chapter 3.0:
Development Programme & Construction in Volume 1: Main Text & Figures of this ES.

Application Details
2.2

The application site comprises approximately 4.48 hectares of predominantly under
used brownfield land, and is located at South Quay, within the town of Hayle on the
north coast of Cornwall.

2.3

In order to address the identified need for a food store, the proposals for South Quay
have progressed, varying slightly from the Hayle Harbour Masterplan outline
application to a retail-led mixed-use development consisting of the following
components as detailed below.

2.4

Elements that have been submitted in detail are comprised of:


A retail foodstore with a gross internal area (GIA) of approximately 5,230m2;



Unit D adjoining the retail foodstore for a cinema with a gross internal area (GIA)
of approximately 430m2;



Non-food retail units A, B and C with a combined gross internal area (GIA) of
approximately 1,990m2;



Stand-alone units F and G for a retail or restaurant with a combined gross internal
area (GIA) of approximately 410m2;



Associated access and car parking (comprised of 276 car parking spaces for the
foodstore and Units D, F and G, 7 parking spaces for visitors/users of the
moorings, and 43 parking spaces associated with the non food retail units A, B &
C);



Service arrangements;



Dedication of a site for a heritage feature (i.e. the Goonvean Engine);



Landscaping and pedestrian promenade to the whole quayside; and



Flood prevention measures (including the raising of the existing ground level).
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2.5

Whilst the proposed development will not specifically bring forward the heritage
feature (Goonvean Engine), as indicated above, an area has been dedicated
specifically for this purpose within the Foundry Yard car park area. The Engine is a
Grade * Listed Cornish Beam engine (currently located at the Goonvean China Clay
site), as shown in Figure 2.1 below.
Figure 2.1 Goonvean Engine

2.6

Elements that have been submitted in outline are comprised of:


30 residential units comprised of 24 two and three bed townhouses and 6 two bed
apartments;



Northern restaurant with a GIA of approximately 370m2;



40 car parking spaces for the residential uses – access to be determined;



New pedestrian footbridge over Penpol Creek; and



Public realm and landscaping improvements to the residential areas and to Isis
Gardens.

2.7

In addition, a Listed Building Consent has been submitted which relates to:


Proposed works of mitigation/repair to the Grade II Listed (Group Value) South
Quay, which include repairs to the breach to the quay wall, general repairs and
maintenance, construction of a new quay wall, flood protection measures

23
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(including the raising of the existing ground level) and the creation of the
pedestrian quayside promenade).

2.8



Associated infrastructure; and



Landscaping and amenity space.

A more detailed description and full details of the scheme are given within the standalone Planning Statement and the Design & Access Statement that accompany this
hybrid planning application.

2.9

Full architectural plans are also included within the supporting information for the
outline planning application. However, for the purposes of the EIA, a redline plan,
which also indicates the site layout plan can be found at Figure 1.1.

SITE LOCATION & EXTENT
2.10

The application site comprises of approximately 4.48ha of predominantly vacant,
previously developed brownfield land at South Quay within the town of Hayle on the
north coast of Cornwall.

2.11

The application site has an extensive industrial history, with the town of Hayle
originally functioning as a coal importing and ore exporting port. Subsequently, owing
to the growing mining industry, the first modern quay was constructed (as the first
major development at Hayle) in the 1800s, which expanded to include a successful
copper smelter at Ventonleague (Copperhouse Creek).

2.12

Owing to its success, a canal was built to bring vessels right up to the works and
additional land was purchased on both sides of the creek for further industrial use and
housing for the workers. In addition, the smelting process generated large amounts of
waste; this copper slag was manufactured into building material to the local area,
which can be seen in many buildings in the town today.

2.13

In 1779, a small foundry and engineering works in the area (now known as Foundry)
was established to supply the local mining industry. This flourished and the firm
(Harvey & Co) was best remembered for producing beam engines, which served not
only the Cornish mines, but were exported worldwide. In addition, the firm produced a
range of products ranging from hand tools to ocean going ships.

2.14

The application site is now largely derelict, with small areas used for parking and
vehicle access to the quaysides by fishermen. The majority of the site is open,
unvegetated land, with small areas of sparse grassland along a narrow strip along the
eastern margin of the quay, and sparse scrub with ruderal vegetation, which has
colonised tipped material on the western size of the quay. The foundry car park site is
a cleared area of land that is currently used as a pay & display car park.

2.15

Penpol Creek lies along the eastern boundary of the application site, beyond which lies
an area comprised of predominantly commercial and residential uses. To the south, the
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B3301 (Carnsew Road) provides access from the site to Hayle town centre to the east,
with the wider harbour area to the north. Along the south western border, the
application site lies adjacent to an area of land owned by Jewsons, comprised of large
warehouses. The application site is isolated by the railway viaduct to the south, which
is a prominent structure in the landscape.
2.16

South Quay is one of three quays that make up Hayle Harbour, and is the closest quay
to the town centre at Foundry Square. Whilst the actual quay is currently derelict and
the harbour fabric considered to be of poor condition, South Quay was given a group
value Grade II listing in 1998, which includes the harbour walls and furniture.
Currently, the harbour walls are in a bad state of repair, and one area of the harbour
wall collapsed prior to the applicant’s purchase of the site. A subsequent collapse of
the northern tip of South Quay was repaired by the applicant in 2005.

2.17

South Quay is also located within the wider area that forms the Cornwall and West
Devon Mining Landscape World Heritage Site. It also falls within the Hayle
Conservation Area. Further details of this designation are discussed in further detail
within Chapter 12.0: Archaeology & Cultural Heritage of this ES. In addition, whilst the
application site at South Quay does not fall within any nature conservation
designations, the site lies adjacent to the Hayle Estuary and Carrack Gladden SSSI
boundary to the east, and is bordered by the St Ives Bay Sensitive Marine Area along
the east, north and western boundary. Further details are provided within Chapter
11.0: Ecology of this ES.

2.18

The redline boundary of the application site is illustrated by means of a site location
map produced at Figure 1.1 Site Location Plan.

PLANNING HISTORY
2.19

The application site has had a long history of development proposals that have not
been implemented. These include:


LPA Reference 98/P/0390 – An application for the redevelopment of the harbour
and adjoining land to include retail, leisure, industrial, residential and business use
(Withdrawn); and



LPA Reference 00/P/0436 – An application for the redevelopment of the harbour
and adjoining land to include retail, leisure, industrial, residential and business use
(No decision made).

2.20

The applicant purchased Hayle Harbour in 2004, and in April 2008, an outline
application was submitted to Penwith District Council for the mixed-use redevelopment
and regeneration of Hayle Harbour, and development to the northeast of the Harbour
(LPA Reference: 08-0613-P), with the original aspiration of implementing the scheme
through a phased construction period of 9 years to 2018 (henceforth known as the
‘Hayle Harbour Masterplan application’).
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2.21

The application site of Hayle Harbour Masterplan area was divided into five principal
character areas: South Quay, East Quay, North Quay, Hilltop and Riviere Fields, for
residential, retail, offices, industrial space, leisure and hotel uses, alongside associated
infrastructure and car parking, as shown in the table below.
Table 2.1 Proposed Land Uses of the Character Areas of Hayle Harbour Outline
Application

2.22

Land Use

South Quay

North Quay

Hilltop

Riviere
Fields

East Quay

Residential
Units

260

382

97

300

0

Retail (A1-A5)
(m2)

10,585

2,613

0

0

0

Industrial (B2
& B8) (m2)

0

5,575

0

0

0

Hotel (C1)
(m2)

0

2,430

0

0

0

Leisure and
NonResidential
(D1 & D2)
(m2)

2,000

1,055

0

0

0

Office (B1)
(m2)

5,150

7,755

0

0

0

In addition, a separate application for infrastructure improvements (LPA Reference:
09-1721) was submitted

during

this period. The

infrastructure

improvements

comprised predominantly of a new bridge, road, business park, capital dredging,
fishing harbour, flood defence works, the repair of the harbour walls and the
reintroduction of the sluices at Copperhouse and Carnsew Pools.
2.23

However, since securing the Council’s resolution to approve the redevelopment of
Hayle Harbour, the business case for residential housing to kick start the funding of
the redevelopment has reduced due to the current economic climate and recession,
which resulted in the reduced viability of implementing the Hayle Harbour Masterplan
scheme in the previously anticipated phasing or nature.

2.24

Consequently, the applicant prepared a comprehensive review of the original
Masterplan scheme, which concluded that South Quay had the greatest potential to
come forward in the short-tem despite significant financial costs associated with site
preparation and the raising of site levels; infrastructure costs; repairs to the listed
quay walls; and highway improvements.
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2.25

From this, an assessment of the scheme’s viability, alongside a public consultation
exercise for a retail development was undertaken. Further analysis, subsequent to the
submission of the outline planning application, demonstrated an identified need for a
new food store in Hayle to support the overall regeneration of Hayle Harbour. The
application site at South Quay was considered to be sequentially preferable, given its
location to the Foundry town centre.

2.26

Proposals for the application site progressed and evolved against this background,
alongside a full assessment of the opportunities and constraints of the site, with
applications for outline planning permission for the site submitted in December 2009,
which was subsequently withdrawn in March 2010.

BUILT DEVELOPMENT
Permanent Landtake
2.27

The application site covers a total area of approximately 4.48ha of previously
developed brownfield land at South Quay, Hayle Harbour in the South West of England
as shown in Figure 1.2.

2.28

The application site area comprises of four main sections that are referred to
throughout this ES as shown in Figure 2.2:


South Quay – where the proposed foodstore, retail units D, F and G, residential
dwellings and restaurant will be situated upon;



Foundry Yard – to the southwest of the South Quay area, currently a car park,
where retail units A-C will be situated upon;



ISIS Garden – to the southeast of the South Quay area, which is currently owned
by the Council; and



Footbridge – connecting the application site (from South Quay) across Penpol
Creek to Penpol Terrace.

Temporary Landtake
2.29

It is proposed that no temporary construction areas outline the redline boundary will
be needed and the construction phase will utilise modern construction methodologies
to minimise construction periods and impacts. Further details on construction and of
the development programme are discussed in Chapter 3.0: Development Programme &
Construction of this ES.

ALTERNATIVES
2.30

Although Government guidance in Circular 2/99 Environmental Impact Assessment

2

(which provides advice on interpreting the EIA Regulations 1) states in paragraph 83
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that both the Directive and the EIA Regulations do not expressly require the
consideration of alternatives to a proposed development, it is widely regarded as good
practice in the industry.
2.31

Therefore, where feasible, alternatives to the proposed development have been
considered within the scenarios below:


‘Do Nothing’ scenario;



Alternative locations; and



Alternative designs.

‘Do Nothing’ Scenario
2.32

The ‘Do Nothing’ scenario assumes that no development is carried out and the current
status of the application site remains unaltered. The application site is currently a
disused brownfield site, and forms part of the wider Hayle Harbour Masterplan area,
which is considered to be one of the most significant areas of derelict land in a single
ownership within the South West of England.

2.33

As such, under the ‘Do Nothing’ scenario, there would be a significant loss of potential
positive socio-economic impacts, associated with the regeneration of the site, for the
existing and future populations at both local and regional levels. This is principally
through the provision of employment opportunities, retail provision (and the
subsequent economic growth), as well the regeneration of the harbour walls, the
bringing forward of associated infrastructure improvements and the provision of public
open space. Details of the potential socio-economic impacts associated with the
proposed development are provided in further detail at Chapter 13.0: Socio-Economic
of this ES.

2.34

Whilst the construction of the proposed development will result in environmental
impacts and associated effects (as identified within the ES and the EIA), it is
considered that the potential benefits, that the scheme will bring forward, will
outweigh these negative effects (particularly once mitigated).

2.35

Therefore, as an underused brownfield site, under the ‘Do Nothing’ scenario, the
application site would remain underutilised and it would be likely that the use of the
water space would become restricted as the condition of the quays continued to
deteriorate removing the water space ‘leisure’ facility that is often overlooked.

Alternative Locations
2.36

Guidance on the review of alternative locations acknowledges that the 'consideration of
alternative locations or sites will not always be available to the developer, for example,
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the developer may own the site and the proposal may be a means of satisfying the
objective of maximising the asset of the land.'2
2.37

As identified above, the wider area of Hayle Harbour is regarded as having prevented
effective economic growth of Hayle. The significance of the application site and
surrounding area is noted within local policy (both at County and District level). Within
Cornwall’s Structure Plan , whilst there is an emphasis to focus development within the
3

seven identified Strategic Urban Centres, the Plan also recognises the importance of
‘Other Main Towns’ and local centres in meeting the needs of their local area. Within
the Plan, Hayle is identified as an ‘Other Main Town’ for shopping, employment,
community facilities, and as a leisure and tourist destination. In this regard, the
application site is considered to be suitable for the proposed development, as it is wellintegrated within the built-up area, and helps support the role and function of the
centre in line with policy objectives.
2.38

At the local policy level, the importance of Hayle Harbour is recognised in Penwith
District Council’s Local Plan

4

(adopted in 2005). The Plan identifies that the most

significant opportunity to improve both the environment and economy of Hayle lies in
the regeneration of the harbour area.
2.39

The Quays themselves are identified as important features; the Local Plan states that
the regeneration of these areas as crucial to the revitalisation of the harbour and
Hayle. Paragraph 7.3.109 of the Plan in relation to South Quay states the following:
‘South Quay extends northwards from the railway viaduct and the areas occupied by
Jewsons and adjacent buildings are included within the potential redevelopment area
together with the area of the former foundry yard to the south of the B3301. The quay,
which is a listed Building, suffers from instability and in a poor stage of general repair.
Nevertheless it is a valuable facility for local fishermen and is visually important in this
part of the town. This area has the benefit of good access to the main road network
without the need for traffic to pass through the town.’4

2.40

Moreover, Policy TV-D from the Local Plan specifically allocates the application site as
suitable for mixed-use development within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1
and D2 of the Town and Country Planning Use Classes Order 1987 .
5

2.41

At the regional level, the redevelopment of South Quay is considered to conform to
Policy VIS2 (which set out the principles for future development in the region) in that
the development is on:


Previously developed land within the town of Hayle;



Promotes mixed use development, including a mix of housing, retail and
commercial development; and
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Seeks to conserve and enhance environmental assets and promote a good quality
design, including good building design, quality landscape, urban spaces, and a
mixture of complementary uses.

2.42

In addition, a stand-alone Retail Planning Assessment has been carried out, which
includes a sequential assessment (in context of PPS6 ) to demonstrate that there are
6

no other 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.
2.43

This assessment also concludes that the application site is already allocated for the
provision of new shopping floorspace and is accessible by a number of transport
modes. Furthermore, no other suitable or alternative sites in and on the edge of
Foundry and Copperhouse town centres have been identified; therefore the sequential
approach to site selection with regards to the retail element of the proposed
development has led to the identification of the application site.

2.44

As such, and as detailed within this guidance, alternative locations of this scale with
regard to the mix of proposed uses on-site has not been possible, not only due to the
ownership of the site by the applicant, but as the other areas of Hayle Harbour have
been specified for alternate uses.

Alternative Designs
2.45

A number of different proposals have been considered for the application site, over the
thirty years since the commercial harbour activities declined. This is in addition to the
more recent and extensive planning history, as described from paragraph 2.19.

2.46

More recently, an outline application for the Hayle Harbour Masterplan area (inclusive
of the application site) was submitted in November 2007, as well as an outline
application for a retail element for part of the application site at South Quay separately
submitted (and subsequently withdrawn) in December 2009. For both applications, a
number of consultation responses from a range of statutory consultees and the Council
have been received, including matters relating to ecology, flood risk, cultural heritage,
and archaeology. In addition, a number of meetings have been held with the Council
and statutory consultees in advance of this proposed development being submitted.

2.47

Therefore, the proposals for this hybrid application have evolved to take into account
many of these comments and have been designed to response appropriately and
sensitively to the surrounding area, given its context.

2.48

Further details on the evolution of the design of the proposed development are
provided and contained within the stand-alone Design & Access Statement, submitted
alongside this hybrid application.
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3.0

DEVELOPMENT PROGRAMME & CONSTRUCTION
INTRODUCTION

3.1

This Chapter presents an outline of the main processes involved in the construction of
the proposed development and the approach for the principal construction elements.

3.2

Whereas this Chapter outlines the key stages, the environmental impacts associated
with the construction activities are identified and assessed in detail within the
associated technical chapters of this ES where appropriate and are not replicated here.

3.3

Furthermore, Chapter 5.0: Transportation in Volume 1: Main Text & Figures of this ES
contains details on the construction traffic associated with the proposed development
and assesses the potential impacts arising from construction traffic.

3.4

Planning for the construction phase is necessarily broad at this time and may be
subject to some change during the site development and detailed design stages.
Consequently, all aspects of construction in relation to environmental issues cannot be
specifically detailed. However, although it has not yet been determined in detail how
these aspects will be managed during the construction phase, any assessment relating
to associated environmental impacts has been carried out using data and parameters
to allow for any flexibility required. The information available is therefore sufficient for
a thorough and comprehensive assessment to be undertaken and represents a 'worst
case scenario'.

PROGRAMME OF WORKS
3.5

The physical works programme the proposed development is likely to comprise of the
key site activities, details of which are included below:


Pre-works review;



Site clearance and removal of any contamination;



Site establishment and enabling works (including lifting of South Quay levels);



Repair of Listed South Quay walls, and provision of new flood walls and handrails;



Piling and substructure;



Shell and core works; and



Fit out and completion.

Timeframe for Environmental Effects
3.6

The ES will address impacts arising from the construction and operation of the
proposed development. Construction impacts may arise from construction activities
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themselves, from temporary occupation of land, or from associated changes such as
air quality. Permanent landtake effects (at the operational phase) will arise from
changes in land use and, in particular, the development footprint for the infrastructure
for which consent is being sought. Both construction and operational impacts are dealt
with in detail in the associated technical ES Chapters and are not replicated here.
3.7

For the purposes of this EIA, the baseline year for the proposed development is 2010.
Much of the environmental baseline and assessment used for the withdrawn
application submitted at the end of 2009 is considered to be relevant and applicable
for the assessment of the proposed development for the hybrid application. However,
where supplementary or additional information is required, this has been considered
through further surveys and consultation. As such, the standardised baseline year of
2010 has been applied within this EIA. It has also been assume that construction will
commence in 2011, with the development becoming fully operational by the end of
2012.
Figure 3.1 Timeframe for Environmental Effects

DESCRIPTION OF WORKS
Pre-Works Review
3.8

Prior to construction works, a review of all geo-environmental site investigation works
and reports will be undertaken, where applicable. This will provide suitable information
enabling assessment of any potential for landgas and off-site sources of contamination.
Where ground quality issues are identified, this will enable the Principal Contractor to
detail any waste management procedures dealing with potentially contaminated spoil
and groundwater.

3.9

Prior to construction works, a more detailed geotechnical assessment of the ground
conditions will be needed, particularly along the lines of the proposed retaining
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structures and significant foundations in order to ensure the design does not
compromise the stability of all existing listed quay walls and associated structures.
3.10

On-site storage of potentially polluting plant, equipment and materials will be limited
and there are currently no plans for using hazardous materials or chemicals during the
construction process.

Site Clearance
3.11

The application site has been cleared of all above ground structures, with the last
building demolished in 2008. Construction works will therefore comprise of ancillary or
minor site clearance and full enabling works, associated land levelling works and
profiling, foundation and main structural construction and fit out. Removal of existing
ground slabs may uncover contaminated materials that have not been identified in the
pre-works review and this can be dealt with during the works, as described below.

3.12

Any excavated soil that may contain contaminated materials will be handled and
disposed

of in accordance

with statutory requirements and

the

Construction

Environmental Management Plan (CEMP); further details are contained within Chapter
9.0: Soil Conditions, Groundwater & Contamination, and Chapter 16.0: Construction
Environmental Management Plan of this ES.

Site Establishment & Enabling Works
3.13

Prior to the commencement of site enabling works, the identification, surveying,
testing, decommissioning ,removal and diversion of existing statutory services will take
place. At the same time any necessary asbestos surveys will be undertaken to locate,
quantify the presence of asbestos, and remove it under controlled conditions as
necessary.

3.14

To mitigate against the potential for flooding, it is proposed to raise ground levels such
that all new development is set above the appropriate flood level. It is proposed to set
the minimum development threshold at a level of 6.17m ODN. These levels have been
agreed in principle with the Environment Agency in advance and have informed the
proposed layout.

3.15

At this stage, it is estimated that to raise the site levels, in the first instance, to
minimise the level of materials imported to site (and waste disposal off-site), any
arisings associated with site clearance and removal of below ground foundations will be
reused on-site. In addition to this, it is estimated that a total of approximately
32,500m3 of fill will be imported in total (approximately 13,500m 3 for the retail
element and 19,000m3 for the residential). Based on these figures, indicative
construction vehicle movements have been estimated to provide the worst-case
scenario. The impacts associated with these movements are identified within the
appropriate technical Chapters for this ES and are not replicated here. Alternatives to
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road transport exist and this will be encouraged through the contract documentation
provided to construct the works.
3.16

Details of the foundation solution will be determined following an appropriate review of
the ground conditions on-site. In the unlikely event that contamination is discovered,
either through intrusive works or through site management and observations, samples
will be taken and analysed at a suitable laboratory. Information will enable the spoil
generated to be managed in accordance with legislative and best practice guidance ,
1

and to be reused on-site if applicable.

Repair of Quay Wall
3.17

As part of the Listed Building Consent submitted alongside the hybrid application, the
proposed development will also include repair to the breach to the quay wall (including
general repairs and maintenance) as well as construction of a new quay wall. The
walls, which are built from Cornish granite, scoria and other stones will be repaired;
particularly the section on the east side which has collapsed. These will be constructed
using material reused on-site as far as practicable to ensure that the cultural heritage
and asset of these walls remains intact. Further masonry exists on the Foundry site
and further investigation of this material may provide additional masonry to be used in
the repair works.

3.18

Although there are no restrictions to hours of work created by adjacent sites uses,
nonetheless, close liaison will be required with the Harbour Master to ensure repairs to
the quay walls are undertaken with minimum impact on harbour users.

Piling
3.19

It is considered that piling will be required to provide structural support for the
equipment associated with the proposed development. It is anticipated that continuous
flight auger (CFA) rigs will be employed with smaller excavators in attendance to clear
pile arising and to load ‘muck away’ trucks for removal for any material from the
application site. For the new quay wall driven sheet piling will be needed using piling
hammers or vibrating hammers depending on the final ground conditions, however
either solution will need to be undertaken in a manner that considers the impacts on
the adjacent listed structures.

3.20

While the number of piling rigs that will be used during the construction of the
proposed development is currently unknown, it is anticipated that the piling works will
require a maximum of 3 construction personnel using a single continuous flight augor
(CFA) piling rig. These works will be undertaken, in line with the normal working hours
for the developed as detailed in paragraph 3.34 below.

3.21

The full details of these operations are not known at this stage but will be provided as
necessary to the Council once these have become available.
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Importation of Materials and Plant
3.22

The application site is accessed from the B3301 (Carnsew Road), which provide a
continuous routes through Hayle, parallel to the trunk road. The B3301 also provides
frontage access to a range of shops, services and facilities concentrated in the
Copperhouse and Foundry Square areas of Hayle.

3.23

Where possible, equipment will be prefabricated off-site, which will not only reduce the
construction programme but also reduce waste and reduce construction-associated
noise. The procurement of materials and their transport to the application site will be
confirmed during the process of detailed design stage, and once the preferred
contractors are known. Further details of the transport impacts associated with the
construction of the proposed development are identified in Chapter 5.0: Transportation
of this ES.

Site Set-Up & Logistics
3.24

A detailed delivery plan for the development will be prepared by the appointed
construction manager, which will schedule when materials arrive on a 'just in time'
basis so as to avoid the build up of construction traffic along neighbouring roads. This
will aid good site management and traffic loads along neighbouring roads and will
respond to appropriate risk assessments.

3.25

Deliveries will be undertaken within the time constraints indicated by the Highways
Agency in order to minimise the impact on the wider highway network, particularly the
A30, during peak times.

3.26

All offloading of materials will happen within the redline boundary of the application
site or from the water where waterborne transport is considered viable.

Completion Stage
3.27

During this final stage, construction plant will be removed from the application site. In
addition, the temporary construction compound within the redline boundary will also
be removed.

Hours of Work
3.28

It is anticipated that the working hours for the construction phase will be 0700 to 1900
Monday to Saturday inclusive, including all piling operations. Should there be a need
for extended working hours (including 24 hour working) at times during construction,
this will be discussed and agreed with the Council in advance to ensure that all
appropriate measures are in place to mitigate any disruption to local residents. Tidal
working may be required outside of these hours over a limited period to ensure the
works are undertaken with the minimum of impact.
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Construction Plant
3.29

During the construction phase, piling rigs will be required to support the repair of the
South Quay walls, and substructure on-site. Other construction equipment that are
likely to be used includes, but is not limited or restricted to:


Mobile cranes and hoists;



Crushers and excavators;



Hydraulic benders and cutters;



Surface equipment and rollers;



Bulldozers;



Scaffolding and temporary supports; and



Generators for local power.

Construction Workforce
3.30

The peak manpower requirement, including the project management team is
anticipated to be approximately 102-152 personnel depending on a 24 or 36 month
construction period. This has been predicted based on the overall estimated capital
construction costs (as indicated in Chapter 13.0: Socio-Economic).

Temporary Construction Facilities
3.31

Within the redline boundary of the application site, it is anticipated that a temporary
construction compound and range of facilities will be made available and accessible to
all personnel on-site, and is likely to comprise of the following:

3.32



Contractors' compound including temporary offices;



Storage areas for materials, fuels, plant and equipment;



Pre-fabrication area for piles and steelwork;



Emergency back-up electricity supply;



Waste management facilities;



Car parking facilities; and



Welfare facilities.

Although the construction laydown area has been accommodated to allow for flexibility
for the location and timing of materials, it is anticipated that only certain areas will be
used continually, with most areas only being necessary (or used) for certain aspects of
the construction works. The ‘just-in-time’ approach to materials will ensure that for
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periods of the construction time, a large percentage of the land area will not have any
materials or goods stored on them.
3.33

Therefore, the temporary construction site will be required for the duration of the
construction of the proposed development, based upon the construction programme
described above, but will incorporate a degree of flexibility to take account of any
unforeseen delays to the programme, and to allow for the removal of any residual
materials.

ENVIRONMENTAL MANAGEMENT
3.34

An outline of the approach that will be taken by the applicant to ensure the highest
standards of environmental management and performance are provided in Chapter
16.0: Construction Environmental Management Plan of this ES. Moreover, individual
recommendations and specific mitigation measures are outlined within the technical
chapters of this ES and are not replicated here.

Principal Contractor
3.35

A Principal Contractor will be appointed for the proposed development and will devise a
Construction Environmental Management Plan (CEMP) though which the control of
activities that have the potential to impact upon identified environmental receptors will
be identified.

3.36

Individual trade contractors will incorporate environmental control, based on good
working practice, into their working plans. The trade contractors will demonstrate how
they will implement the requirements of the CEMP.

3.37

The applicant and Principal Contractor will jointly agree environmental objectives and
targets to be achieved during the design and construction of the proposed
development. These will take into account the environmental impacts and mitigations
identified in this ES and any planning or other conditions imposed.

3.38

As detailed within Chapter 13.0: Environmental Management, the Principal Contractor
will be required to develop the CEMP and develop detailed Plans and Procedures for the
design and construction of the proposed development, having regard to the
environmental impacts and mitigations identified in this ES.

Traffic Movements
3.39

Details on the transport elements of the proposed development are presented in
Chapter 5.0: Transportation of this ES. Access to the application site will consider
existing traffic arrangements in the vicinity and, as such, construction traffic will be
controlled to encourage smooth running traffic with minimal congestion through the
neighbouring road network to ensure that traffic nuisance will be kept to a minimum.
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3.40

If short-term road closures are required in order to establish or remove construction
cranes or equipment, or the delivery of large items of equipment, then appropriate
consents will be obtained.

3.41

It will be the responsibility of the Principal Contractor or Construction Manager to
finalise consultations with the Council. As the application site is not utilised or accessed
by the general public, there will be no requirements for any planned closures and
diversions of roads. Where possible, the informal pedestrian routes across South Quay
will continue to be provided but may have to be closed during peak construction
periods.

3.42

Provision will be made to ensure that unloading vehicles can be carried out on-site
rather than on any adjacent roads. Such arrangements will be reviewed with the
Council and should unloading be required from the highway, it will be from agreed
designated unloading points, with pedestrian protection (e.g. appropriate gantries and
crash decks) where necessary.

3.43

All construction traffic entering and leaving the application site will be closely
controlled. Vehicles making deliveries to the application site or removing spoil will
travel via designated routes, which will have been previously agreed with the Council
and other relevant bodies.

Waste Management & Minimisation
3.44

The full quantities of construction waste are not known at this stage, although it is
acknowledged that waste will be generated during all stages of the construction works;
a quantitative assessment has been undertaken (based on available benchmark
figures) and is contained in Chapter 15.0: Waste.

3.45

A Site Waste Management Plan (SWMP) to be contained in the Construction
Management Plan (CMP) will be developed by the Principal Contractor detailing how it
is proposed to dispose of and manage waste created during the demolition and
construction phases, in line with the requirements of the Environment Agency,
legislation and best-practice measures. All relevant contractors will be required to
investigate opportunities to minimise waste arisings at source and, where such waste
generation is unavoidable, to maximise the recycling and reuse potential of demolition
and construction materials. Where feasible, such arisings will be dealt with in a manner
that reduces environmental impact and maximises potential for reuse of materials.
Recycling of materials will largely take place off-site where noise and dust are less
likely to result in impacts to the occupants of the surrounding properties.

3.46

No burning of construction waste will be undertaken on the application site.

3.47

Due to the proposed piling, construction techniques and equipment, the application
site will typically be a dry site and not require significant amounts of water, with usage
being limited to wheel washing, dust suppression, some flushing of the service systems
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and worker facilities. Where possible, water minimisation and water reuse measures
will be installed.
3.48

Further details of the SWMP and waste management are provided in Chapter 15.0:
Waste and Chapter 16.0 Construction Environmental Management Plan of this ES.

Hazardous Materials & Contamination Land
3.49

The potential for the presence of asbestos will be fully assessed in advance of
excavation works commencing. All asbestos materials will be removed in a controlled
manner in accordance with current legislation and approved codes of practice and
guidance. Any notifiable asbestos will be removed by a specialist contractor holding an
appropriate licence from the Health and Safety Executive (HSE) in accordance with the
relevant legislation and regulations, namely the Control of Asbestos at Work
Regulations 2002 and the CDM Regulations 1994 .
2

3.50

3

There may be potential for highly localised quantities of contaminated materials from
the ground and possible contaminants or hazardous materials found during excavation.
The control, handling and disposal of these materials, if found, will require special
attention and will come under the requirements of the CMP put in place by the
Principal Contractor.

3.51

Further details with regards to Hazardous Materials and Contaminated Land are
provided in Chapter 9.0: Soil Conditions, Groundwater & Contamination, and Chapter
16.0 Construction Environmental Management Plan of this ES.

Considerate Constructors Scheme
3.52

The construction of the proposed development will be informed by the following the
eight principles of the Considerate Constructors Scheme designed to encourage best
practice beyond statutory requirements, in line with the targeted BREEAM credits:
Considerate
All work is to be carried out with positive consideration to the needs of traders and
businesses, site personnel and visitors, and the general public. Special attention is to
be given to the needs of those with sight, hearing and mobility difficulties.
Environment
Be aware of the environmental impact of your site and minimise as far as possible the
effects of noise light and air pollution. Efforts should be made to select and use local
resources wherever possible. Attention should be paid to waste management. Reuse
and recycle materials where possible.
Cleanliness
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The working site is to be kept clean and in good order at all times. Site facilities,
offices, toilets and drying rooms should always be maintained to a good standard.
Surplus materials and rubbish should not be allowed to accumulate on the site or spill
over into the surroundings. Dirt and dust from construction operations should be kept
to a minimum.
Good Neighbour
General information regarding the scheme should be provided for all neighbours
affected by the work. Full and regular communication with neighbours, including
adjacent residents, traders and businesses, regarding programming and site activities
should be maintained from pre-start to completion.
Respectful
Respectable and safe standards of dress should be maintained at all times. Lewd or
derogatory behaviour and language should not be tolerated under threat of severe
disciplinary action. Pride in the management and appearance of the site and the
surrounding environment is to be shown at all times. Operatives should be instructed
in dealing with the general public.
Safe
Construction operations and site vehicle movements are to be carried out with care
and consideration for the safety of site personnel, visitors and the general public. No
building activity should be a security risk to others.
Responsible
Ensure that everyone associated with the site understands implements and complies
with this code.
Accountable
The Considerate Constructors Scheme poster is to be displayed where clearly visible to
the general public. A site’s contact details should be obvious to anyone affected by its
activities.
3.53

The key principles will form the basis of the contract with the Principal Contractor, with
further commitments being made during discussions with the Council with regard to
the timing and implementation of works. These will be in addition to those stipulated
within the CMP and those required as mitigation measures as identified through this
EIA. Further details of the approach that will be taken by the applicant to ensure the
highest standards of environmental management and performance during the detailed
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design, construction and operation of the proposed development are highlighted in
Chapter 16.0: Construction Environmental Management Plan.
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4.0 PLANNING POLICY & LAND USE CONTEXT
INTRODUCTION
4.1

This Chapter assesses the land use implications of the proposed development in the
context of the site’s planning history and relevant planning policies.

4.2

It starts by providing a summary of the planning history associated with the
application site. It then reviews the key planning policies and designations at the
national, regional and local levels, which provide the context within which the
development proposal should be considered.

PLANNING HISTORY
4.3

South Quay forms part of the wider Hayle Harbour regeneration proposals. This is a
significant material consideration which is referred to below.

4.4

In April 2008, an outline application was submitted to Penwith District Council for the
mixed use redevelopment of the harbour (LPA Reference: 08-0613-P). The site
encompassed the main Quays (South Quay, North Quay, East Quay) and extended
northeast to include the agricultural areas referred to as Riviere Fields and Hilltop.

4.5

The application comprised residential, retail, offices, industrial space, leisure and hotel
use together with associated infrastructure and car parking. The range of uses
proposed specifically for South Quay were predominantly residential with a rage of
retail, leisure and other commercial uses mainly at ground floor level.

4.6

Penwith District Council resolved to grant permission for the Masterplan scheme on
24th March 2009 subject to the applicant entering into an agreement under Section
106. The S.106 was later signed and planning permission was formally granted on 29th
June 2010.

4.7

At the same time, an application for infrastructure improvements (LPA Reference: 081721) was submitted. The infrastructure works included a new bridge, a new road
alongside North Quay between the B3301 and the new business park adjacent to Wave
Hub, a fishing harbour, flood defence works, and the repair of harbour walls and
sluices. Planning permission was also granted on 29 th June 2010 and these works are
to be implemented on a phased basis as development progressed.

4.8

As a consequence of the dramatic economic downturn, commencement of the
regeneration

programme

has

been

delayed.

ING

subsequently

undertook

a

comprehensive review of the Masterplan and found that South Quay had the greatest
potential to come forward in the short term. In the context of significant retailer
interest, and national and local policy influences, ING decided to submit an application
for a retail led development on South Quay.
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4.9

The application (Reference: 09-1334-ORM) was submitted in outline in December 2009
and proposed:
‘A foodstore and unit shops (Class A1 & A3), associated car parking, new vehicular
access from Carnsew Road to serve the retail development and future development to
the north of the quay, enhanced pedestrian linkage to Foundry and public realm
improvements in the form of a promenade to the perimeter of the quay and a raised
walkway between the store and the town centre. Improvements to the quayside and
the raising of the site level to accommodate climate change’.

4.10

The application did not promote the residential development of the northern part of the
quay. This was to be promoted by way of a separate application at a later date.

4.11

In parallel, an application for Listed Building Consent was also submitted.

4.12

However, in March 2010, both applications were withdrawn to address comments
raised in relation to concerns about the scale of the development and the impact of the
scheme upon the local heritage assets.

4.13

ING has reprised its approach to development in this area and is now promoting the
comprehensive redevelopment of South Quay and Foundry Yard.

4.14

Details of the proposed development are contained at Chapter 2.0: Proposed
Development of this ES.

PLANNING POLICY BACKGROUND
4.15

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that planning
applications should be determined in accordance with the Development Plan unless
material considerations indicate otherwise.

4.16

In this instance, the Development Plan comprises the Regional Planning Guidance for
the South West (RPG 10) (September 2001), the saved policies from the Cornwall
Structure Plan (September 2004), and the saved policies from the Penwith Local Plan
(February 2004).

4.17

The Local Planning Authority should also have regard to other material considerations
including national planning guidance and the emerging Local Development Framework
(‘LDF’).

4.18

By way of background to the LDF process, Penwith District Council started to replace
the existing Local Plan with a portfolio of Local Development Documents (LDD). In
February 2008 the Council consulted on the ‘Preferred Options’ of the Core Strategy
and ‘Issues and Options’ for the Hayle Area Action Plan. However, in April 2009, a
structural change to the Local Government system meant that a new Unitary Authority
– Cornwall Council, also known as ‘One Cornwall’, was created. As a result, a new
planning policy framework has to be prepared, but this has only advanced as far as
identifying the key spatial planning issues that should be addressed in the Cornwall
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Core Strategy. These consist of 21 topic based and 19 place based issues papers.
These papers will inform the Core Strategy Issues and Options Report which, along
with the 19 Community Network Area Papers, are due to be published for consultation
in January 2011. Adoption of the Core Strategy is not expected until 2012.

NATIONAL PLANNING POLICY
4.19

The Government’s policies on different aspects of the planning system are set out in a
series of Planning Policy Guidance Notes (PPGs), Planning Policy Statements (PPSs)
and Circulars. Local Planning Authorities are required to take account of this guidance
when preparing their Development Plans. The guidance can also be material to
decisions on individual planning applications.

4.20

4.21

The following PPS documents are of relevance to the proposed development:


PPS1 – Delivering Sustainable Development (2005);



PPS3 – Housing (2010);



PPS4 – Planning for Sustainable Economic Growth (2009);



PPS5 – Planning for the Historic Environment (2010);



Planning Circular 07/09: Protection of World Heritage Sites (2009);



PPS9 – Biodiversity and Geo-Conservation (2005);



PPG13 – Transport (2001);



PPG24 – Planning and Noise (1994); and



PPS25 – Development and Flood Risk (2006).

A number of the above PPG/PPSs deal with specific technical policy issues including,
inter alia, biodiversity, transport and flood risk. These are explained in further detail in
the specific technical chapters of this document. It is not the intention of this chapter
to address each technical issue in detail. This Chapter concerns itself with a review of
specific land use policies which have not been covered elsewhere within the ES.
PPS 1: Delivering Sustainable Development

4.22

PPS1 sets out the Government’s overarching planning policies on the delivery of
sustainable development through the planning system. Overall, the key role of the
planning system is seen to deliver homes, jobs, and better opportunities for all in a
manner consistent with the principles of sustainable development and environmental
objectives. The Government sets out four aims for sustainable development, these
include:


Social progress which recognises the needs of everyone;



Effective protection of the environment;

Chapter 4.0: Planning Policy and Land Use Context
Volume 1: Main Text & Figures

46

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

4.23



The prudent use of natural resources; and



The maintenance of high and stable levels of economic growth and employment.

PPS1 states that planning should facilitate and promote sustainable and inclusive
patterns of development by making suitable land available in line with economic, social
and environmental objectives.

4.24

These themes of sustainable development are given extra emphasis by the clear
direction in PPS1 to promote the re-use and redevelopment of previously developed,
brownfield land, to assist urban regeneration and promote development in appropriate
locations.

4.25

The re-use of a large vacant brownfield site that will deliver new homes and create
future local jobs means mean that on balance, the application proposals are well suited
to this location and meet the Government’s overall objective of sustainability.

4.26

The proposals will also alleviate undue pressure upon Greenfield land, through focusing
development within the confines of the urban area. The proposed development
therefore represents sustainable development consistent with Government guidance
set out in PPS1.
PPS 3: Housing (2010)

4.27

PPS 3 sets out the national planning policy framework for delivering the Government’s
housing objectives and reflects the Government’s commitment to improving the
affordability and supply of housing in all communities.

4.28

The Government’s key housing policy goal is to ensure that everyone has the
opportunity of living in a decent home, which they can afford, in a community where
they want to live.

4.29

In this context, Paragraph 10 advises that the planning system should achieve the
following outcomes:


‘High quality housing that is well-designed and built to a high standard.



A mix of housing, both market and affordable, particularly in terms of tenure and
price, to support a wide variety of households in all areas, both urban and rural.



A sufficient quantity of housing taking into account need and demand and seeking
to improve choice.



Housing developments in suitable locations, which offer a good range of
community facilities and with good access to jobs, key services and infrastructure.



A flexible, responsive supply of land – managed in a way that makes efficient and
effective use of land, including re-use of previously-developed land, where
appropriate’.
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4.30

The application proposals will assist in achieving these outcomes. In particular, it will
bring forward sufficient land of a suitable quality in an appropriate location to meet
expected local housing needs.
PPS4: Planning for Sustainable Economic Growth (2009)

4.31

PPS4 sets out the Government’s policy guidance on the assessment and determination
of planning applications for retail and other main town centre uses. The policy
statement sets out the Government’s overarching objectives:


To promote prosperous economies;



To reduce the gap in economic growth rates between regions;



To deliver more sustainable patterns of development;



To promote the vitality and viability of town and other centres and important
places for communities; and


4.32

To raise the quality of life and the environment in rural areas.

PSS4 states that local planning authorities should adopt a positive and constructive
approach towards planning applications for economic development. It promotes the
need for competitive town centre environments and Policy EC10 specifically states that
applications that secure sustainable economic growth should be treated favourably.

4.33

Against this background, planning applications for retail and town centre uses have to
be assessed against the following two key tests:

4.34



The sequential test (under Policy EC15); and



The impact test (under Policies EC10 & 16).

Policy EC15 requires town centre uses to be located in the town centre first. If there
are no such sites, edge-of-centre locations should be sought. Only when it has been
clearly demonstrated that no suitable and viable centre or edge-of-centre sites are
available will development in out-of-centre locations be considered.

4.35

The Retail Planning Assessment submitted with this application applies the sequential
approach to site selection and confirms that this is the most sequentially superior site
in Hayle.

4.36

Policy EC10.2 of PPS4 sets out 5 impact considerations that are relevant to the
assessment of all planning applications for economic development. They are as
follows:


The effect on carbon dioxide emissions and climate change over the lifetime of the
development,



The accessibility of the proposal by a choice of means of transport and the effect
on local traffic levels and congestion;
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Whether the proposal secures a high quality and inclusive design;



The impact on economic and physical regeneration in the area, including the
impact on deprived areas and social inclusion objectives; and


4.37

The impact on local employment.

Policy EC16 states that planning applications for main town centre uses that are not in
a centre should be assessed against the following impacts:


The impact of the proposal on existing, committed and planned public and private
investment in a centre in the catchment area of the proposal;



The impact of the proposal on town centre vitality and viability, including local
consumer choice and the range and quality of retail offer;



The impact of the proposal on allocated sites outside town centres being
developed;



The impact of the proposal on in-centre trade/turnover and on trade in the wider
area;



Whether the proposal is of an appropriate scale (in terms of gross floorspace) in
relation to the size of the centre and its role in the hierarchy of centres; and


4.38

The impact of the proposal on any locally important centres.

Each of these impact considerations have been covered in the various supporting
statements submitted as part of the application. The standalone Retail Planning
Assessment in particular explains that the retail offer in Hayle town centre needs to be
improved significantly to effectively compete with other town centres and out of centre
developments to maintain its vitality and viability over the long term, as a sustainable
place to shop.

4.39

The Statement explains that the scale of retailing proposed by the applicant will have
the necessary critical mass and range and depth of food and non-food items to
significantly reduce the leakage of shoppers and expenditure from Hayle to the
competing stores.

4.40

The development is therefore clearly in line with the objectives of PPS4. The proposal
will have significant retail, economic and regeneration benefits and will have a positive
impact on Hayle’s town centre as a whole.

These benefits could not be achieved if the

proposed mix of town centre uses was to be allowed in an out of centre location.
PPS5: Planning for the Historic Environment (2010)
4.41

PPS5 sets out planning policies on the conservation of the historic environment. The
overarching aim is that the historic environment and its heritage assets should be
conserved and enjoyed for the quality of life they bring to this and future generations.
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To achieve this, the Government’s objectives for planning for the historic environment
are:


To deliver sustainable development;



To conserve England’s heritage assets in a manner appropriate to their
significance; and



To contribute to our knowledge and understanding of our past by ensuring that
opportunities are taken to capture evidence from the historic environment.

4.42

The effect of development on the ‘significance’ of a heritage asset is a material
consideration in determining the application. In accordance with Policy HE6, the onus
is on the Applicant to provide a description of the significance of the heritage assets
affected.

4.43

Policy HE9 sets out the principles guiding the consideration of planning applications
relating to designated heritage assets. It states that there should be a presumption in
favour of the conservation of designated heritage assets. As such, substantial harm to
or loss of a grade II listed building should be ‘exceptional’ and substantial harm to a
World Heritage Site should be ‘wholly exceptional’.

4.44

Policy HE9.5 refers to the fact that not all elements of a World Heritage Site or
Conservation Area will necessarily contribute to its significance. When considering
proposals, PPS5 advises local planning authorities to take into account the relative
significance of the element affected. It states:
‘Where an element does not positively contribute to its significance, local planning
authorities should take into account the desirability of enhancing or better revealing
the significance of the World Heritage Site or Conservation Area’.

4.45

The Heritage Assessment accompanying this application carries out an assessment of
the impact of the proposal. It pays attention to the site’s World Heritage designation,
Conservation Area Status, the Grade II listed quay side and the archaeological features
associated with the site. This assessment confirms that there will be no harm to the
designated heritage assets associated with South Quay and Foundry Yard. Indeed, the
Assessment concludes that the proposed development will bring forward a number of
positive benefits. These include:


The proposed development would ensure the immediate maintenance and repair
of the South Quay walls for future generations;



The development will ‘open up’ the area to the public to enjoy the historic
harbour. The public promenade will improve access to the site and interpretation
panels situated in the public accessible areas will explain the history and
significance of the harbour. For further information on this please refer to the
accompanying Landscape Strategy;
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The development will create a restored and valuable area, which will retain and
improve many of the historic features associated with its industrial past; and



Harbour furniture will be maintained, and further furniture will be provided such as
mooring bollards/rings with due regard to the heritage aspects of the site.

4.46

Chapter 12.0: Archaeology and Cultural Heritage of this ES deals with archaeology and
cultural heritage. It explains that a desk-based assessment to determine the location
of any archaeological remains and slipways has been carried out. Where historic
features are lost as a result of the development, such as the slipways, a record will be
make in accordance with Planning Policy Guidance. As identified in Chapter 12.0, it is
considered that the successful implementation of mitigation measures comprised of an
agreed watching brief and preservation of record is considered to have a negligible
residual effect.
Planning Circular 07/09: The Protection of World Heritage Sites (2009)

4.47

Circular 07/2009 gives advice on the level of protection and management needed for
World Heritage Sites.

4.48

The supporting guidance note to this Circular explains that Applicants are required to
detail the impact their proposals will have on the Outstanding Universal Value (OUV) of
the World Heritage Site, and indicate how they believe these effects should be
acceptable in the context of the protection of the OUV, authenticity and integrity of the
site.

4.49

The Heritage Statement appended in Volume 2: Technical Appendices of this
Environmental Statement considers the impact the development will have on the OUV
of the World Heritage Site. It finds that the OUVs specific to Hayle are more related to
the town’s historical association with the Industrial Revolution and technological
endeavour. As such, it concludes that the proposed development would in no way
undermine the OUVs of the World Heritage Site.
PPS9: Biodiversity and Geo-Conservation (2005)

4.50

PPS9

sets out

planning

policies on protection of biodiversity and

geological

conservation through the planning system.
4.51

PPS9 is essentially made up of three documents. The first part is the PPS itself, which
sets out the Government’s position on the role and importance of biodiversity and
geological issues in the planning process. The second part of the document is
supplemented by Circular 06/2005 ‘Biodiversity and Geological Conservation’ which
provides detailed advice on a range of legislative provisions at the international and
national levels. The third part of the document is a Good Practice Guide (2006) that
provides advice on planning for biodiversity and geological conservation.
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4.52

The key principles of PPS9 are set out in Paragraph 1.

This states, amongst other

things, that plan policies and planning decisions should aim to maintain, enhance,
restore or add to biodiversity and geological conservation interests. Where granting
planning permission which would result in significant harm to those interests, local
planning authorities will need to be satisfied that the development cannot reasonably
be located on any alternative site that would result in less or no harm.
4.53

Guidance on Sites of Special Scientific Interest (SSSI) is contained in PPS9 and the
general presumption is that any development that may have an adverse effect on an
SSS1 should not normally be granted permission.

4.54

The Good Practice Guide applies a five-point approach to assessing planning
applications that have biodiversity implications. In summary, the five points are:
information, avoidance, mitigation, compensation and new benefits.

4.55

Chapter 11.0: Ecology of the Environmental Statement considers the potential impact
the development will have on:


Terrestrial habitats and species, arising from land-take, construction processes
and land use/management changes;



Inter-tidal and sub-tidal estuarine invertebrates, fish populations and algae,
arising from the construction process and the proposed development; and



Wintering and migratory bird populations in the estuary arising from construction,
land use, and changes in pedestrian and road traffic around South Quay.

4.56

It finds that the development will have an impact upon the natural environment, but
mitigation measures will be incorporated to ensure that these are kept to a minimum.
For instance, translocation techniques can be used for the small species of Petalwart
found on site, to ensure their continued viability. The Construction Environmental
Management Plan can also help to minimise the release of contaminants into the
aquatic environment and can manage disturbances arising from noise, dust and
accidental spillages. During the detailed design stage there will be opportunities to
enhance the biodiversity further through the planting of trees and vegetation, the
enhancement of existing habitats and the possible introduction of green and brown
roofs.
PPG13: Transport (2001)

4.57

PPG13 sets out the Government’s objectives for integrating land use planning and
transport. PPG13 stresses the significance of car parking policies and the provision of
car parking spaces to serve new development, in determining travel demand and
transport choices. It emphasises the importance of reducing car parking within new
development so as to encourage sustainable travel choices.

4.58

Paragraph 4 of PPG13 sets out the objectives of the guidance. These are to:
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Promote more sustainable transport choices;



Promote accessibility to jobs, shopping, leisure facilities and service by public
transport, walking and cycling; and


4.59

Reduce the need to travel, especially by car.

PPG13 is addressed in detail in Chapter 5.0: Transportation of this ES. The Chapter
identifies that the proposed development is well suited in the context of land-use policy
and transport, in terms of accessibility to the town centre. The proposed development
will be in accordance with transport policy as it links directly with the other amenities
of the town centre. Whilst the redevelopment of the application site will result in a
change to the current traffic movement patterns on the local network, particularly
Carnsew Road and Penpol Terrace, the development traffic will typically have a ‘less
than slight’ impact on environmental issues on the surrounding local and strategic
highway network.
PPG24: Planning and Noise

4.60

PPG24 outlines the considerations to be taken into account in determining planning
applications both for noise-sensitive developments and for those activities which
generate noise. It also confirms that noise can be a material consideration in the
determination of planning applications.

4.61

Chapter 6.0: Noise and Vibration of this ES considers noise and vibration impacts and
summarises the results of a technical assessment that has been undertaken. It finds
that noise from construction activity will have a temporary impact but with mitigation
measures, such as a construction works method study to include hours of working and
agreed traffic routes, the development could proceed without causing significant noise
impacts.

4.62

In terms of the operational development, the assessment found there would be a
negligible impact and so development can proceed without the likelihood of operations
harming the amenity of local residents.

It explains that the precise details of the

mechanical services and equipment for the retail uses are not known at this stage, and
therefore recommends a planning condition should be attached to any permission that
may be forthcoming to ensure that noise levels do not exceed good working practice
and guidance.
PPS25: Development and Flood Risk (2006)
4.63

PPS25 sets out Government policy on development and flood risk. It aims to ensure
that flood risk is taken into account at all stages in the planning process to avoid
inappropriate development in areas at risk of flooding, and to direct development away
from areas of highest risk.
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4.64

Chapter 10.0: Water Resources and Appendix 10.1 Flood Risk Assessment assess the
potential impacts of the proposed development on flood risk, water quality and water
resources.

4.65

During the construction phase, various minor impacts will occur. However these
impacts can be mitigated against through the use of a Construction Environmental
Management Plan which will identify risks and measures to avoid risk to water courses
during construction.

4.66

During operational phases, ground levels will be raised to mitigate against the
potential for flooding. This will have a beneficial impact as the safety of the application
site and surrounding area will improve. With regard to surface water runoff, the
development will deliver a scheme that will provide a suitable surface water drainage
system which provides a net improvement over the existing surface water drainage
arrangements.

REGIONAL POLICY
4.67

The new Coalition Government recently announced on 6 th July the revocation of
Regional Strategies with immediate effect.

On the 10 th November 2010, the High

Court ruled that the decision of the Secretary of State for Communities and Local
Government to unilaterally revoke the system of Regional Strategies in England was
unlawful.
4.68

As such, Local Planning Authorities still have to continue to have regard to the old
system of Development Plans, including saved policies from Regional Planning
Guidance for the South West (RPG 10).

4.69

The Regional Planning Guidance for the South West (RPG10) was approved in
September 2001 and sets out a broad development strategy for the period to 2016
and beyond.

4.70

RGP10 recognises that economic performance is critical to the future scale and pattern
of development in the region and that strong economic performance helps to provide
the wealth needed to conserve the region’s environmental assets. It also recognises
that this brings pressure for new development, and that these pressures have to
managed so that environmental qualities of the region are conserved.

4.71

The principles for future development in the region are set out in Policy VIS2 which
states that local authorities should:


Seek the development of suitable previously developed urban land and other
appropriate sites in urban areas as a first priority for urban-related land uses;



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



Seek a balance of land uses in urban localities:
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Promote

mixed-use

development

and,

where

sites

are

smaller,

through

complementary land allocations over a wider urban area;


Include a mix of housing types, retail, business and commercial development,
industry, education, social and cultural facilities, leisure, sport, recreation and
open space uses;



Ensure that land is used efficiently in both urban and rural locations, with well
designed development taking place;



Make adequate provision for all land uses;



Meet the economic and social needs of rural communities;



Promote the provision and enhancement of networks for walking, cycling and
public transport;



Conserve and enhance environmental assets and promote a good quality design,
including good building design, quality landscape and urban spaces and a mixture
of complementary uses; and


4.72

Reduce and minimise flood risk.

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

which

development.

offer

the

best

opportunity

for

accommodating

the

majority

of

Hayle is not identified as a PUA, however, outside of PUAs, the

Guidance recognises the roles of other appropriate market towns, and key villages in
rural and coastal locations, as places where development will be favoured locally.
4.73

The sub-regional profile of Cornwall and the Isles of Scilly is explored at Policy SS18.
The specific aspirations for the areas are identified as being able to achieve:


The regeneration of the main towns to act as employment and service centres for
their population and rural hinterlands; and



The conservation and enhancement of the distinctiveness of the natural and
historic environment.

4.74

In relation to coastal areas, Policy SS21 states that coastal towns should be the focal
points for development and service provision and this role should be supported and
enhanced. The rational behind this policy is to regenerate coastal towns and
communities and to conserve the environment of the coast. The policy advises local
authorities in their development plans to:


Locate development to support the coast areas primarily in coastal market towns,
through a balanced mix of homes, jobs, services and facilities suitable to the scale
and location of such settlements;



Adopt policies which support the restructuring of the coastal economies and the
provision of jobs to satisfy local needs;
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Set out policies for supporting sustainable diversification schemes which help to
maintain the viability of the fishing sector and coastal economic viability;



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



Promote improved and integrated public transport, communications and service
delivery and support innovative community based solutions to public transport and
communications, in order to increase access to jobs, housing and facilities.

4.75

RPG10 promotes the need for new housing, and Policy HO5 particularly places an
emphasis on the need to give priority to the re-use of previously developed land in
urban area. It requires local planning authorities to adopt a sequential approach to the
identification of sites for housing to ensure that priority is given to the development of
new housing on previously developed land before Greenfield sites.

4.76

With regard to economic development, the broad approach is set out in Policy EC1
which states that the sustainable development of the regional economy should be
supported by positively promoting and encouraging new economic activity in the areas
where it can bring the greatest economic and social benefits and make the greatest
contribution to reducing regional disparities in prosperity. Policy EC2 states that
geographical priority should be given to restructure economies and regenerate area of
special need. Cornwall is identified in RPG10 as an area in structural decline, and
therefore an area which should be given geographical priority.

4.77

Retail investment is encouraged in locations where it is of an appropriate scale and in
keeping with their size and function. Policy EC6 seeks to ensure that such development
is located where it will contribute to the regeneration and environmental improvement
of town centres and can help reduce the need to travel and encourage journeys to be
made other than the private car. The policy explains that the vitality and viability of
existing centres must be protected and enhanced.

4.78

With regard to the natural environment, Policy EN1 identifies the need to provide for
the strong protection and enhancement of the region’s internationally and nationally
important landscape areas and nature conservation sites.

4.79

In relation to the historic environment, Policy EN3 states that local authorities should
afford the highest level of protection to historic and archaeological areas. New
development should preserve or enhance historic buildings and conservation areas and
important archaeological features and their settings. The policy also states that local
authorities should:
‘Encourage the restoration and appropriate re-use of buildings of historic and
architectural value and take a particularly active role in bringing about their restoration
where this would help bring about urban regeneration’.
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4.80

In relation to the built environment, Policy EN4 seeks to ensure that local authorities,
developers and other agencies work together to make the urban areas places where
people wish to live. It seeks to bring forward previously developed brownfield sites to
enable urban restructuring and redevelopment. It also requires a high quality
architecture, urban design, layout and landscape architecture in all new development.

The Cornwall Structure Plan
4.81

Saved Policy 1 sets out the key principles for sustainable development against which
development will need to be assessed. It states that development should be
compatible with:


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



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



The regeneration of towns and villages in meeting the needs of their population
and surrounding area;



Fostering the links between the environment and the economy;



A reduction in the need to travel;



Access for all sectors of the community to well paid and rewarding employment,
satisfactory housing and adequate services and facilities; and


4.82

Meeting needs where they arise.

Saved Policy 2 deals with the protection and enhancement of the natural and built
environment. It states that the conservation and enhancement of World Heritage Sites
should be given priority in the consideration of development proposals.

4.83

Saved Policy 3 relates to the use of resources and confirms that development should
give priority to the re-use of previously developed land to meet development needs.
Land at risk from flooding should be avoided and sustainable construction principles
should be applied.

4.84

Saved Policy 4 is concerned with the maritime environment and states that an
integrated approach to the coast will be taken to support its economic importance and
conservation value. It confirms that development should help enhance the quality of
the environment and economic regeneration of the coastal towns.

4.85

Saved Policies 8 & 9 relate to housing developments. Housing targets for Penwith are
set at 3,300 for the period 2001 – 2016, with an annual average of 220. A mix of
house types and tenure are encouraged.

Saved Policy 10 relates to the location of

housing development and states that in order of preference development should:
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Re-use previously development land in urban areas;



Use other sites in urban area; and

Chapter 4.0: Planning Policy and Land Use Context
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard



Extend urban area in locations with good public transport links or where they can
be provided.

4.86

Economic growth is further encouraged in Policy 11 which states that the regeneration
of urban areas and town centres as a focus for retail, commercial and business activity
should be prioritised. Retailing is then specifically covered in Policy 14 which places
priority on the improvement and enhancement of town centres in providing shopping
to meet the needs of the community. Such development should be focused in or
adjoining town centres where they can help sustain the centre’s viability and vitality;
contribute to the improvement of the town centre environment and can be accessible
to all sectors of the community by a choice of means of transport.

4.87

The Structure Plan seeks to concentrate development within seven identified Strategic
Urban Centres (SUC). Outside of SUCs, Policy 25 recognises that ‘Other Main Towns’
and local centres have an important role to play in meeting the needs in their local
areas. Development should be well-integrated within the built-up area and support the
role and function of the centre.

4.88

The Structure Plan places an emphasis on the need to minimise the level of waste
production (Saved Policy 6) and to conserve energy use (Saved Policy 7).

LOCAL PLANNING POLICY
4.89

The importance of Hayle Harbour is recognised in the Local Plan. The Plan identifies
that the most significant opportunity to improve both the environment and economy of
Hayle lies in the regeneration of the harbour area. It explains that considerable effort
has been directed at achieving this over a number of years. However, various factors
resulted in delay and abortive work. These factors included the scale and cost of
proposed schemes, environmental considerations and the uncertain financial climate
over a number of years.

4.90

The Quays are specifically identified as important features, and the Local Plan states
that the redevelopment of these areas is crucial to the revitalisation of the harbour and
the town. In relation to South Quay, the supporting text to Policy TV-C at paragraph
7.3.109 states:
‘South Quay extends northwards from the railway viaduct and the areas occupied by
Jewsons and adjacent buildings are included within the potential redevelopment area
together with the area of the former foundry yard to the south of the B3301. The quay,
which is a Listed Building, suffers from instability and is in a poor state of general
repair. Nevertheless it is a valuable facility for local fishermen and is visually important
in this part of the town. This area has the benefit of good access to the main road
network without the need for traffic to pass through the town’.

4.91

Policy TV-D from the Local Plan specifically allocates South Quay and Foundry Yard (6
hectares), North Quay (7.9 hectares) and East Quay (1 hectare) as an area suitable for
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mixed use development for uses within Classes A1, A2, A3, B1, B2, B8, C1, C3, D1 and
D2 of the Town and Country Planning Use Classes Order 1987. Proposals for
development will be required to:


Make provision for improved port facilities;



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



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



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



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



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



Be compatible with their surroundings; and



Include provision for the improvement of the junction between Carnsew Road and
Foundry Lane.

4.92

In terms of a residential use on South Quay, the supporting text to Policy TV-D
explains that there should be an emphasis on the provision of housing because it is a
previously developed site, closely related to the town centre.

4.93

In terms of retail use of South Quay, the supporting text explains that developers will
be required to undertake a needs assessment if the proposal is substantial. It also
states that for an effective regeneration scheme to come forward it is likely that
economic drivers will be needed.

4.94

The promotion of a mixed use development on South Quay and Foundry Yard is
therefore entirely in line with Policy TV-D of the Local Plan. It is to be noted however
that the Local Plan allocation pre-dated the outline Masterplan approval and as a
consequence the overall level of development envisaged in the Plan has increased.

4.95

In relation to other policies in the Local Plan, Policy CC-7 deals with the protection of
biodiversity and geological conservation. It states that any proposals for development
which would significantly harm the nature conservation value or geological interest of a
Site of Special Scientific Interest will not be permitted. Chapter 11.0 of this ES finds
that the proposed development will have an impact upon the natural environment, but
mitigation measures will be incorporated to ensure that these are kept to a minimum.

4.96

With regard to the historic environment, the Local Plan mirrors Government Policy and
states that proposals within areas of great historic value and those affecting
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archaeological remains, will not be permitted where it would harm the historic
character of the landscape or the value, character or setting of the remains.
4.97

Policy TV-6 relates to proposals that would affect a Conservation Area. It states that
they must not conflict with the objective to preserve or enhance the character or
appearance of the area in terms of scale, siting, design and materials.

4.98

Policy TV-10 states that proposals for development that would directly affect a listed
building will not be permitted unless they respect:

4.99



Its intrinsic architectural and historic value;



Its design and particular physical features; and



Its setting and contribution to the local scene.

The Heritage Assessment accompanying the planning application confirms that there
will be no harm to the designated heritage assets associated with the World Heritage
Site, Conservation Area, listed quayside or the archaeological features associated the
site.

4.100

In considering proposals for the redevelopment of the harbour, policies relating to the
protection of the coast and the protection of flood defences also apply.

CONCLUSION
4.101

The Section 38 (6) of the 2004 Act requires a planning application or appeal to be
determined in accordance with the development plan, unless material considerations
dictate otherwise. It is against this background, that this Chapter has been written.

4.102

The proposal finds considerable support in planning policy terms. The site is a large
brownfield site, in a sustainable location close to Hayle town centre(s). It is allocated in
the adopted Local Plan for a mixture of uses, and presents a unique opportunity to:

4.103



Regenerate this vacant site;



Make effective use of previously developed land;



Provide, within a mixed use development, a number of houses;



Enhance Hayle town centre’s attraction, offer and status;



Provide an extensive range of job opportunities; and



Ensure the long term future of the historic harbour as a whole.

The application site also forms part of the wider Hayle Harbour regeneration proposals,
in the form of the extant outline Masterplan permission. This is a material
consideration that should be afforded considerable weight.

4.104

Overall, there are some technical issues associated with the construction and
operational phase of the application proposals that do now wholly conform to
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development plan policy. However, it is possible to monitor, manage and mitigate
against these issues as suggested in this ES to ensure that their impact is minimal.
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5.0 TRANSPORTATION
INTRODUCTION
5.1

This Chapter assess the likely environmental effects of the proposed development in
traffic and transportation terms. It presents an understanding of the policy context,
followed by an outline of the assessment methodology, which provides a summary of
the methods of assessment and the relevant criteria for this assessment. This will be
followed by a description of the current baseline conditions and a description of the
effects of both the construction and operational traffic in the, temporary, short-term
and long-term scenarios. Finally, mitigation measures associated with the proposed
development will be described and taken into account within the assessment.

5.2

A stand-alone Transport Assessment (TA) has been produced in support of the
proposed development – the main report (excluding the appendices) are included at
Appendix 5.1 in Volume 2: Technical Appendices of this ES as separate appendices to
supplement this Chapter.

PLANNING POLICY & LEGISLATIVE CONTEXT
5.3

This section summarises those policies that are directly relevant to traffic and
transportation.

National Planning Policy
Planning Policy Guidance 13: Transport (PPG13)
5.4

Government policy relating to transport and new development is set out in Planning
Policy Guidance Note (PPG) 13: Transport (March 2001). The document sets out the
government’s guidance with respect to transport issues and new developments. The
main objectives of this guidance are to:


Promote more sustainable transport choices for both people and moving freight;



Promote accessibility to jobs, shopping and services by public transport, walking
and cycling; and


5.5

Reduce the need to travel, especially by car.

The key objectives of the policy guidance are to increase travel mode choice and in
parallel, a reduction in the need to travel, especially by private car.

5.6

Travel planning is recognised by the Government as a mechanism for reducing the
reliance of developments on travel by car and the implementation of Travel Plans is
encouraged as a demand management tool.

Chapter 5.0: Transportation
Volume 1: Main Text & Figures

62

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Regional Planning Policy
5.7

The Regional Transport Strategy for the South West region is set out in Chapter 8 of
the Regional Planning Guidance for the South West (RPG 10). This sets out a broad
development strategy for the region until 2016.

5.8

The main policy within the transport strategy affecting new development is Policy
TRAN1, which requires that local authorities and developers should work towards
reducing the need to travel by private motor vehicle through the appropriate location
of new development. Development plans should:


Propose housing, employment and other uses in existing towns and propose a
balanced mixture of uses in new developments; and



Propose major development on sites where there is a good choice of travel by
sustainable transport or where choices can be provided as part of the
development, having regard to regional accessibility standards.

Sub-Regional Planning Policy
5.9

The Cornwall County Structure Plan was adopted in September 2004 and sets out a
strategy for development up to 2016. Transport policies and proposals are identified in
Section 3 of the document.

5.10

Policy 27 sets out the transport approach to supporting the Cornwall Spatial Strategy
and states that:


Development will be focussed in the key towns. There will be an emphasis on an
enhanced role for public transport, walking and cycling, and network management
including parking, park and ride and consistency of charges;



An integrated public transport system, linking the main settlements based upon
the SPTN [Strategic Public Transport Network] comprising the rail network, bus
branch lines, core bus corridors (an hourly weekday service) and waterborne
transport; and



Major scheme proposals to improve links between the County’s main towns, along
with maintenance of the highway infrastructure for safety and environmental
reasons.

5.11

Policy27 also identifies the reduction in car parking as a key part of the transport
strategy. The policy contains the County Parking Guidelines referred to later in this
document.

5.12

Policy 28 relates to accessibility and requires new development to ensure:


Opportunities to optimise walking, cycling and public transport are reflected in the
scale, location and form of proposals; and
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The effective management and safe movement of traffic.

ASSESSMENT METHODOLOGY
5.13

In line with best practise, this assessment has been undertaken based on the following
relevant guidance;


Guidelines on the Environmental Assessment of Road Traffic published in 1990 by
The Institute of Environmental Management and Assessment (IEMA) 1.



Guidance on Transport Assessment published in March 2007 by the Department
for Transport and Communities and Local Government 2. This has replaced the
Institution of Highways and Transportation’s document ‘Guidelines for Traffic
Impact Assessment’ dated September 1994;


5.14

Guidance contained within the Design Manual for Roads and Bridges, Volume 11 3.

The Guidelines on the Environmental Assessment of Road Traffic state that when
considering the impact of development traffic it is only generally necessary to consider
‘highway links where traffic flows will increase by more than 30%’. It further states
that ‘as a starting point, a 30% change in traffic flow represents a reasonable
threshold for including a highway link within the assessment.’

5.15

The time period used for assessment purposes is the peak period observed during the
traffic surveys, namely the evening peak (1700–1800). The flow for each highway link
has been assessed, with and without development traffic, in order to determine the
anticipated change in traffic, per link. The change in traffic per link is analysed for its
environmental impact.

5.16

The Guidelines on the Environmental Assessment of Road Traffic state that
‘assessments should be undertaken in the year of opening as this is when the
perceived environmental impact is at its greatest.’ For this development the opening
year is anticipated to be 2012 and the Peak hour flows for this assessed year are
illustrated both without and with development traffic in Figures 5.1 and 5.2. These
flows have been calculated using the principles set out in Appendix 5.1 Transport
Assessment. Future year traffic levels and traffic attractions have been calculated
using nationally accepted databases and methodology.

Significant Criteria & Definitions
5.17

The following types of potential impacts were assessed for this section:


Changes in Traffic Flows;



Severance;



Driver Delay;



Pedestrian Delay;
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5.18



Pedestrian and Cyclist Amenity;



Fear and Intimidation; and



Accidents and Safety.

The method of assessing the impacts of the construction and operational phases of the
proposed development on traffic and transport involves:


Describing the existing transport network, existing road traffic flows and the
receptors that are potentially sensitive to traffic and transport impacts;



Identifying the future baseline conditions based on factored survey information
and the expectations of public transport;



Predicting the traffic impacts that are likely to arise during the construction and
operation of the development; and



Identify measures to mitigate any predicted impacts.

Terminology
5.19

The impacts of the development traffic are defined in terms of ‘levels of significance’.
They are described as either ‘beneficial’ or ‘adverse’ and are reproduced in Table 5.1.
These definitions and their associated level of change are based on guidance found
within the ‘The Guidelines on the Environmental Assessment of Road Traffic’.
Table 5.1 Impact Definitions

Degree of Impact
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Definition

Major Negative

Development traffic would create a major increase in traffic movements
above 90% during the peak hours

Moderate Negative

Development traffic would create a moderate increase in traffic
movements above 60% during the peak hours

Minor Negative

Development traffic would create a minor increase in traffic movements
above 30% during the peak hours

Negligible

Development traffic is likely to create only marginal changes in
movements.

Minor Positive

Development traffic would to create a minor decrease in traffic
movements above 30% during the peak hours

Moderate Positive

Development traffic would create a moderate decrease in traffic
movements above 60% during the peak hours

Major Positive

Development traffic would create a major decrease in traffic movements
above 90% during the peak hours

traffic
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BASELINE CONDITIONS
Vehicular Access
5.20

There is currently no formal vehicular access to South Quay although Foundry Yard is
accessed via an informal T-junction arrangement with Foundry Lane, which in-turn
adjoins Carnsew Road.

Local Highway Network
5.21

The application site adjoins Carnsew Road which connects Hayle Town Centre with the
A30 in the south. The A30 is a Trunk Road and forms part of the strategic highway
network in Cornwall. To the north, Carnsew Road forms part of the Foundry Square
mini-roundabout. From this junction, Penpol Terrace connects the town centre with the
A30 in the north. The remaining arm of the mini-roundabout is Foundry Hill, which
connects the town centre with south Hayle and some outlaying villages.

Travel by Rail
5.22

The nearest rail halt to the application site is Hayle station, located on Station Hill,
approximately 200m to the east. Hayle is served by First Great Western trains which
travel along the Cornish Main Line between Bristol Temple Meads and Penzance.

5.23

There is an approximate daytime frequency of one train per direction every hour on a
weekday and Saturday and every ninety minutes on a Sunday. This represents a good
level of public transport provision for Hayle which is considered to be a small coastal
town.

Travel by Bus
5.24

The closest bus stops to the application site are located near on the Foundry Square
roundabout approximately 100m to the south of their location. These three bus stops
are located on Foundry Square, Foundry Hill and Penpol Terrace. The Penpol Terrace
and Foundry Square stops have a lay-by arrangement which benefits from a covered
shelter, raised boarding platform, pole & flag and timetable information.

5.25

The most frequent existing bus service in Hayle is service number 14/18, which is
operated by First Bus. Service 14 begins at St Ives and service 18 begins at Penzance,
with their routes merging at Hayle. From Hayle both services continue on to Redruth
and Truro. These routes offer a daytime service frequency of one bus every thirty
minutes during Monday to Saturday and one bus per hour on a Sunday. This is
considered to be a high level of public transport provision for a town the size of Hayle
and offers excellent connections not only to local destinations, but also to important
regional towns.
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Travel by Cycle
5.26

National Cycle Network route number 3 passes directly alongside the southern edge of
the B3301 (Carnsew Road), in between South Quay and the Foundry. Within the
vicinity of the application site, the route is traffic-free and follows the alignment of a
disused railway line. The route connects the local area with Penzance in the south and
St Austell in the north, from which other route connections can be made.

Travel by Foot
5.27

The application site is located directly to the north of Hayle Town Centre and are
connected via a footway that extends from Foundry Square along the southern edge of
Carnsew Road. Beyond the railway viaduct the footway stops and the footway along
the northern edge of Carnsew Road begins.

5.28

A signalised pedestrian crossing is located on Carnsew Road to the west of the
application site, just beyond the Jewson’s site entrance. There are footways on either
side of the road in this location and this crossing facilitates the safe movement of
pedestrian and cyclists, allowing the continuation of a traffic free section of NCN 3.

IDENTIFICATION OF POTENTIAL IMPACTS
Construction Phase
5.29

It is anticipated that the proposed development will be built out at the same time.

5.30

Phase One of this scenario will comprise the demolition and removal of any existing
buildings and the associated groundworks preparation. Hardcore material will be
brought to site after any demolition in order to provide the correct levels.

5.31

Phase Two of this scenario will entail the construction of the proposed development,
including the foodstore, retail units, restaurant and residential dwellings.

5.32

The total construction period is estimated to be 104 weeks, comprising of 35 weeks of
enabling works and 69 weeks of building. It is anticipated to begin at the start of 2011
and finish at the end of 2012.

5.33

The working hours of the construction staff is likely to be based on a 12 hour day
(0700–1900), but this will be dependent on planning conditions.

5.34

It is also anticipated that traffic associated with the construction of the development
can be divided up into five sections:
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Plant mobilisation vehicles;



Hardcore delivery vehicles;



Removal of waste vehicles;
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5.35



Construction material delivery vehicles; and



Construction staff vehicles.

The mobilisation of plant will occur during a limited period of time during the initial and
final stages of the construction phase. This will generally involve the installation of
temporary site offices and the mobilisation of excavators, cranes and alike. Whilst
some changeover of plant can be anticipated during the construction phase, it is
generally accepted that the mobilisation of plant is a one-off event and the impact on
the local highway network is negligible. As such, the mobilisation of plant is not
included within the calculations of construction traffic impact on the highway network.

5.36

There are a number of delivery vehicles anticipated during Phase One, whilst delivery
vehicles are expected to reduce in number during phase two.

5.37

The number of staff on-site at any one time is likely to vary throughout the
construction process as more or less skilled tradesmen are required. There will be a
‘core’ number of workers throughout each of the construction phases.

5.38

In addition, specific measures can be agreed in a ‘Construction Management Plan’
whereby working hours, construction traffic routing and vehicle types are defined.
Impact Magnitude
Phase One

5.39

During Phase One of this scenario, the groundworks will prepare the site levels ready
for construction. This will require 32,500m3 of new material to be brought to the site,
from sites outside of Hayle.

5.40

The use of 8-wheel tipper lorries is anticipated for the purpose of bringing material to
the site. As such, each lorry is able to bring 10m3 of material (allowing for a 20%
bulking effect). This equates to 3,250 trips to the site (with 3,250 trips leaving the site
also).

5.41

Given the groundworks schedule is 35 weeks, based on a 12 hour working day and
working 6 days a week, this equates to 2,520 hours during which deliveries of material
can be made. This equates to an average hourly demand of 2 vehicles (rounded up).
Therefore the predicted magnitude of HGV traffic during this phase is 4 trips per hour.
This takes account of the two-way trip of a lorry arriving, tipping its load and then
departing. 4 trips per hour is a minor increase in vehicular movements through Hayle
and as such, is considered to be a Negligible impact on the local and strategic
highway network.

5.42

A detailed survey of existing buildings and material to be removed has yet to be
undertaken, however it is not anticipated to amount to anything significant. Therefore
it is assumed that any waste material requiring removal from the site can be taken in
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the 2 empty tipper lorries leaving the site every hour. Therefore, there are no
additional trips associated with waste removal during this phase. In addition, this will
be reinforced through the implementation of a Waste Management Plan, to be agreed
with Cornwall Council prior to construction beginning. A Waste Management Plan will
seek to reduce the amount of waste needed to be removed from any construction site.
5.43

In addition, no construction materials are anticipated to be delivered during this period
and as such, no delivery vehicles for this material is required.

5.44

A minimum level of staff is anticipated during the groundworks stage as the work is
largely based on the movement of large amounts of material, suitable for mechanical
plant only. Furthermore, as the working day is likely to be 0700–1900, all travel
associated with staff arriving and departing the site will be outside of the highway peak
hours and as such, outside of the assessment periods.
Phase Two

5.45

The predicted magnitude of traffic associated with the delivery of materials during
Phase Two is 8 vehicles per day. These are likely to arrive at various periods
throughout the day and through the development of a Construction Management Plan,
to be agreed with Cornwall County Council, they would not deliver during the highway
peak hours.

5.46

The maximum number of construction workers on-site at any one time is estimated to
be circa 152. As with Phase One, the working day is likely to be 0700–1900 with all
travel associated with staff arriving and departing the site will be outside of the
highway peak hours.

5.47

Therefore, the predicted magnitude of vehicles travelling during the peak hours is zero.

Operational Phase
5.48

When the development has been constructed and becomes operational, there is likely
to be traffic associated with:

5.49



Staff working at the foodstore, retail units and restaurant;



Delivery vehicles to the foodstore, retail units and restaurant;



Customers to the foodstore, retail units and restaurant;



Servicing vehicles to all uses; and



Residents travelling to and from their homes.

In addition to these traffic related impacts, there will be other non-traffic related
beneficial impacts, these include:


Improved pedestrian and cycle environment and enhanced connectivity with Hayle
Town Centre, via Carnsew Road and Penpol Terrace via the new footbridge; and
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Improved bus infrastructure.

Impact Magnitude
5.50

The base traffic on the local highway network is illustrated in Figure 5.1 and 5.2 for the
2012 base and base + development scenarios. The percentage changes in traffic flows
resulting from the addition of development traffic during the weekday PM peak hour
(1700 to 1800) are illustrated in Table 5.2. These figures demonstrate that generally,
the changes in traffic flows on the wider highway network do not exceed the 30%
guideline in the future year scenarios. However, the changes in traffic flows on
Carnsew Road and Penpol Terrace do exceed the 30% guideline. The application site
will be accessed from Carnsew Road and as such, show an increase in traffic flow with
a Minor Negative impact along this link. The proposed public realm improvement
scheme will aide in traffic calming vehicles along this link and provide a safer
environment for pedestrians, cyclists and motorists even though there will be a slightly
higher flow of traffic along the link during the peak hour.
Figure 5.1 2012 Base Scenario
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Figure 5.2 2012 Base Scenario with Development

Table 5.2 Development Traffic Impact
Penpol Terrace
Scenario

Foundry Hill

Carnsew Road

NB

SB

Two Way

NB

SB

Two Way

EB

WB

Two Way

2012 Base

664

587

1251

455

440

895

540

478

1018

2012 With
Development

814

722

1536

462

447

909

735

658

1393

Percentage
Increase

5.51

22.8%

1.6%

36.8%

The predicted magnitude of impact for operational traffic can therefore be considered
as Negligible for all highway links outside of Carnsew Road and Penpol Terrace during
the assessed 2012 scenario. Carnsew Road will experience a Minor Negative increase
in traffic, however proposed improvements to the local area will ameliorate this impact
and provide positive encouragement for other modes. In addition, the increase in
traffic on Penpol Terrace (33%) is only just over the Minor Negative threshold of
30%.

5.52

Included within the development proposals is an improvement to the local pedestrian
environment between South Quay, the Foundry and the town centre. A new continuous
footway, raised table and signalised pedestrian crossing will remove any existing
severance that the application site has from the town centre. A further access through
Isis gardens will also improve penetration through the existing railway viaduct. A
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narrowing of the road lanes through the viaduct will also act as a natural traffic
calming feature which will have a Major Positive impact upon the local environment
by reducing vehicular speeds and thereby improving safety for both vulnerable road
users and motorists alike.
5.53

New bus stops located adjacent to the application site will aide future residents of
Hayle by allowing any bus services to stop directly adjacent to the development,
thereby by promoting travel by sustainable modes.

MITIGATION MEASURES
5.54

It has been demonstrated that during the 2012 scenario, there are no residual
‘significant’ adverse impacts from either construction or operational development
traffic, no traffic related mitigation measures are deemed necessary.

RESIDUAL IMPACT
5.55

There will be a residual environmental benefit from the proposed development. The
improved pedestrian environment along Carnsew Road, linking the application site and
the town centre will have the residual impact of improved convenience and safety for
pedestrians and cyclists alike. In addition to this, the new site access junction and
raised table will reduce vehicular speeds and heighten driver awareness, thereby
improving safety for all road users.

5.56

Disabled and vulnerable road users will have the benefit of the new pedestrian crossing
which will feature both audible and visual aspects to improve safety and usability.

5.57

The significance of changes in vehicles on the highway links within the study area are
likely to be Minor Negative along Carnsew Road. The impact on all other links are
considered ‘less than slight’, in all scenarios.

5.58

The residual effects of the transport impacts associated with the redevelopment of
South Quay and The Foundry are summarised in Table 5.3 below.
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Table 5.3 Summary of Transportation Residual Impacts
Phase

Construction

Residual Effect

Magnitude and
Significance of Impact

Accidents and Safety

Negligible

Pedestrian Delay/Amenity

Negligible

Increase in traffic flows

Negligible

Accidents and Safety

Major Positive

Pedestrian Delay/Amenity

Major Positive

Increase in traffic flows

Negligible

Local public transport
infrastructure provision

Minor Positive

Operation

SUMMARY & CONCLUSIONS
5.59

The South Quay is currently undeveloped and Foundry Yard is utilised as a privately
run surface car park.

5.60

There is an opportunity to redevelop the application site and regenerate Hayle Town
Centre, bringing with it many public realm, public transport and pedestrian/cycle
infrastructure benefits to the area.

5.61

South Quay and Foundry Yard are well suited in the context of land-use policy and
transport, in terms of accessibility to the town centre. The proposed development will
be in accordance with transport policy as it links directly with the other amenities of
the town centre.

5.62

Whilst the redevelopment of South Quay and Foundry Yard will result in a change to
the current traffic movement patterns on the local network, particularly Carnsew Road
and Penpol Terrace where the impact will be defined as a Minor Negative increase in
traffic. Most importantly, the development traffic will typically have a Negligible
impact on environmental issues on the surrounding local and strategic highway
network.
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6.0

NOISE & VIBRATION
INTRODUCTION

6.1

This Chapter addresses the noise climate of the application site and the potential noise
impact of the proposed development. Particular consideration has been given to the
following:

6.2



Construction (including vibration);



Road traffic;



Use of service yard and car parking areas; and



Impact to proposed residential dwellings.

A technical noise and vibration assessment undertaken for the proposed development
is contained at Appendix 6.1 in Volume 2: Technical Appendices of this ES.

PLANNING POLICY & LEGISLATIVE CONTEXT
6.3

These following advisory documents provide recommendations on how noise should be
measured and how the impact of noise from new developments should be assessed.

International Policy
World Health Organisation (WHO) Guidelines for Community Noise (1999)
6.4

The WHO Guidelines contains the most comprehensive and up-to-date guidance on
1

the assessment of environmental noise. Guidelines for Community Noise is the
culmination of research work since the release of the WHO publication, Environmental
Health Criteria 12 , released in 1980.
2

6.5

The WHO Guidelines contain a matrix of guideline values for specific health effects
from noise within different environments. These guideline values are set at the lowest
level that produces an adverse effect, that is, the ‘critical health effect’. As such, the
values suggested in the guidelines are very stringent and can be considered as
thresholds below which impacts can be assumed to be negligible.

6.6

The guideline values are set out in a table in the Executive Summary of the document.
The relevant guideline values are displayed below.

6.7

The guideline values may be put into context by noting that some 40% of the
population of the European Union are exposed to road traffic noise above the 55dBA
guideline limit shown. A similar analysis, undertaken by the Building Research
Establishment (BRE), found that 55% of the sample population surveyed in the United
Kingdom experienced levels of above the 55 dBA guideline value .
3
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6.8

Thus, the guideline values are to a certain extent aspirational. Nevertheless, they are
based on comprehensive social studies showing subjective reaction to a given noise
climate. It is considered that noise levels within the WHO guideline values indicate a
‘good’ noise climate because they relate to thresholds below which noise effects may
be assumed to be negligible.

6.9

WHO guideline values for noise are displayed in Table 6.1 below.
Table 6.1 World Health Organisation Guideline Values
Value
LAeqT = 55dB

LAeqT = 50dB

LAeqT = 35dB

LAeqT = 45dB

Guidance

Location

Few seriously annoyed,

Continuous noise,

Daytime and evening.

outdoor living areas
Continuous noise,

Few moderately annoyed,

outdoor living

Daytime and evening.

areas

Acceptable level to avoid speech

Continuous noise,

interference, daytime and evening.

dwellings, indoors

To avoid sleep disturbance, window
open at night.

outside bedrooms,
outdoor values

LAeqT = 30dB

To avoid sleep disturbance at night.

LAMAX = 60dB

To avoid sleep disturbance, window open
at night.

LAMAX = 45 dB

Continuous noise,

To avoid sleep disturbance at night.

Continuous noise,
Bedrooms, indoors
Noise peaks,
outside bedrooms,
Outdoor values
Noise peaks,
Bedrooms, indoors

National Policy
Planning Policy Guidance 24: Planning and Noise (PPG24)
6.10

PPG24 contains the current national planning policy in relation to noise. In itself, the
4

PPG does not contain detailed guidance on the assessment of noise in relation to
proposed

commercial

development, but

does provide

some

guidance

on

the

assessment of noise from transportation and industrial sources. PPG24 does refer to
other documents, which do contain more detailed advice in these areas. The PPG
provides comprehensive advice in relation to proposed residential development.
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6.11

PPG24 advises that:
‘The aim of this guidance is to provide advice on how the planning system can be used
to minimise the adverse impact of noise without placing unreasonable restrictions on
development or adding unduly to the costs and administrative burdens of business.’
[Paragraph 1]4

6.12

The PPG advises that noise sensitive development should be sited away from major
sources of noise and that:
‘Much of the development which is necessary for the creation of jobs and construction
and improvement of essential infrastructure will generate noise. The planning system
should not place unjustifiable obstacles in the way of such development. Nevertheless,
local planning authorities must ensure that development does not cause
unacceptable degree of disturbance.’ [Paragraph 10]

6.13

an

4

PPG24 advises that noise of a certain character or source type may affect the impact
and that:
‘More detailed advice on factors to consider in relation to the major noise sources
including roads, railways, airports, industrial and recreational noise and their
measurement is given in Annex 3.’ [Paragraph 11]4

6.14

PPG24 sets out a number of means of mitigation including:
‘Protection of surrounding noise-sensitive buildings (e.g. by improving sound insulation
in these buildings and/or screening them by purpose-built barriers.’ [Paragraph 13]4

6.15

PPG244 notes that there is a requirement for a formal environmental assessment for
certain types of development.

6.16

The Glossary of PPG24 notes that:
‘A change of 3 dB(A) is the minimum perceptible under normal conditions and a
change of 10 dB(A) corresponds roughly to a halving or doubling the loudness of a
sound.’ [Glossary]4
PPG24 Annex 1

6.17

PPG24 Annex 1 sets out a comprehensive assessment method for rating the suitability
of land for residential development.

6.18

The PPG advises that the assessment should be undertaken against a matrix of Noise
Exposure Categories (NECs) A to D. Each of the four NECs consists of a noise limit or
noise limit range, and corresponding planning guidance. Table 6.2 and Table 6.3 below
display these noise levels and planning guidance.
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Table 6.2 PPG24 Noise levels for Noise Exposure Categories
Noise Levels Corresponding to the Noise Exposure Categories
for New Dwellings LAeqT dB
Noise Exposure Category (LAeqT dB)
A

B

C

D

Road Traffic:
0700–2300

<55

55–63

63–72

>72

2300–0700

<45

45–57

57–66

>66

0700–2300

<55

55–66

66–74

>74

2300–0700

<45

45–59

59–66

>66

0700–2300

<57

57–66

66–72

>72

2300–0700

<48

48–57

57–66

>66

0700–2300

<55

55–63

63–72

>72

2300–0700

<45

45–57

57–66

>66

Rail Traffic:

Air Traffic:

Mixed Sources:

Table 6.3 Planning Advice for PPG24 Noise Exposure Categories
NEC

6.19

A

Noise need not be considered as a determining factor in granting planning
permission, although the noise level at the high end of the category
should not be regarded as a desirable level.

B

Noise should be taken into account when determining planning
applications and, where appropriate, conditions imposed to ensure an
adequate level of protection against noise.

C

Planning permission should not normally be granted. Where it is
considered that permission should be given, for example, because there
are no alternative quieter sites available, conditions should be imposed to
ensure a commensurate level of protection against noise.

D

Planning permission should normally be refused.

With this particular application proposal, part of the proposed residential development
would be subject to noise from existing sources (e.g. road traffic) and partly from
future sources (e.g. the retail elements of the proposed development). For the
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purposes of this assessment, the NEC procedure has been employed using future ‘with
scheme’ noise levels. In the majority of cases, these noise levels are predicted
(calculated).
PPG24 Annex 2
6.20

Annex 2 of PPG244 provides an explanation of noise levels contained in the NEC’s for
the assessment of proposed sites for dwellings (set out in Annex 1).

6.21

Paragraphs 4, 5 and 6 of PPG24 Annex 24, refer to the World Health Organisation
(WHO) Guidance, now released as Guidelines for Community Noise .
5

PPG24 Annex 3
6.22

PPG24 Annex 34 contains general guidance on the assessment of road traffic, rail
traffic; industrial and commercial development; and construction.

6.23

Rather than attempt to set out detailed recommendations as to how noise from these
sources should be assessed, PPG24 refers to British Standards, World Health
Organisation guidance, and other advice which has been considered, as appropriate in
further detail below.
Planning Policy Statement 1: Delivering Sustainable Development (PPS1)

6.24

PPS1 sets out the Government’s national policies on different aspects of land use
6

planning in England (Introduction). Paragraph 19 of this PPS discusses plan policies
and planning decisions and provides the following advice:
‘Significant adverse impacts on the environment should be avoided and alternative
options which might reduce or eliminate those impacts pursued. Where adverse
impacts are unavoidable, planning authorities and developers should consider possible
mitigation measures.’
6.25

Between them, PPG244 and PPS16 contain the overall national policy aims in terms of
planning and noise.

6.26

In order to test a proposal against these national policy aims, it is necessary to set
assessment criteria against which the noise emissions from a proposed development
may be assessed. These criteria have been developed using the guidance contained in
the various advisory documents discussed below.

Regional Planning Policy
Regional Planning Guidance for the South West (RPG10)
6.27

The Regional Planning Guidance for the South West (RPG10)

7

was approved in

September 2001 and sets out a broad development strategy for the period to 2016
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and beyond. RPG10 will be replaced by the emerging Regional Spatial Strategy (RSS)
for the South West.
6.28

Noise has not been identified as a specific issue within RPG10, although it identifies
how local authorities, service providers, key agencies and others throughout the region
can improve the local environment by reducing incidents of noise pollution.
The Draft Regional Spatial Strategy for the South West 2006-2026

6.29

The Draft Regional Spatial Strategy (RSS) for the South West , produced by the former
8

South West Regional Assembly (SWRA) is a full revision of RPG10 and sets out the
long-term spatial planning framework for the region.

6.30

Noise has not been identified as a specific issue within the RSS. Although it is
recognised within Development Policy G - Sustainable Construction that new and
refurbished buildings should minimise the environmental impact of noise throughout
the building’s lifetime.

Sub-Regional Planning Policy
The Cornwall Structure Plan
6.31

The Cornwall Structure Plan sets out policies to guide changes in development and
9

transport over the next 10-15 years and although the Plan will be replaced by the RSS,
until this time, these policies are used by local councils as a basis for making planning
decisions and for drawing up more detailed plans.
6.32

Policy 3 of Section One of the Cornwall Structure Plan 2004 requires that ‘Development
should avoid, directly or indirectly, the risk of significant levels of pollution or
contamination to air, land, soil or water, including noise and light pollution.’ Noise is
identified as a pollutant to be avoided in design.

Local Planning Policy
Penwith District Local Plan
6.33

Policy GD-4 of the Penwith District Local Plan

10

adopted in 2004 states that:

‘Proposals for development will not be permitted where they would cause significant
harm as a result of inadequate provision for the prevention of noise.’
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Guidance
British Standard 8233: 1999 Sound Insulation and Noise Reduction for
Buildings (BS8233)
6.34

The draft of BS8233

11

was based closely on the draft of WHO guidelines, at least in

terms of the noise limits suggested. There were only minor alterations between the
drafts and final documents in both cases. Thus, it is believed that a detailed
assessment of BS8233 is not of assistance here.
Institute of Environmental Management and Assessment (IEMA)/Institute of
Acoustics (IOA) Consultation Draft Environmental Assessment (2002)
6.35

Although only in consultation draft form, this paper

12

issued jointly by the IEMA and

IOA, does provide valuable assistance in determining the appropriate assessment
methodology.
6.36

Section 4 of the paper is entitled ‘Introduction to Assessing Noise Impacts’. This
section considers how the noise impact of a project should be assessed. The paper
advises that ‘A noise impact assessment requires: An understanding of the existing
noise climate - the baseline condition; The Prediction of noise which might be
generated; and The assessment of the expected noise impact at the sensitive
receptors’ [Paragraph 4.2]. The paper explains: ‘Assessment of noise impact Determining whether a noise impact is likely to be significant requires an evaluation of
the change predicted at sensitive receptors when compared to the baseline conditions.
Further guidance on the assessment of noise impacts is provided in Chapter 7’
[Paragraph 4.6]12.

6.37

The IEMA/IOA paper notes that ‘there is no formulaic approach for relating noise
change to a verbal description [of impact]’. ‘In any assessment, the words used to
describe the impact should be determined by the assessor based upon the evidence’
[Paragraph 7.67]12.

6.38

The IEMA/IOA paper12 does provide an example of a significance effect table. This
table shows higher impacts for a given change in noise level than those employed
here. For example, moderate impact is shown as a change in noise level of 3.0 to
4.9dB. However, the paper stresses that the values shown are only an example of how
the significance of change may be categorised [Paragraph 7.67] (our emphasis).
Moreover, the IEMA/IOA paper is currently only in draft consultation form and so the
values in the table may well change, once finalised.

6.39

Conversely, the matrix of significance effects shown below is based on benchmark
values that a) have been used and accepted for a very long period, and b) are
contained in PPG244. With these comments in mind, it is believed that the matrix of
significance effects shown below is appropriate.
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BS5228: 1997 Noise & Vibration Control on Construction and Open Sites –
Code of Practice for Basic Information and Procedures for Noise & Vibration
Control Part 1
6.40

BS5228

13

provides a method for predicting noise from construction activity or

equipment. It is the accepted Standard employed for the assessment of construction
noise and vibration. The Standard also provides a framework for good working practice
and guidance on the mitigation of noise by, for example, the selection of plant or use
of screens and enclosures.
6.41

However, BS5228 does not provide detailed guidance in the form of limits or criteria.
‘It is not possible to provide detailed guidance for determining whether or not noise
and vibration from a site will constitute a problem in a particular area.’ [Paragraph
8.5]13

6.42

The Standard suggests that noise levels may need to be as low as LAeq1hr = 40dB at
night to avoid sleep disturbance and that noise limits during the evening may have to
be as much as 10 dBA below the daytime limit [Paragraph 8.5d]13.

6.43

BS 5228 explains the statutory control available to citizens and local authorities. In
particular, the BS notes that ‘Section 60 and 61 of the Control of Pollution Act 1974
gives local authorities powers for controlling noise and vibration arising from
construction and demolition works on any building or engineering sites.’ [Paragraph
4.2]13
Department of Transport (DoT) Design Manual for Roads and Bridges (DMRB)
Volume 11 Environmental Assessment Section 3 Part 7 (2008)

6.44

Paragraph 1.1 of the DMRB

14

states that ‘This Advice Note provides guidance on the

appropriate level of assessment to be used when assessing the noise and vibration
impacts arising from all road projects, including new construction, improvements and
maintenance.’ It is acknowledged that DMRB is a useful assessment tool for the
assessment of proposed new road or road improvement schemes, particularly where
there are competing schemes.
6.45

Section 2 of DMRB14 explains the 3 stages of a DMRB assessment. This makes it clear
that the identification of route options and effects to be taken into account in choosing
the route options and to identify the environmental advantages, disadvantages and
constraints associated with those routes, is the pivotal role of DMRB. Indeed, the
methodology of DMRB allows the aggregate impact of each scheme to be determined,
and clearly displayed, thus allowing the identification of the ‘worst’ and ‘best’ route for
the road in terms of aggregate noise impact

6.46

The DMRB14 employs a methodology of assessment whereby the percentage number of
people bothered by noise may be determined. Information on the change in the
percentage of people bothered by noise is not of any real assistance when attempting
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to determine the effect from an increase in traffic flow on an existing road link or
increase in noise from a modified road link. This is because the DMRB does not contain
guidance on what percentage change of people bothered is material in terms of
disturbance or impact. Also, it is difficult to use the DMRB assessment method for nonroad traffic sources. Using one assessment criteria for one source and a different set of
criteria for another does not allow a comparison of relative effects.
6.47

For these reasons, the DMRB14 has not been employed for the assessment of the
changes in road traffic noise in this case. Instead, the PPG guidelines on the effect of
changes in noise level have been employed to provide a matrix of significance impacts
in accordance with IEMA/IOA guidance12 on structure and against the PPG advice
discussed above.
DoT Calculation of Road Traffic Noise (CRTN) (1988)

6.48

The CRTN

15

provides a comprehensive method of calculating the L A10 noise level from

road traffic using such parameters such as: flow (1 hour or 18 hour); speed;
percentage HGV; gradient; road surface; barrier effect; reflection effects; distance and
ground absorption.
6.49

The CRTN advises that ‘prediction will constitute the preferred calculation technique’
[Paragraph 3]15, that is, compared to measurement.

6.50

The CRTN15 requires that noise levels be predicted in terms of the noise index L A10.
This may be converted to the PPG24 4 index LAeqT by using the correction factors shown
in the PPG.
BS4142: 1997 Method for Rating Industrial Noise Affecting Mixed Residential
and Industrial Areas

6.51

BS4142

16

provides a means of determining the likelihood of complaints from noise that

is industrial in nature. In relation to the application proposal, this BS is useful for the
assessment of mechanical services plant.
6.52

BS414216 requires that the noise level of the equipment or activity is determined in
terms of LAeq1hr during the day or LAeq5min during the night. This noise level is termed,
the specific noise level. If the noise is of a character that would be likely to attract
attention, then it must be corrected by +5 dB; the resultant level is termed the rating
level. Separately, the BS requires that the background noise level of the area is
determined in terms of the LA90 value.

6.53

The difference between the rating level and background noise level is indicative of
complaints. Differences of some +10 dB indicate that complaints are likely; differences
of some +5 dB are of marginal significance; a difference of -10 dB is a positive
indication that complaints are unlikely. This BS guidance has been borne in mind when
setting a proposed limit for plant noise.
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ASSESSMENT METHODOLOGY
6.54

The significance of potential noise impacts has been determined with criteria developed
from best practice techniques and expert knowledge. Impact significance is derived
from measures of the magnitude of the impact and the sensitivity of the receiving
environment.

6.55

There are no known published standard criteria for determining the significance of
noise impacts. There are, however, several regulations, guidelines and standards
relating to noise produced from different sources including roads and railways,
industrial sites, construction operations and occupational exposure, as discussed
above.

6.56

In determining whether an impact on a receptor is significant, reference has,
therefore, been made to a wide range of criteria relating to the nature of the
receptors, expected duration of exposure and the predicted increase in noise levels
over and above baseline noise levels or recommended guideline noise values.

6.57

Impacts are determined by both the magnitude of the noise (or change in noise) and
the sensitivity of the receiver. Table 6.4 shows the impact significance matrix applied
in this assessment. For consistency with the other chapters in this ES, impacts for
receptors of medium sensitivity (i.e. humans in a residential environment) are defined
as Major (high magnitude), Moderate (medium magnitude), Minor (low magnitude)
and Negligible (negligible magnitude) as defined in Chapter 1.0 Introduction &
Assessment Methodology of this ES.
Table 6.4 Environmental Impact Matrix
Sensitivity
Magnitude

High

High
Medium
Low
Negligible

Medium

Low

Negligible

Major

Moderate

Minor

Major

Moderate

Minor

Negligible

Moderate

Minor

Negligible

None

Minor

Negligible

None

None

Sensitivity of Receiving Environment
6.58
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Table 6.5 Classification of the Sensitivity of the Receiving Environment
Sensitivity

Definition

High

Receptors of greatest sensitivity to noise such as World
Heritage Sites and churches. Habitats supporting nationally or
internationally important wildlife communities that are
sensitive to noise disturbance.

Medium

Noise sensitive receptors such as dwellings, hospitals, schools,
places of quiet recreation. Habitats supporting important
wildlife communities that are sensitive to noise disturbance.

Low

Receptors with some sensitivity to noise such as offices, other
workplaces and play areas. Habitats supporting locally
important wildlife communities that are sensitive to noise
disturbance.

Negligible

Receptors of low sensitivity to noise or marginal to the zone of
influence of the proposals.

Significance
6.59

The magnitude of noise impact can be classified as in Table 6.6.
Table 6.6 Classification of the Magnitude of Noise Impacts
Significance

Definition

High

Greater than 10 dBA change in sound level or sound produced
in excess of 10 dBA above baseline levels or recommended
noise guideline values.

Medium

Greater than 5 and less than 10 dBA change in sound level or
sound produced between 5 and 10 dBA above baseline levels
or recommended noise guideline values.

Low

Greater than 3 and less than 5 dBA change in sound level or
sound produced between 3 and 5 dBA above baseline levels or
recommended noise guideline values.

Negligible

Less than 3 dBA change in sound level or sound level
produced less than 3 dBA above baseline levels or
recommended noise guideline values.

Duration
6.60

Noise impacts can vary in duration and are classified in Table 6.7.
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Table 6.7 Classification of Duration of Noise Impacts
Significance

Definition

Temporary

The period over which the impact is experienced lasts for the
period of construction or less

Short-term

Less than 5 years (but longer than the full period of
construction)

Medium-term

5–10 years

Long-term

The impact remains for a substantial time, for the duration of
the operation of the development

Extent
6.61

Noise impacts can affect different geographical extents, classified in Table 6.8.
Table 6.8 Classification of Noise Impacts on Different Geographical Extents
Significance

6.62

Definition

Local/District

The site and its immediate surroundings (i.e. Penwith District)

Sub-regional

County level (i.e. Cornwall County)

Regional

The region (i.e. South West England)

National

Namely England and Wales

International

Europe and beyond

Since noise reduces with distance, noise impacts are principally concentrated at local
or, occasionally, district levels.

BASELINE CONDITIONS
6.63

Existing baseline noise levels were measured at five locations, which were identified as
being representative of those existing noise sensitive premises closest to the
application site, as shown in Figure 6.1. Surveys were undertaken and noise levels
measures between the 10th and 13th of August 2009, taken throughout the 24 hour
period; weather conditions were described as being generally dry with an occasional
light breeze (<5m/s).

6.64

Measurements at locations 1 to 4 (as shown in Figure 6.1, and summary of results
shown in Table 6.9 below) were taken at 1.5m above ground level, and at 3m above
ground level at Location 5 as follows:


Location 1 (53 Penpol Terraces) – 2 metres from the kerb, 3 metres from the
facades of nearby premises;
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Location 2 (Roman Court) – Outside Roman Court at rear of parking bat, 1 metre
from the façade of the shop/restaurant;



Location 3 (1-7 Trevoarn) – To the rear of 1-7 Trevoarn, on grassy area;



Location 4 (1-5 Carnsew Court) – 3.5 metres from the kerb of Carnsew Road,
adjacent to 1-5 Carnsew Road; and



Location 5 (South Quay) – On open ground on-site, free field at a height of 3
metres.

6.65

Noise levels were measured using two Type 1 precision sound level meters; Norsonics
precision sound level meters type 140, and Bruel and Kjaer precision sound level
meters type 2236, all of which were calibrated at the start and end of the surveys.

6.66

The equipment used, and the measurement procedures employed, complied with the
requirements of BS414216.

6.67

The full results of the noise surveys are produced within Appendix B of Appendix 6.1 in
Volume 2 of this ES, and are summarised in the table below.
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Table 6.9 Summary of Noise Survey Results

Location

Period

Measured Levels
LAeqT dB

LAmax dB

LA90 dB

Day

71-72

85-88

61-62

Late evening

66-67

78-83

42-43

Night

33-64

49-84

29-31

0600 to 0700

62-70

79-88

33-41

Day

64-65

74-80

58

Late evening

59-60

70-71

45-46

Night

33-36

45-53

32-33

Day

54-57

66-72

47-48

Late evening

39-42

51-54

34-35

Night

26-36

40-68

25-26

Day

71-72

80-84

58-63

Late evening

68-69

82-84

58-63

Night

27-29

42-50

26-27

Day (typical)

55

-

50

Late evening
(typical)

50

-

41

Night (2300 to
0100)

40-48

-

35-39

Night (0100 to
0500)

33-43

-

31-34

Night (0500 to
0700)

43-50

-

33-45

1

2

3

4

5

6.68

Correcting for distance to nearest facades, the noise levels at the quietest time of day
will be:

88



Penpol Terrace façades: 64 dB;



Trevoarn façades: 50-55 dB; and



Carnsew Road: 64 dB.
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ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
6.69

It is expected that demolition and construction will take place according to the
following summary process:

6.70



Pre-works review;



Site clearance;



Site establishment and enabling works (including lifting of South Quay levels);



Repair of Listed South Quay walls, and provision of new flood walls and handrails;



Piling and substructure;



Shell and core works; and



Fit out and completion.

Activity will extend to the redline boundary of the application site, but activity at these
locations would be limited in period and work would soon move away and extend
across the application site which covers a large area.

6.71

Reference has been sought on typical expected noise levels from construction
activities, which demonstrate a worst-case levels at a minimum distance of 50m from
all activity, including any groundbreaking or demolition works, piling, ground beam and
concrete slab pouring, building construction and pre-cast erection, cladding and fit-out.
The results (at Appendix 6.2 of this ES) show levels of between 71 and 77 dB LAeq,
which is considered to be typical larger-scale construction site. However, as the
sensitive receptors to the site are over 50m away (the nearest existing noise sensitive
receptor is approximately 90m away at Penpol Terrace), the impacts associated with
construction noise are expected to be lower, benefitting from distance attenuation.

6.72

Furthermore, the noise levels generated at this phase is highly dependent on the
specific plant selections, working practices and site layout adopted by the contractor,
once known. These values provide a high-level view suitable for understanding the
magnitude of potential for noise disturbance and for setting an appropriate mitigation
strategy.

6.73

Nonetheless, assuming a worst-case scenario, the most significant noise impacts
arising from construction will be from piling and associated activities, which is
estimated to result in an increase of up to 76.8 LAeq

(12hr)

at a distance of 50m away

from the source, resulting potentially in a Moderate to Major Negative impact prior
to mitigation. However, these impacts are assumed as the worst-case scenario, will be
temporary in nature, and only form a small element of the overall construction of the
proposed development.
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Construction Vibration
6.74

Ground borne (structural damage) and air borne (nuisance such as window rattling and
floor movement) vibration are often a cause for concern, particularly in relation to
demolition and construction. Due to the complex relationship between the forcing
frequency of the vibration source, the intervening geology, distance and construction
of the receiving structure, it is impossible to predict the degree of vibration, which may
occur to any degree of accuracy.

6.75

The levels that are required to be generated before structural damage occurs are high
and unlikely to be reached in the construction of this development. However, without
proper controls in place, the impact from construction vibration (particularly piling)
could be Moderate Negative. The risk of disturbance from vibration will depend to a
large extent on the choice of piling method. At this stage, this assessment has
assumed that continuous flight auger (CFA) piling will be used, although this will be
confirmed following consideration of ground engineering.

6.76

In terms of airborne vibration, the mitigation measures applied to control noise from
the construction of the development will also effectively control airborne vibration and
the impact from both types of vibration is likely to be Minor Negative or Negligible.

6.77

Mitigation measures are set out below and vibration effects will be monitored during
those periods of construction where levels may be elevated, for example during piling
operations.

Operational Phase
Noise from Main Car Parking Area
6.78

The proposed main car parking area predominantly serving the foodstore and retail
units on-site will be accessed via an access roadway leading from the entrance of the
application site off of Carnsew Road. The shortest distance between the edge of the car
park and the closest receptors (opposite Penpol Creek on Penpol Terrace) is estimated
at 90m. Based on noise survey results at the boundaries of car parks for similar retail
uses have shown that noise level range from between L Aeq,1hr 43 to 48 dB at a distance
of 10m.

6.79

When taking account of distance attenuation, the LAeq at the closest noise sensitive
premises on Penpol Terrace (at 90m away) is calculated to be around 11 db (lower
than the levels at 10m). Day-time levels (assuming that the car park generates the
highest level of 48 dB) at the closest noise sensitive façade (adding 3 dB for the façade
effect) would be 40 dB (LAeq, 1hr). At this stage, as it is assumed that the store will not
be open at night, no assessment of night-time noise has been undertaken.

6.80

Table 6.10 below shows a summary of the noise levels to which the closest façades on
Penpol Terrace will be exposed, compared with the relevant guideline values (as
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identified above) and baseline noise levels. This shows that the predicted noise level
from the car parking area to the closest existing receptors will be Negligible.
Table 6.10 Predicted Noise Exposure from Car Parking Area to Penpol Terrace
(LAeq, day)
Predicted Noise Level
(dB)
40

6.81

Guideline Value
(dB)

Typical existing range of levels
(dB)

50-55

60-72

At this stage, there are three main sources of noise impact associated arising from
service yard activities associated with the retail units:


Unloading activity in the service yard;



Other activities i.e. the use of a compactor and movement of cages; and



Impact of noise from the use of the service yard access road at night by HGVs.

Noise from Proposed Retail Units
Foodstore and Associated Activities from Service Yard
6.82

At this stage, there are three main sources of noise impact associated arising from
service yard activities associated with the retail units:

6.83



Unloading activity in the service yard;



Other activities i.e. the use of a compactor and movement of cages; and



Impact of noise from the use of the service yard access road at night by HGVs.

Of the existing sensitive receptors, it is considered that the most sensitive to noise
associated with service yard activity as the dwellings off Carnsew Road (approximately
150m away) and the closest residential façade at 1-5 Trevoarn at 200m away
(however, these dwellings have not been considered in detail as the distance and the
screening from existing buildings between the proposed car park to these dwellings is
considered to be large).

6.84

Based on noise levels measures recorded for delivery activities across a number of
similar retail nights, the following maximum levels, at a reference distance of 10
metres have been utilised. These sound levels include all typical service yard noise
sources during deliveries including reversing alarms, refrigeration units and vehicle
manoeuvres. In practice, the sound levels shown overstate the likely noise emission
levels as reversing alarms are not used at sensitive sites, and many of the service
vehicles are unlikely to be refrigerated.
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Table 6.11 Noise levels from Service Activities at 10 Metres
Event Noise Level (Free Field)
Arrival
Duration
(Mins)

LAeqT
(dB)

2.5

69

6.85

Unloading
LAMAX
Duration
(dB)
(Mins)
80

30

LAeqT
(dB)
66

Departure
LAMAX
Duration
(dB)
(Mins)
77

0.5

LAeqT
(dB)

LAMAX
(dB)

72

80

It is anticipated that based on the size of the proposed foodstore, that an estimated 12
HGV vehicles per day will be received. Deliveries would be received through level
loading docks with inflatable dock seals if necessary. As there will only be two delivery
bays, no more than two deliveries could take place at any time.

6.86

Calculations for night-time deliveries have been estimated and considered at first floor
level, as these represent the worst-case, both due to the lower attenuation by
screening and due to the more stringent night-time standards. Table below shows the
calculated noise levels resulting from night-time deliveries at the nearest noise
sensitive receptors in Carnsew Road.
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Table 6.12 Predicted Noise Levels from a Single Delivery in the Service Yard at
the Nearest Noise Sensitive Receptors at Carnsew Road
Resultant
Noise Level
LAeq (dB)

Activity

Pass by on service yard access road – baseline level

Resultant
Noise
Level
LAmax (dB)

LAeq 0.5 min = 64

79

LAeq 0.5 min = 41

56

LAeq 1 hr = 20

56

LAeq2.5 = 69

80

LAeq2.5= 45

56

LAeq 1 hr = 31

56

LAeq30 = 66

77

LAeq 30 min = 42

53

LAeq 1 hr = 39

53

LAeq 0.5 min = 72

80

LAeq 0.5 min = 48

56

LAeq 1 hr = 27

56

LAeq 0.5 min = 64

79

LAeq 0.5 min = 41

56

0.5

LAeq 1 hr = 20

56

Addition of components: LAeq,1hr = 20+ 31 + 39 + 27 + 20

LAeq 1 hr = 40

56

Barrier attenuation*: - 5 dB

LAeq 1 hr = 35

51

Add 3 dB to allow for two deliveries simultaneously

LAeq 1 hr = 38

51

Resultant noise at façade (add 3 dB for façade effect)

LAeq 1 hr = 41

54

Distance attenuation to 145 metres – 20 log
Convert to 1 hour – 10 log

0.5

10

/145 = -23

/60 = -21 dB

Arrival – baseline level
Distance attenuation to 160 metres = 20 log

10

/160 = -24

2.5

Convert to 1 hour = 10 log

/60 = -14 dB

Unloading – baseline level
Distance attenuation to 160 metres = 20 log
Convert to 1 hour – 10 log

30

10

/160 = -24

/60 = -3 dB

Departure – baseline level
Distance attenuation to 160 metres – 20 log
Convert to 1 hour = 10 log

10

/160 = -24

0.5

/60 = -21 dB

Pass by on service yard access road – baseline level
Distance attenuation to 160 metres – 20 log
Convert to 1 hour = 10 log

10

/145 = -23

/60 = -21 dB

Total resultant level

* A conservative barrier effect of 5 dB has been assumed as the service yard will benefit from
being screened by the buildings on the adjacent site (to the west)

6.87

Noise from the compactor, which may be operated during the day for period of about 3
minutes intermittently would typically be L Aeq = 61 dB at a distance of 10m. It is
considered unlikely that these will be operated more often than once in a given hour;
to assess its impact, this value has been converted to one hour to LAeq, 1hour = 48 dB. In
addition, this will be further reduced by distance attenuation and screening (of at least
5 dB) from the buildings on the adjacent Jewsons site, to give a final noise from
compactor use at the nearest sensitive façades (adding 3 dB for façade effects) of 22
dB LAeq, 1hour at Carnsew Road.
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6.88

In addition, when combining the impacts from the compactor with two deliveries (to
give a worst-case scenario), the total noise levels from service yard activities at the
nearest sensitive receptors will be 41 dB L Aeq,

1hour.

Therefore, the impacts from the

service yard and foodstore activities are considered to be Negligible.
Retail Units (Foundry)
6.89

It is anticipated that the car park for these stand-alone units will be utilised during the
opening hours of the stores, and as such, the source levels are likely to be no worse
than for the foodstore. The closest noise sensitive receptors will be the business
premises on the other side of the viaduct, approximately 20m south from the edge of
the car park.

6.90

Based on the source levels assumed for the food retail, and assuming that there is no
attenuation due to screening from the viaduct columns, it is estimated that noise levels
from car park activities at the nearest façade during a busy hour of the day would be
LAeq,

1 hour

= 48 dB. If a delivery were to take place during this period, the attenuation

from 60m distance would be 20 log (10/60) = 15 dB compared to source levels at 10m.
Deliveries to these retail units would take place from a tailgate, and would produce a
LAeq, 1 hour of 61 dB (worst-case scenario) at 10m. Therefore, the resultant noise level at
the closest façade (assuming no screening) would be 49 dB.
6.91

Combining the noise from the car park and delivery during the worst-case hour at the
closest receptor, and assuming no attenuation would give a total noise level of 49 dB +
48 dB = 52 dB, LAeq,

1 hour.

When compared against the baseline levels on-site and in

the surrounding area, this is considered to result in a Negligible as the total noise
level remains within the guideline values for residential dwellings (i.e. L Aeq,

day

50-55

dB).
Retail Units (South Quay)
6.92

Currently, as the tenants for the two stand alone units to the north of the proposed
foodstore are currently unknown (and the specific nature of these retail units are
therefore yet to be determine), it has been assumed that these buildings will operate
extended opening hours of between 0700 and 0000 hours.

6.93

It is considered that depending on the building uses, these units may have an impact
to the nearest sensitive receptors (90m at Penpol Terrace, and 30m from the proposed
closest residential façades on-site).

6.94

Based on the assumptions made above (for the foodstore and retail units), and taking
into account of the distance attenuation identified in the paragraph above, the delivery
noise (day-time only) at the closest sensitive receptors (residential façades) would be
54 dB LAeq, 1 hour at the proposed residential units, and 42 dB L Aeq, 1 hour at Penpol
Terrace.
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6.95

When compared against the baseline levels on-site and in the surrounding area, this is
considered to result in a Negligible as the total noise level remains within the
guideline values for residential dwellings (i.e. LAeq, day 50-55 dB).
Summary

6.96

Table 6.13 below shows the aggregate noise levels produced by combining all noise
sources to all identified sensitive receptors (façades), compared with the existing
baseline noise levels and guideline values.
Table 6.13 Summary of Predicted Noise Levels at all Noise Sensitive Premises,
Compared with Existing Levels and Guideline Values
Predicted Noise
Level (dB)

Receptor

6.97

LAeq,
da
y

Existing Levels
(dB)

LAeq,
nig
ht

L
A

LAeq,
da
y

LAeq,
nig
ht

Guideline Value
(dB)

L
A

LAeq,
da
y

LAeq,
nig
ht

L
A

m

m

m

ax

a

a

x

x

Penpol Terrace

44

-

-

64

-

-

Proposed Residential Units

54

-

-

5055

-

-

Carnsew Road

41

41

54

64

28

50

Trevoarn/Foundry
Lane/Foundry Square

52

-

-

5055

-

-

5055

45

60

The table demonstrates that at all receptors, all levels are below the guideline value
for a reasonable noise environment for both day and night, and are also below the
existing levels, with the exception of noise at night at Carnsew Road. On this basis, the
overall operational impacts from noise and vibration are considered to be Negligible.
Noise from Road Traffic

6.98

A comparison of the increase in road traffic noise can be made by comparing the base
traffic flows, with the base + development flows by means of the formula found in the
CRTN:


Increase in Noise Level = 10 log10 (future total traffic flow  existing traffic flow)
dB.
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Table 6.14 Predicted Changes in Noise Levels due to Changes in Day-time
Traffic Flow

2017 Baseline Without
Development

2017 Baseline and
Consented North
Increase in Level
Quay and Proposed
(dB)
Development

Road
Day

Night
(0700 to
((2300 to 0700)
2300)

6.99

Day

Night

(0700 to
2300)

(2300 to
0700)

Day
(070
0 to
2300
)

Night
(230
0 to
0700
)

Penpol
Terrace

15,412
(3%)

377 (0%)

21,196 (3%)

484 (0%)

1.4

1.1

Foundry
Hill

10,830
(2%)

270 (0%)

11,545 (2%)

287 (0%)

0.3

0.3

Carnsew
Road

12,309
(3%)

307 (0%)

18,741 (3%)

411 (0%)

1.8

1.3

To increase the noise level by 3 dBA (the minimum perceptible), the predicted traffic
flow would have to be almost double the baseline traffic flow. Therefore, change in
noise level on all road links will be imperceptible (i.e. less than 3dB) and thus have a
Negligible impact to sensitive receptors.
Noise from Mechanical Services Plant

6.100

Mechanical services plant will be required as part of the operation of the proposed
development and may include plant such as air handling units, air conditioning
condenser units, extract fans, gas boilers, stand-by generators, and possibly a
Combined Heat and Power (CHP) plant.

6.101

As the mechanical services plant would form part of the operation of the proposed
development, it is possible to incorporate noise control through a planning condition
requiring that a reasonable noise level be achieved. Taking account of the response
criteria set out, it is suggested that the rating noise level from mechanical services
plant should not exceed the existing background noise level of the area by more than
35 dB at night and 5 dB above background at any other time, when measured at the
nearest sensitive receptors in line with the descriptions of ‘low ambient noise levels’
set out within BS414216.

6.102

The mechanical services plant will be designed to ensure that the upper ceiling of 35
dB at night is not exceeded; on this basis, the impacts associated with the mechanical
services plan on-site will be Negligible.
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Impact to Proposed Residential Dwellings On-site
6.103

To the north of the retail units on-site, the proposed development includes 30
residential units. The closest façades for the proposed dwellings will be 5m from the
edge of the proposed main car park, resulting in between 45 and 50 dB LAeq, 1hr at this
location.

6.104

Existing noise at this location (as shown in the survey results at Location 5, Figure 6.1
and Table 6.9 above), was around 55 dB LAeq,

day.

This indicates that the residential

element would be likely to fall within NEC Category A (Table 6.3) during the
operational hours of the foodstore. As stated within the guidance of PPG24 4, at these
levels, noise does not need to be considered as a determining factor in granting
planning permission.
6.105

As such, at this stage in the outline design of the residential units, no further design
work has been considered necessary to deal with the noise impact to these units. As
such, the impact to the proposed residential dwellings as part of the proposed
development has been identified as Negligible.

Summary of Impacts
6.106

Table 6.15 below, summarises the impacts, without mitigation. All assessments
assume worst-case scenarios, assuming no noise control of any form, except where
provided by the proposed development (e.g. screening by the buildings themselves).
Table 6.15 Impacts – Without Mitigation
Significance of Impact

Topic Area

Geographical
Extent
Negligible

Minor
Negati
ve

Moderate
Negative

Longevity of
Major
Impact
Negati
ve

Construction
Noise

Local

Construction
Vibration

Local

Main Parking
Area

Local

X

Long-Term

Proposed
Retail Units

Local

X

Long-Term

Road Traffic

Local

X

Long-Term

Mechanical
Plant Noise

Local

X

X

X

Temporary

Temporary

Long-Term
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MITIGATION MEASURES
Construction Phase
6.107

In general, noise from construction activity may be best controlled by the following
process:


Determine the likely extent of construction works (where, when, duration);



Determine noise emission levels by reference to BS5228 13;



Agree noise amelioration measures with the local authority (amelioration and
management control) and/or noise limits;



Prepare a construction works method study in agreement with the local authority,
to include hours of working and agreed traffic routes; and


6.108

Obtain prior consent under the Control of Pollution Act 197417 where necessary.

The contractors will need to take note of, and act on, the advice in BS5228 ‘Code of
Practice Clause 10 on the Control of Noise and Vibration’, and ‘Annex B Noise Sources
Remedies and their Effectiveness'13. Equipment such as breakers and compressors and
mobile plant such as excavators and road works equipment will be expected to
conform to the appropriate EC directive noise limit. Best practice techniques and
machinery will be employed at all times.

Operational Phase
6.109

The following set of conditions is recommended:


Provisions will be made for the control of noise emanating from the buildings,
ensuring that rating level of noise emitted from all fixed plant, equipment and/or
machinery at the site shall not exceed a level of more than 5dB above the
prevailing background noise levels at any time. The assessment will be made in
accordance with the current version of BS414216;



Cages and pallets should not be moved at night outside of the vehicle and loading
dock (outside in the open yard) within the service yard for the foodstore, and that
the use of a compactor is restricted to use during the day-time;



Depending on the use of the stand-alone retail units, which have currently
assumed extended opening hours, restrictions on hours of opening may be applied
via the

licensing

process (e.g. if musical

events are

considered). It is

recommended that a condition be included in the permission requiring the
submission of a more detailed scheme for noise attenuation prior to construction
and use of these units if an A3 Use Class is planned; and


With the exception of the movement and loading or unloading of vehicles, no
process associated with the operation of the development shall take place
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anywhere on the site except within the buildings or designated external plant
areas hereby permitted.

RESIDUAL IMPACTS
Construction Phase
6.110

Based on the implementation of mitigation measures informed by best practice
guidance, it is considered that the noise impacts associated with the construction
phase is likely to be reduced to Minor Negative to Moderate Negative (dependant
on the different activities of construction), and will be temporary in nature. With
regards to vibration, the impacts are considered to be of Minor Negative significance,
and temporary in nature.

Operational Phase
6.111

During the operational phase of the proposed development, it is considered that there
will be a long-term Negligible impact. Noise limits will be set, to ensure that the
design of the mechanical services plant do not exceed guidance provided within
BS414216. In addition, once the occupants for the retail units become known, it is
anticipated that through the licensing process, this will prevent any adverse impacts
should any amplified music be utilised on-site. Noise impacts to the proposed
residential dwellings to the north of the retail elements have also been considered as
Negligible.

SUMMARY & CONCLUSIONS
6.112

Having undertaken this assessment against objective criteria, it is concluded that
subject to certain mitigation measures, the development could proceed without the
likelihood of subsequent operations harming the amenity of local residents or causing
significant noise impacts.

6.113

The recommended mitigation measures will ensure no more than a temporary
Moderate Negative impact from construction noise and vibration. The operation of
the development, with mitigation, would lead to a Negligible noise impact over the
long-term operation of the proposed development.
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7.0

AIR QUALITY
INTRODUCTION

7.1

This Chapter provides an assessment of the impacts on air quality (including dust) for
the proposed development of South Quay and Foundry Yard, Hayle Harbour in
Cornwall.

7.2

The proposed development is a mixed-use scheme comprising retail units, and cinema
dominated by a large foodstore and associated car park as well as residential
dwellings. The foodstore is likely to include a small Combined Heat and Power (CHP)
plant, which will be fired by natural gas. The primary emissions to air are combustion
emissions from road traffic and the CHP plant. In addition, there is potential for
emissions from construction activities at the application site to result in dust nuisance
impact at properties close to the redline boundary.

7.3

This assessment focuses on the pollutants related to these activities; nitrogen dioxide
(NO2), particulate matter (PM10) and construction dust.

PLANNING POLICY & LEGISLATIVE CONTEXT
7.4

This section details the relevant legislation, policies and guidance documents taken
into account in the preparation of this assessment.

International Policy
The European Air Quality Framework Directive
7.5

The aim of the EU is to develop an overall strategy on air quality, which sets long-term
air quality objectives. The regulatory framework applying to air quality is multi-layered
with European-wide controls established by Directive 96/62/EC

1

(the Air Quality

Framework Directive) and a series of ‘Daughter Directives’ that establish ‘limit’ or
‘target values’ for a range of pollutants to which Member states must respond.
7.6

A new Directive on ambient air quality and cleaner air for Europe was adopted in June
2008 . The Directive streamlines the European Union’s air quality legislation by
2

replacing four of the five existing Air Quality Directives with a single, integrated
instrument.
7.7

Directive 2008/50/EC retains the existing air quality standards, but provides greater
clarity on where to assess air quality, so that the focus is on areas of potential public
exposure.

7.8

Overall responsibility for achieving the European Union limit values in the United
Kingdom lies with the Secretary of State for the Environment, Food and Rural Affairs.
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However, national legislation and Government policy requires that local authorities
play an important part in local air quality management (LAQM).

National Policy & Legislation
Environment Act 1995
7.9

The Environment Act 1995, Part IV3, requires local authorities to review the quality of
air within their area. The reviews have to consider the existing air quality and the likely
future air quality during the ‘relevant period’ (a period to be prescribed by regulations
(see Air Quality (England) Regulations 20104)). Such reviews have to be accompanied
by an assessment of whether any prescribed air quality standards or objectives are
being achieved or are likely to be achieved within the ‘relevant period’.

7.10

Where any of the prescribed objectives are not likely to be achieved in any area within
the ‘relevant period’, the authority must designate that area as an air quality
management area (AQMA). For each AQMA an air quality action plan (AQAP) will be
required to set out how the authority will exercise its powers to achieve the objectives.

7.11

In 2003, DEFRA published technical guidance to support local authorities in carrying
out their duties under the Act. This guidance was updated in 2009 and is referred to in
the assessment as LAQM.TG (09)5.
Air Quality Strategy for England, Scotland and Northern Ireland (2007)

7.12

The UK Government’s policy on air quality is set out in the Air Quality Strategy
published most recently in July 2007 6. The strategy sets health-based standards for
eight pollutants and objectives for achieving them throughout the UK. The pollutants
covered are: benzene; 1,3-butadiene; carbon monoxide; lead; nitrogen dioxide;
ozone; particles (PM10); and sulphur dioxide. There are also two objectives to protect
vegetation and ecosystems, which relate to levels of nitrogen oxides and sulphur
dioxide.

7.13

The strategy sets out how, under LAQM, local authorities have a statutory
responsibility to achieve the objectives prescribed by regulation for seven of the above
list of pollutants (ozone is not included as this is affected by pollutants produced
outside the UK). Local authorities are not responsible for those objectives concerned
with vegetation and ecosystems. A summary of the air quality objectives relevant to
the study area is shown in Table 7.1.
Air Quality (England) Standards Regulations 2010

7.14

The Air Quality Standards Regulations4 have adopted into UK law the limit values
required by EU Directive 2008/50/EC2 and came into force by 10th June 2010. These
regulations prescribe the ‘relevant period’ (referred to in Part IV of the Environment
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Act 19953) that local authorities must consider in their review of the future quality of
air within their area. The regulations also set out the national air quality objectives to
be achieved by the end of the ‘relevant period’.
The Environmental Protection Act 1990 - Control of Dust and Particulates
Associated with Construction
7.15

Section 79 of the Environmental Protection Act 1990 states that where a statutory
7

nuisance is shown to exist, the local authority must serve an abatement notice.
Definitions of statutory nuisance relevant to dust and particles are:


‘Any dust, steam, smell or other effluvia arising from industrial, trade or business
premises or smoke, fumes or gases emitted from premises so as to be prejudicial
to health or a nuisance;



Any accumulation or deposit which is prejudicial to health or a nuisance; and



Failure to comply with an abatement notice is an offence and if necessary, the
local authority may abate the nuisance and recover expenses.’

7.16

There are no statutory limit values for dust deposition above which ‘nuisance’ is
deemed to exist. Nuisance is a subjective concept and its perception is highly
dependent upon the existing conditions and the change which has occurred (i.e.
increase over background levels).

Planning Policy Statements/Guidance
7.17

Planning Policy Statements/Guidance (PPS/PPG) explains the statutory provisions and
provides guidance to local authorities and others on planning policy and the operation
of the planning system. Local authorities must take their contents into account in
preparing their development plans. The guidance may also be relevant to decisions on
individual planning applications and appeals.
Planning Policy Statement 23: Planning and Pollution Control (PPS23)

7.18

PPS238 states that:
‘Any consideration of the quality of land, air or water and potential impacts arising
from development, possibly leading to an impact on health, is capable of being a
material planning consideration, in so far as it arises or may arise from any land use.’

7.19

It also explains that the planning system’s role in pollution control stems from the fact
that it determines the location of development. Development may give rise to
pollution, either directly or from traffic generated. In addition, developments may be
affected by major existing, or potential sources of pollution.

7.20

The guidance states that the planning system should focus on whether the
development itself is an acceptable use of the land, and the impacts of those uses,

Chapter 7.0: Air Quality
Volume 1: Main Text & Figures

103

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

rather than the control of processes or emissions themselves. The findings of air
quality reviews and assessments will be important in the consideration of local air
pollution problems and the siting of certain types of development.
Planning Policy Guidance 13: Transport (PPG13)
7.21

PPG139 states that:
‘Local air quality is a key consideration in the integration between planning and
transport.’

7.22

PPG13 focuses on the integration of AQAP with local transport plans and other local or
regional transport strategies.

7.23

In relation to development, PPG13 states that the Government considers that travel
plans should be submitted alongside planning applications which are likely to have
significant transport implications, including those which would generate significant
amounts of travel in, or near to, AQMAs.

Regional Policy
Regional Planning Guidance for the South West (RPG10)
7.24

The Regional Planning Guidance for the South West (RPG10)

10

was approved in

September 2001 and sets out a broad development strategy for the period to 2016
and beyond. RPG10 will be replaced by the emerging Regional Spatial Strategy (RSS)
for the South West.
7.25

Policy EN2 within this document relates to air quality and states that local authorities
should:


Include in their development plans and proposals policies on the location of
potentially polluting developments and of sensitive developments in the vicinity of
existing polluting developments, in line with guidance in PPG23 (as and when it is
updated);



Designate air quality management areas where required as part of the local air
quality management process; and



Ensure that air quality considerations are properly considered along with other
material considerations in the planning process, particularly where any air quality
management areas have been designated.

The Draft Regional Spatial Strategy for the South West 2006-2026
7.26

The Draft RSS for the South West , produced by the former South West Regional
11

Assembly (SWRA) is a full revision of RPG10 and sets out the long-term spatial
planning framework for the region.
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7.27

Policy RE9 - Air Quality states that:
‘The impacts of development proposals on air quality must be taken into account and
local authorities should ensure, through LDDs, that new development will not
exacerbate air quality problems in existing and potential AQMAs.’11

Sub-Regional Planning Policy
The Cornwall Structure Plan
7.28

The Cornwall Structure Plan

12

sets out policies to guide changes in development and

transport over the next 10-15 years and although the Plan will be replaced by the RSS,
until this time, these policies are used by local councils as a basis for making planning
decisions and for drawing up more detailed plans.
7.29

Policy 3 of Section One of the Plan requires that ‘development should avoid, directly or
indirectly, the risk of significant levels of pollution or contamination to air.’12

7.30

The Plan's policies for transport and accessibility, which seek to reduce the need for
travel and encourage alternative modes to the private car, is a major way in which
planning policies can contribute to improved air quality.

Local Policy
Penwith Local Plan (2004)
7.31

One of the objectives of the Penwith Local Plan13 is to ensure that development does
not have an adverse effect on air, water and soil qualities. Policy GD1 within this plan
states that proposals for development will not be permitted where they would cause
significant harm as a result of inadequate provision for air quality.
Penwith District Council, Environmental Health Enforcement Policy

7.32

This policy sets out how the council intends to provide individuals and businesses in
Penwith with information on Environmental Health. Areas of enforcement include
statutory nuisance and local air quality.

ASSESSMENT METHODOLOGY
7.33

Data to establish the background air quality in the study area was collected from the
following sources:


Cornwall Council - provided the recent review and assessments of air quality;



Cornwall Air Quality Forum - provided results of diffusion tube monitoring carried
out in the area; and
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National Air Quality Archive (NAQA) – provided background ambient air quality
data for NO2 and PM10.

Construction Phase
7.34

For the purposes of this assessment, the construction phase was taken to mean the
period where site preparation, demolition, remediation and construction takes place.
Air quality impacts during the construction phase of development can arise from
emissions from construction vehicles, and the generation of dust and odour during
remediation activities. Increases from construction vehicles will be investigated to
determine if additional emissions could significantly affect local air quality. The extent
to which this dust causes nuisance or an air quality impact is dependent upon the
effectiveness of control measures and the proximity of people, residences or other
sensitive receptors. The impact of dust and other emissions during the construction
phase

was

assessed

qualitatively

based

on

information

available

relating

to

construction timetable, levels of construction traffic, phasing and construction
methods.

Operational Phase
7.35

The proposed development has the potential to cause changes in road traffic during
the operational phase. The operational impact of increased traffic levels within the
study area has been addressed using the UK Department for Transport Design Manual
for Roads and Bridges (DMRB)14 screening methodology for the assessment of the
impact to air of roads. This screening method predicts annual average ground level
concentrations at sensitive receptors by applying an average roadside emission
dispersion curve and correcting for vehicle type and speed.

7.36

Emissions from the foodstore car parking and CHP plant have been assessed using the
USEPA dispersion model, AERMOD (version 7.2.3) . As preferred by the Environment
15

Agency, this is a new generation dispersion model that incorporates the latest
understanding of the atmospheric boundary layer. It is used extensively in the UK for
assessing the air quality impacts of industrial and other polluting processes.
7.37

Predicted ground level concentrations due to emissions from road traffic, car parking
and the CHP plant have been compared with the air quality limits and objectives set for
the protection of health in the UK . These objectives are summarised in Table 7.1.
16
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Table 7.1 National Air Quality Objectives for the Study Area
Pollutant
Nitrogen

Concentration
-3

1st Jan 2010

-3

Annual mean

1st Jan 2010

-3

24 hour mean not to be exceeded more
than 35 times a year (90.4th percentile)

31 Dec 2004

-3

Annual mean

31 Dec 2004

40 µg m
50 µg m

Matter (PM10)
40 µg m

7.38

Date to be
Achieved by

1 hour mean not to be exceeded more
than 18 times a year (99.8th percentile)

200 µg m

dioxide (NO2)

Particulate

Measured as

The 2008 EU Directive set a limit value for airborne NOx for the protection of
vegetation and ecosystems of 30 g m-3, as an annual mean. This critical level is also
an objective within the Air Quality Strategy, but is not set in UK Regulations. The limit
value is not applicable in urban areas and is therefore unsuitable for comparison with
predicted concentrations for habitat sites close to the proposed development.

7.39

Impacts upon air quality caused by the operation of the proposed foodstore are not
considered as the intention is for the foodstore to achieve high standards of design
with a target of BREEAM ‘Very Good’.

Potential Impacts Significance Criteria
7.40

The following criteria were devised to assess the magnitude (Table 7.2) and
significance (Table 7.3) of any potential impact from increases in traffic generated by
the proposed development. The criteria were identified based on advice given in
Environmental Protection UK’s Development Control: Planning for Air Quality 2010
Update17 and upon professional judgement. The criteria are considered a robust
approach to determining the significance of air quality impacts.

7.41

This assessment concentrates on assessing the significance of changes in the
concentrations of PM10 and NO2 at sensitive receptor locations.

7.42

In the context of air quality, sensitive receptors are individuals with an increased
sensitivity to pollutants such as the very young, the elderly and the infirm. People who
would be exposed to pollutants for extended periods of time such as those with
residences and places of work are also considered to be potential sensitive receptors.

7.43

A full definition of the impact significance used within this assessment is provided in
Table 7.3 below.
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Table 7.2 Definition of Impact Magnitude for Changes in Pollutant
Concentration as a Percentage of the Long-term Air Quality Objective (a)
Magnitude of Change

Annual Mean

Large

Increase / decrease > 10%

Medium

Increase / decrease 5 to 10%

Small

Increase / decrease 1 to 5%

Negligible

Increase / decrease < 1%

(a) Reproduced from Environmental Protection UK’s Development Control: Planning for Air
Quality 2010 Update



The development gives rise to a large increase in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted.

Moderate



The development gives rise to a medium increase in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted with the development in place, or



The development gives rise to a large increase in PM10 or NO2
concentrations at a sensitive receptor but no exceedences of the
objectives are predicted.



The development gives rise to a small increase in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted with the development in place, or



The development gives rise to a medium increase in PM10 or NO2
concentrations at a sensitive receptor but no exceedences of the
objectives are predicted.

Insignificant

Negligible



The development gives rise to a small change in PM10 or NO2
concentrations at a sensitive receptor and no exceedences of the
objectives are predicted.

Minor



The development gives rise to a small decrease in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted, or



The development gives rise to a medium decrease in PM10 or NO2
concentrations at a sensitive receptor but no exceedences of the
objectives are predicted.



The development gives rise to a medium decrease in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted, or



The development gives rise to a large decrease in PM10 or NO2
concentrations at a sensitive receptor and exceedences of the
objectives are predicted.

Significant Negative Impacts

Major

Significant Positive Impacts

Table 7.3 Definition Of Impact Significance
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Major

The development gives rise to a large decrease in PM10 or NO2
concentrations at a sensitive receptor but no exceedences of the
objectives are predicted.

BASELINE CONDITIONS
7.44

The application site is currently derelict and un-occupied, used by the local fishing
industry and leisure users who have berths along the quay walls.

7.45

The application site is bounded to the east by residences and businesses along Penpol
Terrace. To the south by the railway line and Carnsew Road (B3301). Along the west,
the application site is bounded by industrial units (Jewson) and the Site of Special
Scientific Interest (SSSI) of Carnsew Pool.

7.46

During previous site visits, there was no discernable odour detected and no visible
emissions to air from nearby buildings. However, dust emissions are visible from
construction activities within the waste recycling area and the associated access road
located on North Quay.

Nitrogen dioxide (NO2) & Particulate Matter (PM10)
7.47

Monitoring of NO2 concentrations at passive diffusion tube sites was carried out by
Penwith District Council between July 2006 and July 2007. Table 7.4 below summarises
data for the nearest diffusion tube monitoring sites.

7.48

As there have been no significant changes to the centre of Hayle or the surroundings in
Hayle Harbour since the monitoring was carried out, the data provided is considered to
be still representative in 2010.
Table 7.4 NO2 Monitoring Results for Sites in Hayle from July 2006 to July
-3

2007 (µg m )
Site Name

Location

X

Y

Annual Mean

HYL1

Warrens

155891

37265

20.6

HYL2

Foundry Pub

155841

37086

24.8

HYL3

Copperhouse Dentist

156719

37852

29.2

HYL4

Lidl

157383

38443

26.2

Data from July 06 to July 07 provided by Cornwall Air Quality Forum. All sites are roadside. The data has been
fully bias adjusted (20% TEA in water).

7.49

Figure 7.1 illustrates the location of these monitoring sites in relation to the proposed
development.
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Figure 7.1 Monitoring Locations

Produced from Ordnance Survey Data digital map data © Crown copyright 2007. All rights reserved, licence
number 0100031673

7.50

From the data, summarised in Table 7.4, it can be seen that the annual mean NO2
concentrations (for the year July 2006 to July 2007) are well within the objective for
NO2 of 40 µg m-3.

7.51

Presently, there are no continuous NO2 or PM10 monitoring sites in the immediate
vicinity of the application site. No continuous monitoring of NO2 and PM10 is carried out
within the Hayle area and the nearest monitoring sites are in the towns of Camborne
or Penzance, which are approximately 9km to the northeast and 11km to the
southwest respectively. Air quality at these sites is likely to be dominated by local road
traffic and is not considered to be representative of air quality in Hayle. As such, it has
not been included in this assessment.

7.52

NO2 and PM10 background concentration maps for the area around the application site
have been created using data from the National Air Quality Information Archive. Figure
7.2 and Figure 7.3 show that for 2017, NO2 background concentration for the
development and the surrounding area is estimated to be around 6.0 g m-3. For PM10
-3

the estimated 2017 concentration is around 14.5 µgm . The year 2017 has been
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assessed (five years after the assumed opening year of 2012), as this year is likely to
reflect a more accurate representation of typical flows on the surrounding network.
Figure 7.2 2017 NO2 Background Concentrations

Contains Ordnance Survey data © Crown copyright and database right 2010
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Figure 7.3 2017 PM10 Background Concentrations

Contains Ordnance Survey data © Crown copyright and database right 2010

Local Air Quality Management
7.53

As a requirement of Part IV of the Environment Act 19953, local authorities in the UK
are required to conduct a series of reviews and assessments of air quality to determine
whether air quality objectives are likely to be met in future years, and where it is
necessary to designate AQMAs. Local authorities then have to implement AQAPs to
improve the air quality within AQMAs in order to meet the objectives.

7.54

The results of Cornwall Council’s (Western Area 1) 2009 Updating and Screening
Assessment Report

18

indicated that the only sites of concern with regard to breeches of

air quality objectives were in Penzance. Presently, no AQMAs have been officially
declared within Western Area 1 (formerly Penwith District Council).

Identification of Sensitive Receptors
7.55

The sensitivity classifications used in this assessment are summarised below:


High sensitivity – receptors of greatest sensitivity to air quality such as those
identified under LAQM.TG(09) (schools, hospitals, residential properties etc).
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Habitats supporting nationally or internationally important ecosystems that are
sensitive to changes in air quality;


Medium sensitivity – air quality sensitive receptors that are not included under
LAQM.TG(09), such as places of employment. Habitats supporting regionally
important wildlife and vegetation communities that are sensitive to changes in air
quality; and



Low sensitivity – air quality receptors with some sensitivity to changes in air
quality. Habitats supporting locally important ecosystems that are sensitive to
deterioration in air quality.

7.56

The sensitive receptors that have been identified as part of this assessment are
identified in Table 7.5.
Table 7.5 Identified Sensitive Receptors
Receptor

7.57

Sensitivity

1. 19 Penpol Terrace

High

2. 36 Penpol Terrace

High

3. 54 Penpol Terrace

High

4. North Quay

High

5. Jewson

Medium

6. 25 Carnsew Road

High

Hayle Estuary & Carrack Gladden SSSI

High

All of these receptors are in reasonably close proximity to the redline boundary of the
application site. The residences and businesses along Penpol Terrace and Carnsew
Road will be most affected by dust emissions during construction. They are also
potentially sensitive receptors to increases in traffic associated with the operation of
the proposed development. The locations of all identified sensitive receptors are shown
in Figure 7.4.
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Figure 7.4 Sensitive Receptors

Contains Ordnance Survey data © Crown copyright and database right 2010

Baseline Conditions Summary
7.58

Information on the ambient air quality in the region of the proposed development has
been discussed in this section. Diffusion tube monitoring data for Hayle shows that the
concentrations of NO2 close to busy roads in the area are well within the air quality
objectives.

7.59

At the time of writing, no AQMAs have been declared in the Hayle area.

7.60

The potential impacts will be greatest on the residents and businesses along Penpol
Terrace and Carnsew Road, as these border the application site.
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ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
7.61

The impacts to air quality during the construction phase of the proposed development
are likely to be limited to impacts from dust from construction activity and emissions
from construction traffic. There will be no bioremediation on-site and hence no
associated odours. Emissions from on-site generators and similar equipment are
expected to be insignificant, due to the typically small quantity of pollutants released
from such sources. Where construction works disturb sediments in Penpol Creek, there
may be a temporary odour, which will dissipate as soon as the tide level in the Creek
increases.
Construction Dust & Odour

7.62

In general, the quantity of dust generated during construction is proportional to the
amount of land being worked, the intensity of the construction, and the prevailing
weather conditions. In addition, the silt and moisture content of the soil, and, the
speed and weight of any vehicles on site will influence the scale of emissions.

7.63

7.64

The key impacts of dust deposition are as follows:


Deposition on, and soiling of, surfaces causing nuisance; and



Airborne dust leading to potential health effects.

The most common impact of dust deposition is the creation of a nuisance because of
the need to clean surfaces more frequently. The degree of nuisance caused depends on
the degree to which residents’ homes, gardens and cars are affected as well as the
degree of effects people experience whilst walking past the site.

7.65

Construction dust is generally dispersed from source to receptor in the air. Dispersal of
dust is, therefore, affected by wind speed, atmospheric stability and turbulence. Dust
dispersal also has a vertical component in that it will fall from the air under the
influence of gravity. This is affected by particle diameter and density, and the level of
turbulence. Light winds and low turbulence result in lower levels of dust entrained in
air but high deposition rates close to the source. High winds result in higher levels of
dust entrained in air but low deposition rates over longer distance relative to amount
of dust emitted.

7.66

Physical barriers may also affect dust dispersion and deposition as they create eddies
forcing dust to the ground. Trees, hedges and other vegetation belts are particularly
effective in reducing dust spread by reducing wind speed, reducing re-entrainment and
by collecting dust on leaves etc.

7.67

Rain forces dust particles out of the air to the ground and also allow particles to
agglomerate, meaning they are less likely to be emitted as dust.
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7.68

Dust atmospheric concentrations and deposition rates decrease as distance from the
source increases, following an exponential decay pattern. At around 50m from the
source, concentrations and deposition rates are less than 10 per cent of that at 10m.
With increases in distance from these sources, concentrations and deposition rates
continue to fall and beyond 150m, these are likely to be too small to measure unless
the original emission was substantial.

7.69

When examining the application site, there are several possible receptors within 150m
of the site that could be affected by construction dust. For this reason, mitigation
would be implemented which would pay particular attention to prevailing wind
direction, weather conditions, proximity of potential receptors and the nature of
individual construction activities. Overall, the impacts at the construction phase
relating to dust and odour are considered to be Minor Negative and temporary in
nature.
Construction Traffic

7.70

Construction traffic is expected to consist of heavy goods vehicles (HGVs) for transport
of equipment and materials, and cars for transport of construction personnel.

7.71

Likely vehicle movements and routes for excavation have been considered in this
section. Vehicle movements during excavation are likely to represent the most
intensive frequency of vehicle movements during the construction phase, although
many movements will be contained within the application site boundary.

7.72

The identified access route for the proposed development would follow the A30 west
then travel on the B3301 northeast along Griggs Hill, the Causeway, and Carnsew
Road up towards the application site, thus, avoiding the town centre.

7.73

The largest increase in HGV movements associated with the construction phase is
considered to be during the importation of materials off-site for site levelling and
raising (as detailed in Chapter 3.0: Development Programme & Construction). As
stated within Chapter 5.0: Transportation, this is predicted to be approximately 4
vehicle movements per hour.

7.74

The Department for Transport Guidance note for Local Air Quality states that:
‘Due to the uncertainty in traffic forecasting and the size of traffic flow change needed
to affect air quality, options which change traffic flows by less than 10% can usually be
scoped out, unless the road is a motorway (due to the high traffic flows) or there are
particular sensitivities (e.g. traffic congestion, change to the speed limit or the
presence of an Air Quality Management Area).’

7.75

19

When the average increase in flow arising during the construction phase is compared
to the baseline flow for the construction routes to South Quay, all increases are less
than 10%. Therefore, construction traffic is considered to have a Negligible impact on
local air quality and a detailed assessment has not been undertaken.
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Construction Impacts - Conclusions
7.76

If construction methods do not include sufficient control of dust emissions the
construction phase of the proposed development could have a detrimental impact on
air quality and therefore on the sensitive receptors surrounding the site. However, this
impact would be temporary and only occur during the construction period. It is
therefore essential that appropriate mitigation is implemented which pays particular
attention to prevailing wind direction, weather conditions, proximity of potential
receptors and the nature of individual construction activities. Mitigation measures are
discussed from paragraph 7.124 below.

7.77

Emissions from construction traffic are not anticipated to have a significant impact on
air quality due to the temporary duration of the activity and the relatively small
increases in vehicle movements. Overall, the impacts during the construction phase
are considered to be of Minor Negative impact and temporary in nature.

Operational Phase
Operational Traffic
7.78

The DMRB (Highways Agency, version 1.03c, July 2007) screening model has been
used to assess the impact on air quality from additional traffic likely to be generated
by the proposed development as part of the wider Hayle Harbour Masterplan scheme.

7.79

It should be noted that there are limitations associated with the DMRB methodology in
that it takes no account of local terrain, nearby structures and prevailing winds.
However, this model has been recommended in government guidance (DEFRA 2009)
for assessments of this nature and provides a robust screening tool to determine
impacts on air quality from road traffic.

7.80

DMRB requires the following information to assess the impact at sensitive receptor
locations:

7.81



Distance from road link to sensitive receptor location;



Annual average daily traffic (AADT) flows;



Annual average speed;



Fleet composition; and



Ambient background concentrations.

Two scenarios have been modelled:


‘Do Nothing’ - without the proposed development; the baseline 2017 traffic flows,
including the contribution from the consented North Quay development; and
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‘Do Something’ - with the proposed development; traffic flows assuming full
harbour development (i.e. baseline, consented North Quay and proposed South
Quay flows).

7.82

The variables used for the original input to the DMRB assessment are shown in
Appendix 7.1 and 7.2 in Volume 2: Technical Appendices of this ES. This data was
provided by the traffic consultants for the proposed development.

7.83

Pollutant concentrations have been calculated for a theoretical residential property five
metres from the roadside, which was taken to represent a worst-case scenario in
terms of exposure to pollutants.

7.84

The method to convert roadside NOx to NO2 within the DMRB model is based on
measurements made between 1999 and 2001. Recent evidence shows that the
proportion of primary NO2 in vehicle exhausts has increased and therefore the
relationship between NOx and NO2 has changed from that used in the DMRB model. A
NOx to NO2 calculator (version 2.1) is available via the Air Quality Archive website to
be used in conjunction with the DMRB annual mean predictions to obtain a more
accurate estimate of NO2 concentrations. This new methodology has been adopted in
the DMRB assessment.

7.85

Predicted pollutant concentrations for NO2 and PM10 are presented in Table 7.6 and
compared with the air quality objectives set out in Table 7.1.
Table 7.6 Summary of the Results of the DMRB assessment - Predicted Annual
-3

Mean Concentrations of NO2 and PM10 (µg m )

Street
Name

Penpol
Terrace

Foundry
Hill

Carnsew
Road

Change in
Percentage
Concentration
of AQO (%)
(%)

Pollutant

Do Nothing

Do Something

Development
Impact (a)

NO2

11.78

11.67

-0.11

-0.27

-0.93

PM10

15.64

15.68

0.04

0.09

0.24

NO2

10.89

10.89

0.00

0.00

0.00

PM10

15.66

15.67

0.01

0.03

0.07

NO2

12.67

13.28

0.61

1.53

4.81

PM10

16.01

16.16

0.15

0.37

0.93

(a)’Do Something’ minus ‘Do Nothing’
Note: Background concentrations based on values derived from 2017 NAQIA maps (NO 2 – 6.0g m-3, PM10 14.5 g m-3)
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7.86

Based on the modelled 2017 traffic flows, it can be seen that the impact of the
changes in traffic flows over the local road network due to the proposed development
are insignificant for Penpol Terrace and Foundry Hill.

7.87

It is noted that a very slight improvement in NO2 levels is predicted at Penpol Terrace.
This may be due to the lower proportion of HGVs in the input traffic data for the ‘Do
Something’ scenario. However, as the predicted PM10 figure rose it would indicate
inaccuracies in the model when two scenarios are compared that result in very similar
concentrations. This would signify that the addition of development traffic does not
result in a significant change in pollutant concentrations along this road.

7.88

For Carnsew Road, the proposed development is estimated to increase the annual
mean concentration of NO2 at sensitive receptors by 0.61 g m-3, which represents a
4.8% change in the concentration compared with the ‘Do nothing’ scenario.

7.89

DMRB is not able to produce a short-term statistic for NO2, however the LAQM.TG(09)
guidance states that if the predicted annual mean DMRB concentration combined with
the background concentration is less than 60 g m-3 then it is unlikely that the
hourly-mean objective will be exceeded.

7.90

The predicted annual mean concentration of NO2 along Carnsew Road is 13.3g m-3.
This total represents just 33% of the 40g m-3 threshold. The risk of exceedance of
either the short or long-term NO2 objectives due to changes in traffic on Carnsew Road
is considered negligible.

7.91

For PM10, the predicted increase in the annual mean concentration for Carnsew Road is
just 0.15g m-3, which is an increase of 0.93% compared with the predicted ‘Do
Nothing’ scenario. This is a negligible change. There are no predicted exceedences of
the 24-hour mean objective.

7.92

The change of the NO2 concentration on Carnsew Road due to the proposed
development is regarded as small in magnitude. Background concentrations in the area
are also considered low and there are no predicted exceedences of the air quality
objectives. Therefore, according to criteria given in Table 7.3 the impact significance of
operational traffic associated with the development is Negligible.
Operational Car Parking

7.93

Car parking on-site is to be uncovered with approximately 276 parking spaces
proposed for the foodstore, with an estimated 8,179 vehicle movements expected per
day (4,113 in, 4,066 out). The impact on local air quality of vehicle emissions from the
car park has been assessed using the dispersion model AERMOD. AERMOD is a new
generation dispersion model that incorporates the latest understanding of the
atmospheric boundary layer and is used extensively in the UK for assessing the air
quality impacts of industrial and other polluting processes.
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7.94

Emission factors are readily available for vehicles being driven at their normal
operating temperature, however in car parks emissions can be very different. The
extra emissions that are produced when a vehicle starts from cold have been derived
using the Advanced EXEMPT model. This information has been combined with the road
transport (hot exhaust) emission factors available from the Emission Factor Toolkit
(version 4.2, released in June 2010) to generate the total emission arising from the car
parks.

7.95

The following assumptions have been made in order to derive the emissions from the
car park:


There are no HGV’s using the car park;



An average speed in the car park of 10 km/h;



Each vehicle drives twice the length of the car park on arrival and on departure;
and


7.96

Vehicles remain parked for an average of 45 minutes.

The food store car park has been modelled as an area source with emissions of NO x
and PM10 of 7.0 x 10-7 g m-2 s-1 and 3.6 x 10-8 g m-2 s-1 respectively (as calculated by
the Advanced EXEMPT model and Emission Factor Toolkit).

7.97

Hourly meteorological data are required as input to the dispersion model. The closest
observing station with measurements of the meteorological parameters required for
dispersion modelling purposes is located at Camborne, around 8km to the northeast of
the proposed development. Hourly data for 2006 has been used to assess the impact
of emissions from the proposed food store car park.

7.98

Table 7.8 presents the results of the car park dispersion modelling assessment for NO 2
and PM10. It has been assumed, in accordance with the Environment Agency’s H1
guidance , that for long-term predictions (annual), 100% of the oxides of nitrogen
20

(NOx) reach ground level as nitrogen dioxide (NO2). For short-term predictions (1hour), a 50% oxidation of NO to NO2 has been assumed.
7.99

Predicted maximum 1-hour mean ground-level concentrations of NOx have been
compared with the short-term NO2 air quality objective, to assess the impact of the
installation on visitors to the retail development. For other sensitive receptors, the
predicted annual mean and 1-hour mean concentrations have been compared with the
long and short-term air quality objectives.

7.100

The Hayle Estuary and Carrack Gladden SSSI have been modelled as two discrete
receptors representing the closest sections of the SSSI to the east and west of the
proposed development.
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Table 7.7 Predicted Concentrations of NO2 and PM10 – Car Park Emissions
-3

(µg m )

Receptor

Maximum

NO2

PM10

99.8th
Percentile of
Annual Mean
1-Hour
Means

90.4th
Percentile of
Annual Mean
24-Hour
Means

8.2

80.7

0.42

0.91

1. 19 Penpol Terrace

0.15

4.7

0.0075

0.020

2. 36 Penpol Terrace

0.15

4.3

0.0075

0.021

3. 54 Penpol Terrace

0.14

4.4

0.0074

0.021

1.5

28.2

0.075

0.19

0.43

12.3

0.022

0.075

6. 25 Carnsew Road

0.076

4.6

0.0039

0.010

7. SSSI East

0.051

-

-

-

8. SSSI West

0.078

-

-

-

40 (30 (a))

200

40

50

4. North Quay
5. Jewson

Air Quality Objective

(a) Critical level set for the protection of vegetation and ecosystems

7.101

Predicted ground level concentrations for NO2 and PM10 are well within the relevant air
quality objectives. The maximum impact of the car park emissions occurs within the
car park itself. Compared with the short-term air quality objectives (particularly
important

for

public

exposure

at

the

proposed

development), the

maximum

concentrations may be summarised as follows:


The 99.8th percentile of hourly mean NO2 concentrations is 40% of the air quality
objective of 200 g m-3; and



The 90.4th percentile of 24-hour mean PM10 concentrations is 1.8% of the air
quality objective of 50 g m-3.

7.102

Concentrations predicted at the discrete sensitive receptor locations are considerably
lower than the maximum. For both NO2 and PM10, the highest predicted receptor
concentrations occur at the consented North Quay development to the north of the
foodstore car park. The annual mean concentrations at North Quay are 20.5% and
1.1% of the long-term objectives for NO2 and PM10 respectively. The short-term NO2
and PM10 predictions are 14.4% and 0.38% of their respective objectives.

7.103

The predicted concentrations of NOx at the Hayle Estuary and Carrack Gladden SSSI
are well within the critical level of 30 g m-3 set for the protection of habitats and
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ecosystems despite being in an urban area where the objective is not strictly
applicable. On this basis, the proposed development will result in a Minor Negative
impact.

Mechanical Services
7.104

It is proposed that the foodstore will incorporate a small CHP plant, which will burn
natural gas and vent emissions via a stack towards the northeast corner of the main
building.

7.105

The specification of the CHP plant has not yet been finalised although indicative sizing
and space requirements based on the estimated energy demand have been provided.
Therefore emissions have been based on the sizing of an Ener-G 100kW CHP Unit.
There are currently no official emission limits for small combustion plants such as this,
therefore the emission limits for new landfill gas engines (LFTGN 08) have been
assumed to represent a worst-case for the installation.

7.106

An H1 Screening Assessment has been carried out for the estimated emissions from
the CHP plant (see Annex 10B). The results indicate that emissions of NO x may be
significant compared with both the short and long-term air quality objectives.
Therefore, NOx emissions from the CHP plant have also been assessed using AERMOD,
which used extensively in the UK for assessing the air quality impacts of industrial
processes. A summary of the emission parameters used in the assessment is
presented in Table 7.8.
Table 7.8 CHP Emission Parameters (a)
Parameter
Stack Height (m)

19.5

Stack internal diameter at exit (m)

0.125

Temperature of Exit Gas (°C)

130

Emission velocity at stack exit (m s-1)

9.8

Flow rate at 130 °C (m3 s-1)

0.12

NOx Emission Concentration (mg m-3)

500

NOx Emission Rate (g s-1)

0.060

(a) based on Ener-G 100 CHP Unit

7.107

In AERMOD, where building heights in close proximity to the release are greater than
40% of the emission height, building downwash effects become significant. The stack
height for the CHP plant is estimated to be 19.5m, around 3m higher than the
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estimated average foodstore building height of 16.5m, therefore the building is a
potential downwash structure for this source.
7.108

Dispersion modelling has been carried out assuming the CHP plant is in operation
100% of the time as a worst-case scenario. Predicted maximum 1-hour mean groundlevel concentrations of NOx have been compared with the short-term NO2 air quality
objective, to assess the impact of the installation on visitors to the proposed
development. For other sensitive receptors, the predicted annual mean and 1-hour
mean concentrations have been compared with the long and short-term air quality
objectives.

7.109

It has been assumed, in accordance with the Environment Agency’s H1 guidance, that
for long-term predictions (annual), 100% of the oxides of nitrogen (NO x) reach ground
level as nitrogen dioxide (NO2). For short-term predictions (1-hour), a 50% oxidation
of NOx to NO2 has been assumed.
Table 7.9 Predicted Concentrations of NO2 and PM10 – CHP Plant Emissions
-3

(µg m )
NO2
Receptor
Annual Mean

99.8th Percentile of
1-Hour Means

2.4

13.2

1. 19 Penpol Terrace

0.20

3.3

2. 36 Penpol Terrace

0.18

1.7

3. 54 Penpol Terrace

0.13

1.5

4. North Quay

0.22

2.9

5. Jewson

0.89

10.6

6. 25 Carnsew Road

0.23

4.3

7. SSSI East

0.071

1.1

8. SSSI West

0.073

1.7

40 (30 (a))

200

Maximum

Air Quality Objective

(a) Critical level set for the protection of vegetation and ecosystems

7.110

Predicted ground level NO2 concentrations due to emissions from the CHP plant are
well within the relevant air quality objectives. Predicted maximum concentrations may
be summarised as follows:


Assuming as a worst-case 100% oxidation to NO2, the long-term (annual mean)
concentration is 6.0% of the air quality objective for NO2 of 40 µg m-3; and
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Assuming 50% oxidation to NO2, the short-term (99.8th percentile of hourly
means) concentration is 6.6% of the air quality objective for NO 2 of 200 µg m-3.

7.111

At the identified discrete receptors, predicted concentrations are significantly lower
than the maximum concentrations. Highest receptor concentrations are predicted at
the Jewson Builders Merchants, off Carnsew Road to the west of the site, at 2.2% and
5.3% of the long and short-term objectives, respectively. It should be noted that
Jewson is a business receptor and long-term exposure is not a consideration this
location. Overall, the impact is considered to be Minor Negative.

7.112

The predicted concentrations of NOx at the Hayle Estuary and Carrack Gladden SSSI
are well within the critical level of 30 g m-3 set for the protection of habitats and
ecosystems.
Cumulative Impact of CHP and Car Park Emissions

7.113

The predicted NO2 concentrations arising from the car park and CHP plant have been
added to the DMRB traffic impact predictions to obtain an estimate of the cumulative
impact of the proposed development at sensitive receptors. This has then been added
to the background concentration for 2017 to obtain the combined annual mean NO 2
and PM10 concentrations at sensitive receptor locations. The cumulative NO2 and PM10
concentrations are presented in Tables 7.10 and 7.11 respectively.

7.114

The short-term background concentration has been assumed to be twice the annual
mean concentration in accordance with the H1 guidance.
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-3

Table 7.10 Predicted Cumulative NO2 Concentrations (µg m )
Car
Park

CHP

Traffic
(a)

Background

Total

8.2

2.4

-(b)

6.0

16.6

80.7

13.2

-

12.0

105.6

0.15

0.20

5.6

6.0

12.0

4.7

3.3

-

12.0

20.0

0.15

0.18

5.6

6.0

11.9

4.3

1.7

-

12.0

18.0

0.14

0.13

5.6

6.0

11.9

4.4

1.5

-

12.0

17.9

1.5

0.22

- (b)

6.0

7.7

28.2

2.9

-

12.0

43.1

Annual Mean

0.43

0.89

7.3

6.0

14.6

99.8th Percentile of Hourly Means

12.3

10.6

-

12.0

34.9

0.076

0.23

7.3

6.0

13.6

4.6

4.3

-

12.0

20.9

Receptor
Maximum
Annual Mean
99.8th Percentile of Hourly Means
1. 19 Penpol Terrace
Annual Mean
99.8th Percentile of Hourly Means
2. 36 Penpol Terrace
Annual Mean
99.8th Percentile of Hourly Means
3. 54 Penpol Terrace
Annual Mean
99.8th Percentile of Hourly Means
4. North Quay
Annual Mean
99.8th Percentile of Hourly Means
5. Jewson

6. 25 Carnsew Road
Annual Mean
99.8th Percentile of Hourly Means

(a) The traffic increment includes the contribution from the baseline traffic flows and consented North
Quay development.
(b) The traffic impact beyond 200 m from the road is negligible; therefore there is no traffic contribution
at this receptor.

7.115

Predicted total concentrations of NO2 including the contribution from the car park, CHP
plant, traffic and background concentration are well within the air quality objectives at
all locations. With regard to public exposure at the proposed development, the total
predicted short-term NO2 concentration (99.8th percentile of hourly means) is
105.6g m-3, which is 53% of the objective.

Chapter 7.0: Air Quality
Volume 1: Main Text & Figures

125

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

7.116

At sensitive receptor locations, the total NO2 concentrations are significantly lower than
the maximum. The greatest cumulative impact at a residential receptor (high
sensitivity to both long and short-term air quality impacts) occurs at 25 Carnsew Road,
where the annual mean is 13.6 g m-3, 34% of the air quality objective. The predicted
99.8th percentile of hourly means at this location is 20.9 g m-3, just 10.5% of the
objective.

7.117

At Carnsew Road, 0.86 g m-3 of the total annual mean traffic contribution is
attributable to the South Quay development (see Table 7.6). Therefore, total
development impact at this location is just 1.2 g m-3, which is an increase of 9.3%
above levels predicted without the development (12.5 g m-3). This is a medium
change, according to the criteria in Table 7.2, however since there is no predicted
exceedance of the air quality objective, the impact significance is Minor Negative.
-3

Table 7.11 Predicted Total PM10 Concentrations (µg m )
Receptor

Car Park

Traffic (a)

Background

Annual Mean

0.42

-(b)

14.5

14.9

90.4th Percentile of 24-Hour Means

0.91

-

29.0

29.9

0.0075

1.2

14.5

15.7

0.020

-

29.0

29.0

0.0075

1.2

14.5

15.7

0.021

-

29.0

29.0

0.0074

1.2

14.5

15.7

0.021

-

29.0

29.0

0.075

- (b)

14.5

14.5

29.0

29.0

14.5

16.2

29.0

29.0

Total

Maximum

1. 19 Penpol Terrace
Annual Mean
90.4th Percentile of 24-Hour Means
2. 36 Penpol Terrace
Annual Mean
90.4th Percentile of 24-Hour Means
3. 54 Penpol Terrace
Annual Mean
90.4th Percentile of 24-Hour Means
4. North Quay
Annual Mean
90.4th Percentile of 24-Hour Means

0.19

5. Jewson
Annual Mean

0.022

90.4th Percentile of 24-Hour Means

0.075

1.7

6. 25 Carnsew Road
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Receptor

Car Park

Traffic (a)

Annual Mean

0.0039

1.7

90.4th Percentile of 24-Hour Means

0.010

Background

Total

14.5

16.2

29.0

29.0

(a) The traffic increment includes the contribution from the baseline traffic flows and consented North
Quay development.
(b) The traffic impact beyond 200 m from the road is negligible; therefore there is no traffic contribution
at this receptor.

7.118

Predicted total concentrations of PM10 (including contributions from traffic, car parking
and the background concentration) are also well within the air quality objectives at all
locations. With regard to public exposure at the proposed development, the total
predicted short-term PM10 concentration (90.4th percentile of 24-hour means) is
29.9g m-3, which is 60% of the objective.

7.119

At Carnsew Road, 0.20 g m-3 of the total annual mean traffic contribution is
attributable to the proposed development (see Table 7.6). The contribution from the
car parking is just 0.0039 g m-3, therefore, the total development impact at this
location is less than 0.21 g m-3, which is an increase of 1.3% above levels predicted
without the development (16.0 g m-3). This is a small change, according to the
criteria in Table 7.2, however since there is no predicted exceedance of the air quality
objective the impact significance is Negligible.
Operational Impacts - Conclusions

7.120

Pollutant concentrations have been predicted at a theoretical receptor 5m from the
roadside using the DMRB methodology for 2017.

7.121

The DMRB predictions indicate that increased traffic on Carnsew Road may result in a
change in NO2 and PM10 concentrations of medium magnitude. However, it should be
noted that the theoretical receptor location is worst-case and the predicted
concentrations at actual receptors are likely to be considerably lower. When the traffic
contributions are combined with the background concentrations for the area, the total
predicted concentrations are well within the relevant air quality objectives. Therefore,
the increase in traffic on local roads due to the proposed development is predicted to
have an impact of Minor Negative significance on air quality at receptor locations.

7.122

Ground-level pollutant concentrations due to emissions from the food-store car parking
and CHP plant have been predicted using the AERMOD dispersion model and one year
(2006) of meteorological data from Camborne. The CHP plant and car parking
contribute just 0.31 g m-3, to the total predicted NO2 concentration at Carnsew Road,
an increase of 2.3% (small magnitude). The impact of the car park on the predicted
PM10 concentrations at sensitive receptors is Negligible. There are no PM10 emissions
from the CHP plant.
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7.123

Overall, the proposed development is predicted to have an impact of Negligible to
Minor Negative significance on local air quality.

MITIGATION MEASURES
Construction Phase
7.124

This section sets out the measures that would be employed to mitigate the potential
adverse impact on air quality at nearby receptors predicted as a result of the
construction phase of the development. Construction impacts on air quality are
expected to relate mainly to the generation of dust from construction and hence the
mitigation of dust emissions has been focussed upon here.

7.125

The main regulatory controls over dust are the ‘statutory nuisance’ provisions
contained in the Environmental Protection Act 1990. Dust can give rise to a statutory
nuisance if it is considered to be ‘prejudicial to health or a nuisance’.

7.126

This assessment makes the assumption that the construction phase of the scheme
adheres to best practice on the minimising of the impact of dust from construction
activities. Examples of such practice are detailed in guidance (Kukadia 2003) , funded
21

by amongst others, the UK Department for Trade and Industry. Some examples of
good site practices that would be employed to reduce the risk of dust effects arising
during construction are listed below:


Wheel washing of vehicles leaving the construction site to minimise the resuspension of dust due to construction traffic;



Water suppression or dust extraction technology fitted to drilling and grinding
equipment;



Drilling and excavation surfaces to be wetted, where appropriate;



Surfaces damped down prior to clearing;



Debris piles to be kept watered or sheeted as necessary;



Containers to be totally enclosed or covered by tarpaulins or nets to prevent
escape of dust or waste materials during loading and transfer from site; and



Lorries to be sheeted during transportation of construction materials and spoil
export.

7.127

Construction works would not commence until appropriate dust control procedures are
put into place. The contractor would undertake the works in a manner that ensures
that dust emissions are minimised as far as possible and best practicable means are
employed.
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Operational Phase
7.128

In order to reduce vehicle flows during the operational phase of the scheme, the
development of a green travel plan is recommended. A green travel plan would
encourage more sustainable forms of transport and could potentially reduce traffic
emissions as a result of the development.

RESIDUAL AND CUMULATIVE IMPACTS
Residual
7.129

Any potentially significant adverse impacts from construction dust would be mitigated
using good construction site practice as detailed above.

7.130

During the operational phase of the scheme, the development is expected to bring
about

small

changes

in

NO2

concentrations

and

negligible

changes

in

PM10

concentrations. As these changes do not result in a breech of air quality standards, the
residual impact to local air quality is considered to be Negligible.

MONITORING
7.131

Monitoring during the construction phase would be carried out in order to ensure
successful implementation of dust control measures; this would be monitored by the
Contractor on a regular basis. A monitoring program will need to be developed for the
construction phase of the scheme after consultation with the Local Authority and
included within the CEMP. Details should include weekly monitoring at sensitive
receptors, along Penpol Terrace and at Foundry Square. A handheld monitor would be
used and all results would be recorded in a log that would be submitted to the Council
on a weekly basis. Daily visual inspections for dust monitoring would also be carried
out by an appointed member of the construction staff. A complaints procedure would
also be developed so that any complaints received are recorded and acted on in a
timely manner. Cornwall Council would be allowed access to all such records as they
become available.

7.132

There is no requirement to monitor air quality after construction.

SUMMARY AND CONCLUSIONS
7.133

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


Dust during construction;



Odour during construction;
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7.134



Emissions from increased traffic flows on the local road network;



Emissions from development car parking; and



Emissions from a CHP plant at the proposed foodstore.

A summary of potential impacts and their significance can be found below. During the
construction phase, significant impacts on sensitive receptors as a result of dust could
occur, however, the successful implementation of dust management measures during
construction should adequately mitigate this impact so no significant residual impact
occurs. Monitoring during the construction phase would also be in place to test the
efficacy and ensure the successful implementation of mitigation measures.

7.135

The predicted increases in PM10 range from being negligible to small in magnitude.
Small to medium increases in NO2 levels are predicted. Concentrations for both
pollutants are predicted to remain significantly below the relevant long and short-term
air quality objectives.
Table 7.12 Summary of Potential Impacts to Air Quality
Proposed
Activity

Construction
– dust and
odour

Description of
Unmitigated
Impact
Possible impacts
from dust and
odour

Significance
of Impact

Potentially
significant given
proximity of
sensitive
receptors

Mitigation

Dust- mitigation
measures specified
in section 10.6.
Monitoring would be
carried out to
confirm
effectiveness.

Significance
of Residual
Impact
Negligible as
long as
appropriate
mitigation
measure
implemented.

Odour - mitigation
measures would be
developed upon
consultation with
Local Authority and
would detail odour
mitigation.
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Construction
– traffic

Negligible

Negligible

None

Negligible

Operational –
traffic

Negligible

Negligible

Development of
green travel plan

Minor. A green
travel plan may
reduce
operational
flows.

Car Parking

Negligible

Negligible

None

Negligible

CHP Plant

Negligible

Negligible

None

Negligible
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8.0

LANDSCAPE & VISUAL
INTRODUCTION

8.1

The Chapter examines the potential landscape and visual impacts of the proposed
development in the context of its location and specific setting.

8.2

Cultural heritage and ‘cultural assets’ are dealt with separately within Chapter 12.0:
Archaeology & Cultural Heritage within Volume 1: Main Text & Figures of this ES.
Therefore, this Landscape & Visual Impact Assessment will not seek to assess the
impacts of the proposed development on these areas and within this Chapter.

PLANNING POLICY & LEGISLATIVE CONTEXT
National Policy
Planning Policy Statement 1: Delivering Sustainable Development (PPS1)
8.3

PPS1

1

sets out the overarching planning policies on the delivery of sustainable

development through the planning system. Key principles include:
(iv) Planning policies should promote high quality inclusive design in the layout of new
developments and individual buildings in terms of function and impact, not just for the
short term but over the lifetime of the development. Design which fails to take the
opportunities available for improving the character and quality of an area should not be
accepted.
8.4

It goes further to say, under the title ‘Design’:
‘Good design should contribute positively to making places better for people. Design
which is inappropriate in its context, or which fails to take the opportunities available
for improving the character and quality of an area and the way it functions, should not
be accepted.’1

Regional Policy
Regional Planning Guidance for the South West (RPG10)
8.5

The current adopted regional policy is the Regional Planning Guidance for the South
West (RPG10) and will therefore be used to help set the regional planning context.

8.6

Policy EN1 in Section 4, ‘The Natural and Built Environment’ states that local
authorities and other agencies in their plans policies and proposals should:


‘Take measures to protect the character of the countryside and the environmental
features that contribute towards that character; and
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Indicate that the protection and, where possible, enhancement of the landscape
and biodiversity should be planned into new development.’

Sub Regional Policy
Cornwall Structure Plan 2004
8.7

The following policy within the Cornwall Structure Plan is relevant to the development
2

in terms of landscape and visual issues.
Policy 2 Character Areas, Design and Environmental Protection
‘The quality, character, diversity and local distinctiveness of the natural and built
environment of Cornwall will be protected and enhanced. Throughout Cornwall,
development must respect local character and:


Retain important elements of the local landscape, including natural and seminatural habitats, hedges, trees, and other natural and historic features that add to
its distinctiveness;



Contribute to the regeneration, restoration, enhancement or conservation of the
area;



Positively relate to townscape and landscape character through siting, design, use
of local materials and landscaping;



Create safe, aesthetically pleasing and understandable places; and



Consider, where appropriate, a mix of uses that create vibrant and active places,
including tenure, size and densities.’2

Local Policy
Penwith Local Plan 2004
8.8

The local policy designations are shown on Figure 8.1. The application site is allocated
within the adopted Local Plan as ‘Redevelopment Areas in Penzance and Hayle’ (TV-A
and TV-D). Policy TV-A and TV-D state that:
‘The Estuary, which was fundamental to Hayle’s importance as a port, still dominates
the town and provides valuable opportunities for regeneration.’

3

8.9

The following policies regarding designations have relevance to the landscape
character and the visual context of the proposed development.
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Areas of Great Landscape Value, Policy CC-5
8.10

There are three of these sites designated as areas of great landscape value within 2km
of the application site. These three sites lie approximately 1.5km northeast of the
application site in Common Towans, 1.4km northwest of the application site in Lelant
Towans and 1.5km southwest of the application site in Trevethoe.’3
‘Development will not be permitted where it would cause significant harm to the
character and amenity of the areas of great landscape value ‘
Open areas related to settlements, Policy TV-2

8.11

There are seven of these sites within 2km of the application site. The area described as
the ‘land to the north of Carnsew Pool’ is located approximately 200m northwest of the
site and is not within the site boundary, although pedestrian access to it will be
improved.
‘Land to the north of Carnsew Pool:


This low lying spit of sand and shingle allows important visual links extending
across the Hayle estuary towards Lelant from within the town itself. As such it is a
significant and valuable open space within the built up area of Hayle.’3

Character and Appearance of Conservation Areas, Policy TV-6
8.12

There are two of these sites within 1km of the application site and one includes the
application site on South Quay in full. The other site covers parts of Lelant
approximately 1km northwest of the application site.
‘Proposals for development which would affect a conservation area must not conflict
with the objective to preserve or enhance the character or appearance of the area in
terms of scale, siting, design and materials. Developments which would have an
adverse effect on the character, appearance or architectural and historic importance of
a conservation area will not be permitted.’3
Hayle Town Centres and Harbour, Proposals TV-D

8.13

This designation covers the full area of the site on South Quay/Foundry Yard.
‘All three quays are prominent within the town and from various viewpoints around the
estuary. Despite their present air of dereliction the area of the harbour has a
distinctive character which is inextricably linked to the town's industrial heritage. It is
vital that redevelopment proposals respect the special character of the area and
provide for the retention of structures and features which provide the historical context
of the harbour.’3
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World Heritage Evaluation Report 2006
8.14

The application site lies within one of ten Areas which make up the Cornwall and West
Devon Mining Landscape, a UNESCO World Heritage Site. Hayle Harbour falls within
the Port of Hayle site, which does not include all of the present town of Hayle, but the
harbour itself, the area east of the estuary channel and along the River Angarrack
(Coppertown). The World Heritage Evaluation Report describes it as:
‘On the north Cornish coast, this was the main port for the Cornish mining industry.
Large amounts of coal and timber were imported through the port, and copper ore
exported. Extensive quays and wharves survive largely intact in a dramatic open
estuarine setting flanked by villas for managerial classes and terraced housing for
workers. Hayle also includes the remains of two iron foundries, Harvey’s, where the
largest mine steam engines in the world were produced, and the Cornwall Copper
company. Both generated substantial, distinguished urban buildings. The port was
served by Copperhouse canal constructed in 1769/87, and a railway constructed from
1834 with a bridge of 1837 and a swinging bridge across the canal.’3

8.15

The full ‘Port of Hayle’ (A2) Area description is located at Appendix 8.1 in Volume 2:
Technical Appendices. Chapter 12.0: Archaeology & Cultural Heritage of this ES deals
with the designation in more detail.

ASSESSMENT METHODOLOGY
Landscape Impact Methodology
8.16

The DETR publication, Environmental Assessment – A Good Practice Guide (1995)
4

outlines

the

requirements

for

the

content

of

Landscape

and

Visual

Impact

Assessments. This document requires the EIA to consider both the impact on
landscape character, and the visual impact. The publication also outlines the method of
assessing these impacts and requires the prediction of the significance of the impact as
a result of the development. In 2002, the Landscape Institute and the Institute of
Environment Assessment jointly published Guidelines for Landscape and Visual
Assessment 2nd Edition that gives guidance on carrying out an EIA. This methodology
5

takes on board the above documents.
8.17

There are three stages in the assessment process that lead to the identification of
potential impacts, prediction of their magnitude and the assessment of their
significance.
i)

The baseline study:
o

Outline the planning policy context;

o

Establish the quality and character of the landscape or townscape, which will
highlight the sensitivity of the landscape resource (receptor) to change; and
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o

Identify the area from which the proposals may be seen and the sensitivity
of the groups of people (receptors) within this area whose views may be
altered as a result of the proposals;

ii)

The proposals:
o

The baseline study highlights clear opportunities and constraints for the
integration of the proposals into the receiving environment. At this time, the
proposals can be modified to ensure that further mitigation measures are
incorporated into the design as a response to the local landscape/ townscape
and visual environment; and

iii)

Assessing the Impacts:
o

The level of impact needs to be assessed on the landscape/ townscape
character and the surrounding views. In order to assess the significance of
the impact on the receiving environment, it is necessary to consider the
magnitude, i.e. the degree of change, together with the sensitivity of the
receptor. The character of the impacts also needs to be assessed.

8.18

This assessment uses information associated with the assessments carried out as part
of the outline application for the Hayle Harbour Masterplan area

6

and subsequent

previous application and associated ES on the site. Therefore this chapter recognises
7

the value of the whole regeneration opportunity at Hayle whilst focussing on the South
Quay, which forms part of the application site.
8.19

Unless otherwise stated, all impacts are predicted in the winter months. The measure
of the mitigation measures are tested against the year 10 timeframe.

8.20

With regard to the criteria for making judgements for the assessment of baseline
landscape conditions and the impact of proposals, it is generally accepted that there is
a degree of subjectivity in making such judgements.

Impact Magnitude
8.21

The magnitude of change relates to the degree in which proposed development alters
the fabric of the landscape/townscape character or view. This change is categorised as
major, moderate, minor, or negligible.
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Table 8.1 Magnitude of Change
Impact

Magnitude of Change

Major

Change resulting in a high degree of deterioration or improvement
to a landscape or view (positive or negative)

Moderate

Change resulting in a moderate deterioration or improvement to a
landscape or view (positive or negative)

Minor

Change that would result in a low degree of deterioration or
improvement to a landscape or view (positive or negative)

Negligible

It is also possible for a low-high magnitude of change to occur that
has a very minor effect on the landscape character or view, due to
the development being compatible with the local area

Significance Threshold
8.22

Once the magnitude of change is established, this is considered against the sensitivity
and quality of the landscape/townscape resource; the receptor together with the
existing character or panorama/view. In formulating the significance of impact,
reasoned professional judgement is required which is explained within the assessment.
This is carried out both in terms of the predicted impacts on character or on visual
amenities. The significance thresholds are predicted as major, moderate, minor, and
negligible.

The

significance

of

the

impact

is measured

on

the

ability

of

a

landscape/townscape or view to accommodate change. Further qualification is required
to include planting proposals (mitigation), as the significance of impacts or changes
may reduce over time as the planting matures.
Table 8.2 Significance Threshold
Significance
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Threshold

Major

A magnitude of change that materially affects a landscape or view
that has little or no scope to accommodate change. Positive
impacts will typically occur in a damaged landscape or view

Moderate

A magnitude of change that materially affects a landscape or view
that may have the ability to accommodate change. Positive
impacts will typically occur in a lower quality landscape or view

Minor

A magnitude of change that has a limited effect on a landscape or
view that has the ability to accommodate change. Positive impacts
will typically occur in a lower quality landscape or view

Negligible

It is also possible for a magnitude of change to occur that results
in a very minor impact significance due to the change being largely
compatible with the character of the local area
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Data Gathering
8.23

The site has been visited on several occasions in order to carry out a suitable and
thorough landscape and visual assessment of the site and its setting. The original work
carried out as part of the previous assessments established the existing landscape and
visual situation through the baseline survey as it was at the time of assessment in
2005. Although it is considered that no significant changes have occurred since this
date and therefore the baseline has not materially changed, the information included
here has been verified on-site (in June 2010) for the purposes of this assessment, as it
is important to form an accurate basis against which to compare the conditions that
are likely to result from the development proposal.

8.24

Therefore, desk studies were used prior to the visits to highlight issues such as
relevant statutory designations, public access and viewpoints, and published character
assessments of the site and the wider area. During the site visits, photographs were
taken to illustrate key views and an assessment of the existing landscape features and
localised character was carried out. The site visits and associated surveys have
enabled a detailed assessment of the baseline conditions of the site and its ability to
accommodate change.

BASELINE CONDITIONS
The Wider Landscape Character
8.25

A number of character assessments have been carried out, at national, county and
district level. These are:


Character Map of England Volume 8: South West, 1999 ;



Cornwall Landscape Assessment, 1994 ; and



Historic Characterisation for Regeneration, Hayle (The Cornwall and Scilly

8

9

Urban Survey, 2005 ).
10

National Context – Character Map of England
8.26

The Countryside Character, Volume 8: South West8 published by the Countryside
Agency establishes the wider landscape context of the site at a national scale. Hayle
and the development site are located within Character Area 152 ‘Cornish Killas’. The
Countryside Agency (1999) (2) highlight the relevant key characteristics of this area
as:


‘Undulating slate plateau with little woodland and few hedgerow trees;



Numerous broadleaved wooded valleys, varying greatly in size. Northern valleys
generally narrow and densely wooded;
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Rugged coastal scenery. Exposed and windswept cliffs in the north with limited
access to the sea;



Generally a dispersed settlement pattern of hamlets, farmsteads and small fishing
villages;



Variable field pattern dominated by stone-built Cornish hedges;



Important archaeological and industrial-archaeological sites; and



These descriptions provide a very broad landscape context for the study area and
possibly give some general indicators of distinctive local character.’8

Regional Context - Cornwall Landscape Assessment
8.27

The Cornwall Landscape Assessment9, 1994 published by the Countryside Commission
has been used to gain an understanding of the landscape of Cornwall. It is, however,
recognised that this document has been published for 16 years and there may be some
change to the document findings.

8.28

The ‘Cornwall Landscape Assessment’ places the development site at Hayle Harbour
within the St Ives Bay landscape character area. The key characteristics of this area
are summarised as:


‘North facing, broad bay with sandy beaches and gently undulating landform;



Alluvial deposits from the River Hayle and associated marshes are characteristic;



Windblown sand and dunes (towans) form significant and important habitats;



Important estuarine habitats;



Land use is dominated by urban developments of St Ives, Carbis Bay and Hayle;
and



Tree cover is restricted, occurring further inland with some arable and pasture
land.’9

Local Context - The Cornwall and Scilly Urban Survey
8.29

While there is no local landscape character assessment for Penwith, the Local Plan3
describes the quality of the landscape, towns and villages within Penwith and the
strength of the character within the district. The plan refers to the combination of
outstanding rural and coastal landscape, varied mix of towns and villages and the
wealth of sites of historic, archaeological and ecological importance.

8.30

The Cornwall and Scilly Urban Survey report called; Historic characterisation for
regeneration, Hayle, has been referred to in determining and describing the townscape
character areas for Hayle. Four distinct character areas have been identified in this
study within the historic urban core, differentiated by what the study describes as:
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‘Their varied historic origins, functions and resultant urban topography, the processes
of change which have affected each subsequently and the extent to which these
elements and processes are evident in the current townscape.’10
8.31

The application site falls within the ‘Hayle Harbour’ character area. A summary of the
attributes for each character area, with key themes for heritage-led regeneration are
presented, as detailed below. The character areas and full descriptions are included at
Appendix 8.2.
The Harbour
‘The harbour has been the economic powerhouse of the town. The estuary was the
reason the industrial companies established here and therefore the reason the
developed here. The estuary and the three channels that flow into it at this point have
been extensively manipulated and modified with the extensive engineering that has
gone on to create the current arrangement of quays and wharfs, canal channels,
sluicing pools and causewayed roads. The harbour complex is a remarkable piece of
engineering. This area is seen as the major regeneration site for the town.’10
Regeneration Opportunities:


‘Repair and stabilise the listed harbour walls;



Recognise and respect the historic significance and importance of these surviving
harbour buildings;



Ensure that the proposed harbour redevelopment respects its natural and
historically important setting and character;



Promote the amenity, leisure and wildlife potential of the estuary; and



Ensure open access to the quays is part of the proposals for any future harbour
redevelopment.’ 10

8.32

In the main description of the harbour character area, several references are made of
the South Quay and its prominent location within the town. On page 69 regarding the
‘topography and urban form’, the report states:


‘The contribution the quays make to the character of the town cannot be
overemphasised. It is not just their extent, but the broad open spaces which have
always characterised much of the wharf areas; and



‘Although much of the quay walls and harbour infrastructure itself survives, many
of the industrial buildings formerly packed onto the quay sides have gone leaving
them empty with a waste ground atmosphere. South Quay and North Quay share
this somewhat desolate character’10.
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Architecture, Materials and Details
‘The architectural character of the harbour has an overwhelming industrial flavour. The
quality and quantity of granite used in the construction of the quaysides is notable,
with the scalloped plan of the quay walls, in the best parts ashlared and moulded
(Carnsew sluices), together with the extensive series of bollards, steps and spillways
going together to make the area so special and prominent in the townscape.’
8.33

The ‘Penpol’ character area lies directly to the east of South Quay and includes Penpol
Terrace that looks across the water to the site. This character area has a close
relationship with the harbour, and includes St Elwyn church that has a prominent
location on Penpol Quay. The main description of the Penpol character area on page 81
states:
Penpol
‘The impressive views over the harbour that led to the development of the terraces
here still remain an attractive feature of the area. As such, the impact of the harbour
redevelopments to this area needs to be carefully considered.
A delightful linear park has been created along the line of the former railway running
along the side of Penpol Quay. Views across to Lelant over the other side of the
estuary are a key feature.’10

8.34

In summary, the townscape setting of Hayle has been identified through previous field
work and desk-studies within existing character assessments. These documents
identify these character areas, which provides a more detailed understanding of the
setting of the application site and enables more detailed judgements to be made about
the potential impacts that the proposed development may have on the landscape.
There is a considerable history attached to the harbour and its setting, and a detailed
description is included as part of the baseline in Chapter 12.0: Archaeology & Cultural
Heritage.

8.35

Therefore, in terms of the townscape character of the site, the Cornwall and Scilly
Urban Survey report10 is most relevant.

Local Landscape/Townscape Character
8.36

The local character context has therefore been identified from published assessment,
and in addition through previous site specific field work and desk study. Landscape
character areas are identified as single, unique areas that have a discrete geographical
area, and display common characteristics in terms of the inherent defining elements
such as topography, land use, vegetation cover, views, historic assets, and pattern.
Identifying these character areas provides a more detailed understanding of the setting
of the proposed development site and enables more detailed judgements to be made
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about the potential impacts that the proposed development would have on the
landscape.
8.37

Townscape character looks at the character of the built context to the application site,
and these areas are based on the Cornwall and Scilly Urban Survey report10. As the
site lies with the urban environment, but has a wider landscape character that is
influenced by the potential change in the built setting, then both landscape and
townscape character are relevant.

8.38

Following an assessment of character, an examination of the visual prominence and
characteristics of the proposed development site is made that identifies key viewpoints
and determines their sensitivity as a basis for assessing the impact of the proposals on
views and visual amenity.

8.39

A plan showing the main character areas within the vicinity of the application site is
shown at Figure 8.2.
South Quay

8.40

While the Estuary and its setting are highly regarded for their scenic quality, much of
what can be seen today is a result of human activity. The character and appearance of
the site and its immediate context has been significantly influenced by how the land
has been used and manipulated through time.

8.41

A full description of the site is located in Chapter 2.0: Proposed Development of this
ES. This Chapter will focus on the existing landscape or townscape character, its
condition, sensitivity and capacity for change of the character areas that make up the
site and its surroundings.

8.42

The original assessment of the landscape and townscape baseline for the Hayle
Harbour Masterplan application identified seventeen different landscape and townscape
character areas which define the character of the Hayle Harbour site and its
surroundings. For the purposes of this assessment, the relevant character areas of the
immediate urban environment and the wider rural landscape are taken into account.
The application site on South Quay falls within the Hayle Harbour townscape area in
the Cornwall and Scilly Urban Survey10, and will have a likely impact upon the visual
landscape of this area, along with Penpol and Foundry townscape areas. Within the
wider landscape beyond these identified areas in the Urban Survey, Lelant Towans lies
to the western side of the Estuary, and West Hayle Valley to the southwest covering
the southern estuary and land around. Hayle Towans lies to the north of the harbour.
Landscape character areas further out are not considered to be affected by this
development, except for views, and this will be dealt with separately. The following
selected character areas are identified and described below.
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Hayle Harbour
8.43

The harbour is of international significance as one of 10 designated areas within the
Cornwall and West Devon Mining Landscape World Heritage Site. However extensive
20 century demolitions have left the harbour, remaining buildings and quay walls in
very poor repair. The Triangular Spit forms a distinctive man-made landscape element
within the Hayle Harbour character area. Developed at around the same time as North
and South Quay, it has evolved separately. The vegetation cover of the Triangular Spit
distinguishes it from the rest of the harbour, with mainly groundcover vegetation over
compacted ground to the northwest of the spit. The rest of the spit has more
substantial areas of dune grassland and dune scrub. This relatively dense vegetation
cover coupled with the sand deposits on the north and west edge of the spit creates a
more natural coastal character than other parts of the harbour character area. The
exposed characteristics of the spit make it more sensitive to development than other
areas of the Hayle Harbour character area.

8.44

The harbour has been left in poor condition and many of the buildings associated with
its industrial past have gone. The landscape has proved to be more robust; whilst also
in poor condition, much of the engineering associated with the quay sides and wharf is
still intact and provides the defining elements of the area.

8.45

The scale and basic infrastructure of the harbour means it has a high capacity to
absorb change. The urban tradition of the site and the history of large-scale buildings
together with degraded character make change to the existing character acceptable.
The specific landscape features of the site that have survived are in need of repair or
maintenance if they are to be retained. Proposed change needs to be high quality and
to protect the qualities defined by the World Heritage Site designation. The sensitivity
of the Hayle Harbour character area to change is considered to be moderate to
minor.
Penpol

8.46

To the east of the application site, terraced development lies on the shallow, north
facing valley side to Copperhouse Pool and the low lying, flat man-made land around
Penpol Terrace and Hayle Terrace. The main built form comprises mid-19th century
terraces built for the professional classes; Hayle Terrace, Penpol Terrace and Clifton
Terrace are all built to take advantage of views over the harbour. The condition of the
Penpol townscape is compromised by the low quality of the public realm and the
dominance of traffic on the B3301 spine road. Proximity to vast areas of derelict land
at the harbour compromises the perception of the Penpol area further. The sensitivity
of this character area is considered to be moderate.
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Foundry
8.47

This area has an industrial past that has shaped development over time, most
apparent due to the presence of the railway viaduct, an important feature within this
character area. The viaduct in Foundry Square due to its scale and form creates a
distinctive and important backdrop to the harbour. The area became established as a
small foundry and engineering works at Carnsew in the 18 th century. Foundry Square
is the most impressive area within the town. The scale and detailing of the surrounding
architecture displays a grandeur and distinctly urban character, not matched to the
same extent elsewhere in Hayle, and is now occupied by banks, post office, cafes and
local shops. The condition of this area includes the quality of the public realm, and
negative elements include the gaps in the townscape left by the removal of industrial
buildings and the dominance of traffic through the area. The associations and heritage
of this area along with dominant features such as the railway viaduct result in the
Foundry character area being considered as having a high to moderate sensitivity to
change.
Lelant Towans

8.48

Lelant Towans lies to the west of the Hayle Estuary, dominated by the exposed West
Cornwall Golf Course and the Penzance – St Ives railway line. Lelant Towans has a
close visual relationship with Hayle, framing views out to the beach and ocean from
the town. Lelant church (St Unys) forms a very distinctive and prominent feature on
the skyline, and the presence of the South West Coast Path allows important scenic
views of the coast, and clear views over Hayle Harbour, Hayle Estuary and the beach
adjacent to Hayle Towans. Land on the coastal side of the railway line remains intact
while the natural characteristics of the landward side have been replaced by the golf
course. The sensitivity of this character area is considered to be high due to the
prominence of Lelant Towans in the setting of Hayle and the apparent absence of
intrusive features within the area.
Hayle Towans
Hayle Towans lies to the north of the harbour, forming a headland that protects Hayle
from the Atlantic Ocean. Due to the topography and the presence of the South West
Coast Path, panoramic views of the town, the harbour and quaysides, and the
triangular spit are readily available. There is also a close visual relationship with Lelant
Towans to the west, with St Uny’s church a notable feature on the hillside. There are a
large number of holiday units and facilities densely located on the Towans, taking
advantage of the views, and large areas of open space and scrubland, including a
cricket club and pavilion. Clifton Terrace, a line of semi-detached properties on the
southern edge of this area have an outlook south over Copperhouse Creek, Hayle
across the water, and the site. The sensitivity of this character area is considered to be
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moderate due to the elevated nature of receptors and its proximity to the setting of
Hayle.
West Hayle Valley
8.49

The West Hayle Valley character is defined by the wide shallow valley either side of the
estuary, intersected by important transport links such as the A30, B3301 and the
railway line. Varied land uses are present including some arable and pastoral farmland,
a golf course, go karting, wildlife sanctuary and industrial uses including sewage
works. Vegetation includes shelter planting along the main roads and train line and
areas of broadleaved woodland. The condition of this character area has been
compromised by the type of uses and dominance of transport corridors in the area.
The sensitivity of the West Hayle Valley character area is considered to be low.

Visual Setting
8.50

All of the viewpoints and their locations are marked on Figure 8.3 a-b. To assess the
visibility of the site, a number of viewpoints have been assessed using photographs of
the site and its setting from publicly accessible viewpoints as shown in Figure 8.4a-j.
Although these viewpoints are not exhaustive, they are considered to offer a fair
representation of available views (which have been based on the previous ES).
Viewpoints 1-16 are taken from the wider context, and Viewpoints A-C give internal
views for reference purposes. Furthermore, the assessment of potential impacts on the
visual setting from the proposed development have been informed by the proposed
storey heights of the scheme; these have been assumed to be between 8.4m and 9.3
for the houses (2 storey and 2.5 storey), and 10.5m for the 3 storey apartment block.

8.51

From the majority of viewpoints, the site is seen in the context of Hayle’s existing
urban fabric and surrounding landscape setting. Views are most commonly seen across
the estuary. Foundry Square, the railway viaduct, the church at Lelant and Penpol
Terrace all form significant landscape features around the site. These ‘visual values’
carry across to the cultural heritage, as there are many visual elements that create the
picture of the previous copper smelting works, iron founding, and engineering. Chapter
12.0: Archaeology & Cultural Heritage provides a visual description of the World
Heritage Site.

8.52

The width of the Estuary and the shallow tributary valley sides facing down towards
the proposed development site leave the site very exposed. While the valley sides to
the Estuary leave the site highly visible at the foot of a natural amphitheatre, they also
provide higher ridgelines preventing the proposed development site from breaking the
skyline in many of the surrounding views.

8.53

The general extent of visibility of the application site is summarised below:
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o

Views from the north are limited due to the proximity to the Atlantic Ocean to
the north;

o

Some local views will be possible from the chalet properties in the sand dunes
at Riviere Towans; and

o

The most prominent views are from the northwest from the golf course,
church and South West Coast Path in Lelant Towans.



From the east:
o

Local views from the east are seen from properties across Hayle and
Copperhouse with especially prominent views from Penpol Terrace.





From the south:
o

The urban form of Hayle provides a high number of possible receptors;

o

Distant views may be possible from the ridgelines above St Erth;

o

Local views are available from the properties at the Foundry;

o

Views of the site are possible from the South West Coast path; and

o

Views will be possible from the B3301 at the site entrance.

From the west:
o

Views are possible from the west across the Hayle Estuary/Lelant and
Carnsew Pool;

o

Views from the properties at Lelant are generally restricted to the upper floor
of the buildings because of the extensive tree planting in the area; and

o

Local views are available from properties at Carnsew Meadows but these are
interrupted by the adjacent Jewsons site.

Viewpoints
8.54

All of the viewpoints and their locations are marked on Figure 8.2. Viewpoint 1 is taken
from the gardens to the southwest of the site, which is elevated and provides a
viewpoint of the site and the Estuary. Due to the elevated nature of the viewpoint, the
open part of the site to the south of Carnsew Road is clearly visible in the foreground,
with a wall along the boundary with Foundry Lane. Carnsew Road cuts across the view,
with the remainder of the site beyond which is also open and undeveloped allowing
views to Penpol Terrace. The properties on Penpol Terrace form a linear built form
along the estuary edge, beyond which can be seen St Elwyn church. The railway
viaduct lies to the right of the view, screening views of the Foundry beyond.

8.55

Viewpoint 2 is taken from beneath the railway viaduct at the southern end of the site,
looking north from Carnsew Road. The open and empty ground of the site is clearly
apparent in the foreground, with some scrub that has established along the western
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boundary visible adjacent to the Jewson site. Due to the undeveloped nature of the
site, views are available of Penpol Terrace in the background, with Riviere Towans
providing a high spot in the centre of the view.
8.56

Viewpoint 3 is taken from Foundry Square to the southern side of the railway viaduct.
The Foundry is one of the historic centres of Hayle, and is still a busy area with a mix
of uses and lots of pedestrian and vehicular traffic especially along the B3301. This
stone built bridge is a prominent feature in the view, providing a vertical structure that
allows views through the supporting columns to the site beyond. Isis Garden is a small
crescent-shaped piece of land on this junction in front of the viaduct, with a low stone
wall protecting it from the road. To the left of the view is 25 Foundry Square, an
ornate building now a restaurant and hotel, and to the right is the southern end of the
shops on Penpol Terrace. Again, due to the open site, long distance views are available
of the landscape around the estuary.

8.57

Viewpoint 4 is taken from the southern end of Penpol Creek, within the site looking
north. The view of the creek and the moored boats creates a picturesque foreground to
the site, in contract to the derelict industrial nature of the open site beyond. The
original quayside is apparent, unmanaged but forming a distinct edge to the site. The
areas of scrub to the western side of the site are visible in the background, with the
Jewsons buildings forming the main built form visible on the quays.

8.58

Viewpoints 5 and 6 are taken from Penpol Terrace looking in a westerly direction
across the creek to the site. Penpol Terrace is a predominantly residential street with
some commercial uses. It forms part of the B3301 which is the main vehicular route
through Hayle. The linear park in the foreground provides a pedestrian setting along
the road, allowing enjoyment of the creek and the views across the quays towards
Lelant and Carnsew Pool. The visual condition of the open and derelict site is
immediately apparent, with the regenerative scrub land and mounded earth providing
low level greening, however there is no character features of note except for the
quayside wall that defines the site boundaries. Views are available of Lelant church on
the far side of the Estuary, surrounded by the green space associated with the West
Cornwall Golf Course, and distant views to the ridgelines at Trencrom and Trink Hill.

8.59

Viewpoints 7 and 8 are taken from the triangular spit to the northwest of South Quay,
from where there are open views east towards East Quay and Penpol Terrace. St Elwyn
church forms a focal point at the northern end of Penpol Terrace, with the site
appearing in front of this building line, although divided by water. There are a number
of historic harbour buildings that remain on East Quay, visible to the left of view 8,
along with the higher ground of Riviere Towans. The railway viaduct is visible to the
right of the views, a prominent feature at the terminus of the creeks. Viewpoint 9 is
taken from the northern extent of this spit, and illustrates the site in the context of the
urban setting of Hayle. This wider panorama includes the estuary and Carnsew Pool to
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the right of the view, with the southern part of the town’s development as the
backdrop.
8.60

Viewpoint 10 is taken from Clifton Terrace on the northern side of Copperhouse creek,
from an elevated viewpoint on the edge of Riviere Towans. From this viewpoint, the
town and estuary are visible in the wider Hayle valley, with the aqueduct prominent in
the background, and the site extending out into the Estuary on South Quay.

8.61

Viewpoint 11 is taken from the South West Coast Path at Hayle Towans to the north of
the site with Carbis Bay and the ocean behind. This view contains a wide panorama of
the town and its setting, with the estuary in the foreground. Features visible within and
around the site include the railway aqueduct at the southern end of the site, properties
on Penpol Terrace, and the remaining industrial sheds on East Quay. The site lies in
front of Penpol Terrace, with the quay wall apparent as a dark line along the water.

8.62

Viewpoint 12 is taken from South West Coast Path adjacent to Lelant church to the
west of the site on the opposite side of the estuary, from where a wide view is
available of the estuary and the town of Hayle in the background. This viewpoint can
be seen from the section of the South West Coast Path which runs along the PenzanceSt Ives train line and West Cornwall Golf Club through Lelant Towans. Due to the
distance of approximately 1km from the site, the site is seen within the context of the
rest of the urban fabric of Hayle, creating an awareness of a town, with quaysides at
the waters edge. Most notable is the aqueduct, Penpol Terrace, and the large units on
East Quay, within the centre of the view. Riviere Towans is a prominent hill to the left
of the view, with the beach adjacent to Hayle Towans extending round to the coastline.
This section of railway and coast path are highly regarded for the scenic quality of their
coastal views.

8.63

Viewpoint 13 is taken from the causeway around Carnsew Pool to the southwest of the
site, and illustrates the view across the open water towards the site. St Elwyn church is
a focal point on the edge of Hayle, visible on the skyline, in front of which is the site.
Riviere Towans and properties to the north of the site lies to the left of the view, with
properties on the B3301 fronting the water to the right.

8.64

Viewpoint 14 illustrates the view of Hayle from Lelant Saltings Station at the southern
end of the estuary, approximately 1.5km from the site. The view offers panoramic
views across Carnsew Pool, Hayle, its harbour and its landscape setting. The Triangular
Spit lies in the foreground to the site, beyond which the skyline is formed by the
distinctive Riviere and Hayle Towans landscape. Riviere Fields, South, East and North
Quay are all visible. Views of the site are seen in the context of Hayle, its landscape
setting and distant wooded and open ridgelines beyond.

8.65

Viewpoint 15 is taken from Trencrom Hill, a rocky outcrop at 200m high approximately
4km to the west of Hayle. Trencrom Hill provides extensive views over this part of
West Cornwall, with Mounts Bay to the south and St Ives bay to the north. Despite the
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long distance, Trencrom Hill provides clear views over the whole of Hayle and its
surroundings. The hill itself is an Iron Age hill fort and is a popular visitor destination,
the main receptors likely to be visitors using the footpath between Penzance and St
Ives (St Michael’s Way) which climbs the eastern edge of Trencrom Hill. Views are
available of the site, distinguishable due to Carnsew Pool that lies to the foreground of
the quays, but this makes up a small and distant part of an extensive 360° panorama.
The transitional slopes, woodland and large arable and pastoral fields typical of the
Trevethoe landscape make up the foreground with the Hayle Estuary, Hayle Harbour
and town of Hayle sitting within distant views. Given the distance from the site, clear
views would be dependant on the weather, and would cover much of the development
site including views over the length of South Quay. The majority of Riviere and Hayle
Towans, Riviere Fields, North and East Quay is also visible.
8.66

Viewpoint 16 illustrates the panoramic view from high land to the southeast of the site,
from a bridleway that links St Erth Praze to Wheal Alfred. The viewpoint,
approximately 2km away from the site, provides extensive views across the estuary
landscape around Hayle, and the rolling hills that surround it. The beaches at the
mouth of the estuary are visible in the centre of the view, with the development site
lying just below the West Cornwall Golf Course just to the left of centre.

ASSESSMENT OF POTENTIAL IMPACTS
Landscape/Townscape Character
8.67

The potential impact of the proposed development on the local landscape character
during construction and operational phases, is summarised below.
South Quay

8.68

The proposed development occupies the area of South Quay, located within the
Harbour character area, the impact on which is described below.
Hayle Harbour

8.69

As highlighted in the Cornwall and Scilly Urban Survey report10, the harbour is made
up of quays and wharfs, canal channels, sluicing pools and causewayed roads. This
area is seen as the major regeneration site for the town, which would have a dramatic
impact on the character of this area. The scale and basic infrastructure of the harbour
means it has a high capacity to accommodate change.
Construction Impacts

8.70

The baseline description of the harbour identified a derelict character of an industrial
waste ground, with crucial landscape features left in poor condition. The initial phases
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of construction involve repair work to the listed quay walls which are fundamental to
the character of the area. This work will safeguard the survival of these features.
Construction activity and equipment would alter the exposed and neglected character
of the harbour. The magnitude of change to the character during construction phases
is considered to be minor with construction activity having a temporary Minor
Negative impact on the baseline conditions of the area.
Operational Impacts
8.71

The proposed development will completely transform the site from the baseline
conditions. A high quality retail development is forming the detailed application to the
bulk of the site to the south, with residential development to the northern end in
outline. The development as a whole will respect the existing landscape values and
qualities defined in the World Heritage Site designation, and will be perceived as a
positive impact. The existing operational use of the harbour would continue as
provision has been made in the proposed development for the continuation of the
existing activities to the harbour walls. The proposed harbour wall repairs will enhance
the immediate setting of Hayle.

8.72

The development proposal creates a building arrangement that addresses the water
and the existing topography, allowing views through built form to the wider Estuary.
This is in keeping with principles behind the historic development of the town and the
character of existing buildings such as those on Penpol Terrace. The baseline
description of the Hayle Harbour area identified the open desolate land as a defining
characteristic of the area, although one that detracted from its character due to the
derelict nature. The site was historically developed, and contained large-scale
industrial buildings that provided three-dimensional depth. The two to three-storey
buildings proposed on South Quay would not significantly alter the character of the
area as the ground level areas would remain predominantly flat and allow views
through.

8.73

The magnitude of change to the character of South Quay is considered to be major
with a Moderate Positive impact.
Penpol

8.74

There would be a Negligible impact upon this character area and no loss of any
landscape features during construction or operational phases of the proposed
development. However, there would be indirect impacts as described below.
Construction Impacts

8.75

The effect of construction equipment and activity would have an indirect impact on the
open and exposed character along Penpol Terrace. The magnitude of change is
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considered to be moderate with a Moderate Negative impact on the baseline
landscape conditions during the construction period.
Operational Impacts
8.76

Indirect impacts include the effect of the proposed buildings on South Quay, adjacent
to and visual from Penpol Terrace. The proposed buildings would alter the open and
exposed character of the site, creating a more enclosed character along Penpol Terrace
with more defined views west over the estuary. The proposed development would reenforce the linear character of the area in a positive manner compared to the previous
industrial built form that occupied the site.

8.77

The proposed buildings and public space on South Quay would also have an effect on
movement and activity in the area, which would have a positive effect on the character
of the area by increasing pedestrian activity in this key town location. The magnitude
of change from these indirect impacts is considered to be moderate with Moderate
Positive impact on the baseline landscape condition.
Foundry

8.78

Although there would be an increase in activity in this area, there would be no direct
impact upon this character area and no loss of any landscape features during
construction or operational phases of the proposed development.
Construction Impacts

8.79

Indirectly, the construction plant, hoarding and construction traffic would be visible
beyond the viaduct, although it would not be a prominent feature of the views, and the
viaduct provides a barrier to most effects to the character of the area. Therefore,
despite the proximity to the site, the magnitude of change is considered minor, with a
Minor Negative impact due to the high degree of sensitivity of this character area.
Operational Impacts

8.80

Despite the presence of buildings proposed on South Quay, the visual emphasis would
remain on the viaduct and the views around and through it. The impact is therefore
considered to be Negligible.
Hayle Towans

8.81

Due to the nature of the character of this area having views towards the town to the
south, the proposed development would not have a direct or indirect impact upon
character. The essential characteristics of the harbour and open water would not alter,
and no loss would be encountered of any landscape features during construction or
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operational phases of the proposed development. Therefore, it is considered that the
impact at all phases would be Negligible.
Lelant Towans
8.82

There would be no direct or indirect impacts upon this character area, due to the
presence of existing urban development within Hayle, and no impacts would be
encountered at any landscape features during construction or operational phases of
the proposed development. Therefore, it is considered that the significance of the
impact at all stages would be Negligible.
West Hayle Valley

8.83

There would be no direct or indirect impacts upon this character area and no loss of
any landscape features that define this area during construction or operational phases
of the proposed development. Therefore, the significance of impact is considered to be
Negligible.
Table 8.3 Character Impact Summary
Area

8.84

Construction

Operation

Hayle Harbour

Minor Negative

Penpol

Moderate Negative

Foundry

Minor Negative

Hayle Towans

Negligible

Lelant Towans

Negligible

Negligible

West Hayle Valley

Negligible

Negligible

Moderate Positive
Moderate Positive
Negligible
Negligible

In summary, in terms of the existing landscape/townscape character, the development
proposals have taken into account the existing character and landscape elements on
and adjacent to the site, retaining the most valued qualities of South Quay. Proposed
development on South Quay would allow important features such as the viaduct, the
water, the scale of the buildings in the Foundry and the linearity of urban form to
remain as key defining elements in the area.

8.85

Impacts on the adjacent townscape character of the area are considered to be
negative during construction, and positive at operation due to the high quality
development at South Quay. The wider landscape character will observe the site within
the context of the rest of the urban fabric of Hayle, and will not result in the loss of
any landscape features that define the area.
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Impact on Views
8.86

The visual impact assessment considers the potential impact that the proposed
development would have on views from the surrounding landscape during the
construction and operational phases. The viewpoints have been assessed using
photographs of the site and its setting from publicly accessible viewpoints as shown in
Figure 8.3. These are based on the viewpoints contained in previous assessments, and
although these viewpoints are not exhaustive, they are considered to offer a fair
representation of available views. The visual impact of the proposed development on
each of the key views is assessed below.

8.87

It should be noted that Chapter 12.0: Archaeology & Cultural Heritage has considered
the visual impact on the Conservation Area and the World Heritage Site. The ‘visual
values’ of the cultural heritage are important to consider, and therefore are assessed
separately to the impacts described here in terms of the visual qualities of the views as
a whole.

8.88

This assessment is based on the overall development as illustrated at Figure 8.5 on the
Landscape Masterplan. This includes the initial phase of construction that improves
infrastructure on South Quay including repairs to quay walls and the promenade, and
subsequent phases of the foodstore, cinema and retail units at Foundry Yard, followed
by the footbridge, and further proposed residential buildings on South Quay as part of
the outline application. All viewpoints are considered to be of high sensitivity.
View 1 – Foundry Yard
Construction Impacts

8.89

The construction process will be visible within the view as work begins on the non food
retail units at Foundry Yard, with glimpsed views across to the retail development
construction beyond. The magnitude of change as a result of the construction process
is considered to be moderate due to the proximity of the impact within this view, with
a Moderate Negative impact on the baseline of this viewpoint during the construction
phase.
Operational Impacts

8.90

The proposed built form associated with Foundry Yard will interrupt the wider views
from this raised viewpoint, but will allow glimpsed views across to the proposed
location for the Goonvean Engine which is to be located beyond the Foundry Yard car
park within an area of public space. Beyond this, the piazza associated with the cinema
and retail store will be glimpsed. The relationship between the Carnsew Road and the
wider development site will be apparent, and will form a new focal point within the
foreground, along with the piazza and proposed site for the Goonvean Engine, with the
backdrop of the retail development beyond.
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8.91

While exposed views across to the site would be substantially reduced, it is considered
that the proposed development would have a positive effect on the baseline view
across the currently, low grade, and open hardstanding associated with the Foundry
Yard car park. The magnitude of change is considered to be moderate. The impact on
receptors this close to the application site is subject to the values of the viewer and the
detailed design of the scheme. However, it is considered that the impact significance is
likely to be positive due to the significance of the regeneration, and the quality of
design and build of the units on South Quay and Foundry Yard. The impact is therefore
is considered to be Moderate Positive.
View 3 – Foundry
Construction Impacts

8.92

The construction traffic in Foundry Square, combined with the activities on the
application site beyond the viaduct and the changes to the landscaping in Isis Garden
under the viaduct would be direct to the views, and hinder visibility of a large part of
the construction processes. The impact of the construction phases would be limited to
activity adjacent to the B3301, with glimpsed views of the retail development
construction beyond, and the implementation of the footbridge. The magnitude of
change as a result of the construction processes is considered to be moderate due to
the proximity of the impact, and the context of Listed Buildings within the Foundry,
with a Moderate Negative impact on the baseline of this viewpoint during the
construction phase.
Operational Impacts

8.93

Traffic in Foundry Square and the landscaping and planting in Isis Garden under the
viaduct would interrupt visibility of the proposed development. However, the angle of
view and the proximity of the application site in relation to the receptor would result in
proposed new buildings creating an apparent new element in the viewpoint beyond the
viaduct.

8.94

While the proposed new built form on South Quay would be visible, it would not form a
negatively dominant part of the overall scene as the larger footprint foodstore and
cinema element are not overbearing on the aqueduct, and distanced away from
Foundry Square visually because of the intervening viaduct. Views through the viaduct
towards the Estuary would be retained during the operational phase of the proposed
development. The impact on receptors from this viewpoint is largely subject to the
values of the viewer and the detailed design of the scheme. However, it is considered
that the impact significance is likely to be positive due to the significance of the
regeneration, and the quality of design and build of the units on South Quay.
Therefore, the magnitude of change is considered to be moderate with a Moderate
Positive impact on the baseline views.
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Views 5 and 6 – Penpol Terrace
Construction Impacts
8.95

The construction phase would form an immediately apparent alteration to the baseline
views due to the proximity of this viewpoint to the application site. Construction
processes, equipment and buildings would obstruct existing views through to Lelant
and distant ridgelines, particularly with the immediately apparent new footbridge at
the location of the viewer. There is also a strong visual link from Penpol Terrace and
several listed buildings to the church at Lelant Towans that will be affected by this
stage. The magnitude of change to baseline views from Penpol Terrace during the
construction processes is considered to be major with a Moderate Negative impact.
Operational Impacts

8.96

During the operational phases of the proposed development, the proximity of the
application site in relation to the viewpoints would result in the proposed new buildings
and the footbridge forming prominent new elements in this view.

8.97

Views across the Estuary will be defined by the built form, providing some glimpsed
views across the retail car park, and vistas to Lelant Towans have been considered
with ‘gaps’ in the residential buildings that would be available in the proposal
illustrated. Other views would be interrupted by the development of South Quay. Views
to the viaduct to the south would be partially reduced by the new built form but would
still be possible at the end of Penpol Terrace in view 6. The new pedestrian footbridge
is proposed as part of the outline application, and therefore the detail is still to be
agreed. Nevertheless, the proposed development would result in the loss of the
exposed and derelict nature of the views and many of the existing intermittent views
to the distant ridgelines at Trencrom Hill and Trink Hill would become reduced.

8.98

While exposed views would be substantially reduced, it is considered that the proposed
development would have significant positive effects on the baseline views from Penpol
Terrace. The proposed development along South Quay would replace the existing
views of the degraded baseline condition of Hayle Harbour and quay walls. The
magnitude of change is considered to be major. The impact on receptors this close to
the application site is subject to the values of the viewer and the detailed design of the
scheme. However, it is considered that the impact significance is likely to be positive
due to the significance of the regeneration, and the quality of design and build of the
units on South Quay. The impact is therefore is considered to be Major Positive.
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View 11 – Hayle Towans
Construction Impact
8.99

Views from the South West Coast Path at Hayle Towans contain wide panoramas of the
majority of the estuary and quays. During construction phases, activities, equipment
and buildings would be apparent in the view, and would cause temporary loss of
visibility to certain key townscape elements such as the viaduct and Penpol Terrace.
This view has the ability to accommodate change due to the diverse nature of the
harbour, the presence of large built form and harbour activity associated with the
town. Therefore, the magnitude of change would be minor with a Minor Negative
impact on the existing view during the construction period.
Operational Impacts

8.100

Following construction, the proposed development on South Quay would be relatively
prominent from this viewpoint, viewed in the context of the urban form of Hayle. The
completed development would also result in notable alteration of views of the derelict
baseline view of the harbour.

8.101

The proposed development along South Quay would result in the loss of views of the
viaduct and Penpol Terrace, and provide new elements of prominence in the view.
Other features immediately surrounding Hayle Harbour such as the Triangular Spit, St
Elmyn church and existing East Quay buildings would remain as significant features of
the view. The expansive nature of the views over the Estuary would remain the
dominant element of the view, with the backdrop of Hayle town. The proposed
development would form a clearly perceptible part of the scene and alter the
appearance of the urban edge and the extent of the view causing a moderate
magnitude of change to the baseline view.

8.102

The proposed development is considered to have a Minor Positive impact on the
view, as the high quality proposed development would replace the derelict baseline
condition of the view, in an already diverse setting within the harbour.
View 12 – Lelant Towans
Construction Impact

8.103

The viewpoint from Lelant Towans offers elevated views over the majority of the
harbour. The proximity of the application site in the view would result in a
distinguishable alteration in the existing view during construction, but this would form
part of the existing urban fabric of Hayle. The magnitude of change during construction
phases is considered to be minor resulting in a Minor Negative impact to the overall
scene.
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Operational Impacts
8.104

While Penpol Terrace would become partially hidden by new built form on South Quay,
visual impacts on other key landscape features are minimal. The massing of the
proposed development would be viewed in the context of these features, the existing
urban edge of Hayle and its distant landscape setting.

8.105

Views of the key landscape feature of the railway viaduct will be partly obscured from
this viewpoint, due to the building heights. The proposed development would become
an immediately apparent part of the scene which alters the character and attributes of
the view the magnitude of change is therefore considered to be moderate. The
significance impact of the proposals is measured against this baseline and is therefore
considered to be Minor Positive in all timeframes.
View 13 – Carnsew Pool
Construction Impacts

8.106

Construction processes, equipment and buildings would be visible from this viewpoint.
The magnitude of change is considered to be minor during construction phases with a
Minor Negative impact on views from the footpath during the construction period.
Operational Impacts

8.107

The prominence of the proposed development and the extent of the area over which
the change would be visible would cause a minor magnitude of change. The proposals
would form a discernable high quality new element within the overall scene resulting in
a Minor Positive impact to views from the footpath around Carnsew Pool.
View 14 – Lelant Saltings Station
Construction Impacts

8.108

The Triangular Spit largely obscures lower views of the harbour, however construction
processes, equipment and buildings would cause partial loss of visibility to key
landscape elements. The magnitude of change would be minor with a Minor Negative
impact on the existing view during the construction period.
Operational Impacts

8.109

Following construction, the proposed development would be relatively prominent from
this viewpoint. The proposed development would be viewed in the context of the urban
form of Hayle, and along South Quay would result in the perceptible loss of views to
Penpol Terrace. Views to the landscape immediately surrounding Hayle Harbour such
as the planting to the south of Carnsew Pool and the views of Hayle and Riviere
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Towans would remain as features of the view. The expansive nature of the views over
the Estuary and Carnsew Pool would remain the dominant element of the view. The
proposed development would form a clearly perceptible part of the scene and alter a
small extent of the view causing a minor magnitude of change to the baseline view.
8.110

The proposed development is considered to have a Minor Positive impact on the view
from Lelant Saltings, due to the proposed development replacing the derelict baseline
condition of the views from this viewpoint.
View 15 – Trencrom Hill
Construction Impacts

8.111

Considering the 4km distance of the view as well as the current use and appearance of
the site, visual impacts on this viewpoint would be negligible during construction. The
impact of the larger phases of development would be barely perceptible in the
panoramic view. The magnitude of change during construction is considered to be
negligible. The significance of the impact of construction processes and equipment
from this viewpoint are assessed as Negligible.
Operational Impacts

8.112

From this viewpoint, the proposed buildings could obstruct views to existing parts of
the town including Penpol Terrace, but would not significantly increase the perceived
size of the urban area of Hayle.

8.113

The impact of the proposed development would constitute only a minor component of
the wider view from Trencrom Hill and would, therefore, have a negligible magnitude
of change. There will be a Negligible impact on this viewpoint as the development
proposals would not compromise the qualities of the view.
View 16 – Wheal Alfred
Construction Impacts

8.114

It is considered that during construction the visual impacts on this viewpoint would be
negligible. The site is located in the bottom of the valley, and is barely visible in the
context of the view. Large construction plant may be glimpsed, however, the
significance of the impact from this viewpoint is considered to be Negligible.
Operational Impacts

8.115

The proposed development in this viewpoint will be glimpsed in the valley that already
contains Hayle and built form within the Estuary landscape. The new built form would
assimilate into the view, and constitute only a minor component of the panorama.
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Therefore, this is considered to have a negligible magnitude of change. The
significance of impact on this viewpoint is considered to be Negligible.
Table 8.4 Visual Impact
Viewpoint

8.116

Construction

Operation

View 1 – Foundry Yard

Moderate Negative

Moderate Positive

View 3 – Foundry

Moderate Negative

Moderate Positive

Views 5 and 6 – Penpol
Terrace

Moderate Negative

View 11 – Hayle Towans

Minor Negative

View 12 – Lelant Towans

Minor Negative

Minor Positive

View 13 – Carnsew Pool

Minor Negative

Minor Positive

View 14 – Lelant Saltings
Station

Minor Negative

View 15 – Trencrom Hill

Negligible

View 16 – Wheal Alfred

Negligible

Major Positive

Minor Positive

Minor Positive

Negligible
Negligible

In summary, views from Penpol Terrace, Foundry Yard and the Foundry would be the
most affected by the development of South Quay, due to their proximity and also the
sensitivity of the viewer. The large-scale retail, piazza, footbridge and the residential
development and the heritage asset at Foundry Yard (e.g. the Goonvean engine) would
be prominent in these views, and will significantly alter the visual environment of these
viewpoints. Therefore, the significance of the impact is Moderate Negative with the
elements associated with construction, but Moderate Positive at operation due to the
high quality development at South Quay. From the north at Hayle and Lelant Towans,
the development would be a clearly perceptible part of the scene and alter the
appearance of the urban edge and the extent of the view, although this would be
minor.

8.117

To the west, key views are available from Carnsew Pool and Lelant Saltings Stations,
and although interrupted by intervening buildings and vegetation, the upper floors of
the buildings will be visible and result in a limited effect on the view. Therefore the
significance of the impact would be minor, with negative effects during construction,
and positive at operation due to the high quality development establishing the built up
edge of the town. Long distance views from both Trencrom Hill 4km to the west, and a
localised high point at Wheal Alfred 2km to the east will see a negligible impact to the
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character of the views. The development would not significantly increase the perceived
size of the urban area of Hayle, and forms only a very minor component of the view.

MITIGATION MEASURES
8.118

In order to fully assess the impact, the incorporation of mitigation measures are a key
part of the design process, so that any adverse landscape and visual impacts are
anticipated in the formulation of the proposals and designed out where possible. The
design objectives for the proposed development are intended to create a positive
sense of identity and draw upon the characteristics of the harbour and its
surroundings. The positive building design and landscape treatment has been inherent
to the design of the proposed development, and has evolved through previous and ongoing consultations with the Council and other statutory bodies, to minimise any
potential landscape impacts. The development fully recognises the importance of its
townscape setting on the quayside and its visual connections with the town.

8.119

The harbour setting surrounding the site has a very distinct character and industrial
heritage, and this has had a positive influence on the design of the proposals for the
regeneration of the harbour. The proposed development responds to the natural
topography and the harbour context to take advantage of scenic qualities. The use of
purpose designed, contemporary architectural styles has been envisaged to reinforce
sense of place, and respect the special character of the area. The design responds to
the individual areas of the application site, and provides for the retention of structures
and features which provide the historical context of the harbour. Of national
significance is the provision of space for the placement of the restored Goonvean
Engine from the Goonvean China Clay site near St Austell to full working condition and
placed in a new building adjacent to the aqueduct at the southern end of the site at
Foundry Yard.

8.120

Significant enhancements to the public realm are proposed that reference the line of
the original quay wall running through the site. At the present time, public access to
South Quay is restricted, except by foot where it is hazardous, exposed and generally
an uninviting place to be. The proposals provide for full public use of the South Quay
and access around it, maintaining use by fishing boats to the quayside with mooring
points and steps. A proposed footbridge is located centrally in the development from
Penpol Terrace across the creek, to improve connectivity and provide a feature to the
site and setting, reinforcing the strong visual link that exists.

8.121

The quality of built and landscape design is paramount, and the provision of adequate
public realm is an important part of the built environment. Linear features of seating
and lighting reinforce the elongated nature of South Quay, and reflect the terraces
along Penpol Terrace. Key views have been maintained through the development to
and from listed buildings/churches. The redevelopment of South Quay offers all the
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opportunities to provide a quality extension to the heart of Hayle. The Landscape
Masterplan at Figure 8.5 illustrates the layout of development.

SUMMARY & CONCLUSIONS
8.122

The purpose of this Chapter is to examine the potential landscape and visual impacts
of the proposed mixed-use development at South Quay and Foundry Yard, Hayle. This
assessment has been produced and is based upon the Guidelines for Landscape and
Visual Assessment as outlined above.

8.123

This assessment is based on the overall development as illustrated at Figure 8.6
Landscape Masterplan. This includes the initial phase of construction that improves
infrastructure on South Quay including repairs to quay walls and the promenade, and
subsequent phases of the food store/retail units, the footbridge, and further proposed
residential buildings on South Quay as part of an outline application.

8.124

The application site lies within one of 10 Areas which make up the Cornwall and West
Devon Mining Landscape, a UNESCO World Heritage Site. Relevant Local Plan policies
within the Penwith Local Plan 2004 include a Conservation Area covering the site,
‘Open Areas Related to Settlements’, and ‘Redevelopment Areas in Penzance and
Hayle’, of which the site is one.

8.125

A number of character assessments have been carried out, at national, county and
district level. The Cornwall and Scilly Urban Survey10, has been referred to in
determining and describing the townscape character areas for Hayle. Four distinct
character areas have been identified in this study within the historic urban core, and
these are Copperhouse, Foundry, the Harbour, and Penpol.

8.126

The ‘Penpol’ character area lies directly to the east of South Quay and includes Penpol
Terrace that looks across the water to the application site. This character area has a
close relationship with the harbour, and includes St Elwyn church that has a prominent
location on Penpol Quay.

8.127

The application site on South Quay falls within the Hayle Harbour townscape area in
the Cornwall and Scilly Urban Survey10, and will have a likely impact upon the visual
landscape of this area, along with Penpol and Foundry townscape areas. Within the
wider landscape beyond these identified areas in the Urban Survey, Lelant Towans lies
to the western side of the estuary, and West Hayle Valley to the southwest covering
the southern estuary and land around. Hayle Towans lies to the north of the harbour.

8.128

To assess the visibility of the site, a number of viewpoints have been assessed using
photographs of the application site and its setting from publicly accessible viewpoints
as shown in Figure 8.3. Although these viewpoints are not exhaustive, they are
considered to offer a fair representation of available views (which have been based on
the previous ES). From the majority of viewpoints, the site is seen in the context of
Hayle’s existing urban fabric and surrounding landscape setting. Views are most
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commonly seen across the Estuary. Foundry Square, the railway viaduct, the church at
Lelant and Penpol Terrace all form significant landscape features around the
application site.
8.129

The width of the Estuary and the shallow tributary valley sides facing down towards
the application site leave the site very exposed. While the valley sides to the Estuary
leave the site highly visible at the foot of a natural amphitheatre, they also provide
higher ridgelines preventing the proposed development site from breaking the skyline
in many of the surrounding views.

8.130

In order to fully assess the impact, the incorporation of mitigation measures are a key
part of the design process, in order for any adverse landscape and visual impacts to be
anticipated in the formulation of the proposals and designed out where possible. The
design objectives for the proposed development are intended to create a positive
sense of identity and draw upon the characteristics of the harbour and its
surroundings. The positive building design and landscape treatment has been inherent
to the design of the proposed development, and has evolved through previous and ongoing consultations with the Council and other statutory bodies, to minimise any
potential

landscape

impacts.

The

proposed

development

fully

recognises

the

importance of its townscape setting on the quayside and its visual connections with the
town.
8.131

In terms of the existing landscape/townscape character, the proposed development
have taken into account the existing character and landscape elements on and
adjacent to the site, retaining the most valued qualities of at the application site. The
proposed development would allow important features such as the viaduct, the water,
the scale of the buildings in the foundry and the linearity of urban form to remain as
key defining elements in the area.

8.132

Impacts on the adjacent townscape character of the area are considered to be
negative during construction, and positive at operation due to the high quality
proposed development. The wider landscape character will observe the site within the
context of the rest of the urban fabric of Hayle, and will not result in the loss of any
landscape features that define the area.

8.133

In terms of the impact on the visual environment, views from Penpol Terrace, Foundry
Yard, and the Foundry would be most affected by the proposed development, due to
their proximity and also the sensitivity of the viewer. The large-scale retail, piazza,
residential development, and the footbridge would be prominent in these views, and
significantly

alter

the

visual

environment

of

these

viewpoints.

Therefore

the

significance of the impact is Moderate Negative with the elements associated with
construction, but Minor to Moderate Positive at operation due to the high quality
development at South Quay. From the north at Hayle and Lelant Towans, the
development would be a clearly perceptible part of the scene and alter the appearance
of the urban edge and the extent of the view, although this would be Minor.
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8.134

To the west, key views are available from Carnsew Pool and Lelant Saltings stations,
and although interrupted by intervening buildings and vegetation, the upper floors of
the buildings will be visible and result in a limited effect on the view. Therefore, the
significance of the impact would be Minor, with Minor Negative effects during
construction, and Minor Positive at operation due to the high quality development
establishing the built up edge of the town. Long distance views from both Trencrom
Hill 4km to the west, and a localised high point at Wheal Alfred 2km to the east will
see a Negligible impact to the character of the views. The development would not
significantly increase the perceived size of the urban area of Hayle, and forms only a
very minor component of the view.
Table 8.5 Visual Impact Summary
Viewpoint
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Construction

Operation

View 1 – Foundry Yard

Moderate negative

View 3 – Foundry

Moderate Negative

Views 5 and 6 – Penpol
Terrace

Moderate Negative

View 11 – Hayle Towans

Minor Negative

Minor Positive

View 12 – Lelant Towans

Minor Negative

Minor Positive

View 13 – Carnsew Pool

Minor Negative

Minor Positive

View 14 – Lelant Saltings
Station

Minor Negative

View 15 – Trencrom Hill

Negligible

View 16 – Wheal Alfred

Negligible

Moderate Positive
Moderate Positive

Major Positive

Minor Positive

Negligible
Negligible
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FIGURE 8.1
Policy Context Plan
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FIGURE 8.2
Character Areas
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FIGURE 8.3a
Plan of the viewpoints
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Reproduced from the Ordnance Survey map with the permission of the
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View 9 - Northern extent of spit
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FIGURE 8.3b
Plan of the viewpoints
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9.0

SOIL CONDITIONS, GROUNDWATER & CONTAMINATION
INTRODUCTION

9.1

This Chapter addresses the soil conditions, groundwater and contamination identified
at the application site and assesses the potential impacts and associated effects from
the proposed development on soil conditions, groundwater and contamination.

9.2

For the purposes of this Chapter, soil conditions relate to the geology (Made Ground
and natural strata) and groundwater relate to the hydrogeology (water in Made Ground
and groundwater in natural strata) beneath the application site. Contamination relates
to contaminants in Made Ground, natural strata, water in Made Ground and
groundwater in natural strata (ground or land contamination) that may currently be
present.

9.3

The assessment draws on the findings of the assessment and intrusive site
investigations undertaken on behalf of Buro Happold and other geo-environmental
1

information obtained. A technical note summarising the findings of the geoenvironmental issues associated with the application site is contained at Appendix 9.1
in Volume 2: Technical Appendices of this ES.

PLANNING POLICY & LEGISLATIVE CONTEXT
National Policy
Environmental Protection Act 1990
9.4

Part 2A of the Environmental Protection Act 1990 (EPA) introduced a statutory regime
2

for the identification and remediation of ‘Contaminated Land’. It introduced, for the
first time in the UK, a statutory definition of ‘Contaminated Land’ based on significant
harm or the likelihood of significant harm (including risks to human health) or the
pollution or likely pollution of controlled waters (all groundwater, inland waters and
estuaries but excludes groundwater perched above the zone of saturation).
9.5

Local authorities are the primary regulators under the Part 2A regime with a duty to
determine whether the land in their area is ‘Contaminated Land’, although provision is
made for consultation and coordination with the Environment Agency in situations
when pollution of controlled waters is an issue.

9.6

Government objectives with respect to ‘land contamination’ are also set out as part of
the EPA 1990 in the Department for Environment, Food and Rural Affairs (DEFRA)
3

Circular 01/2006 as:
4



To identify and remove unacceptable risks to human health and the environment;



To seek to bring damaged land back into beneficial use; and
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To seek to ensure that the cost burdens faced by individuals, companies and
society as a whole are proportionate, manageable and economically sustainable.

9.7

These three objectives underlie the ‘suitable for use’ approach to the assessment and
remediation of 'land contamination’. This approach recognises that the risks presented
by any given level of land contamination will vary greatly according to the use of the
land and a wide range of other factors, such as the sensitivity of the underlying
geology and the receptors which may be affected.

9.8

The ‘suitable for use’ approach consists of three elements:


Ensuring that land is suitable for its current use;



Ensuring that land is made suitable for any new use; and



Limiting requirements for remediation

to the work necessary to prevent

unacceptable risks to human health or the environment in relation to the current
use or future use of the land.
9.9

Primary guidance for assessing and managing land contamination is presented in
Contaminated Land Report (CLR) . This provides a technical framework for identifying
5

and remediating contamination through the application of a risk management process.
The question of whether risk is unacceptable in any particular case involves not only
scientific and technical assessments, but also appropriate criteria by which to judge the
risk and conclude exactly what risk would be unacceptable.
Legislation Relevant to Controlled Waters
9.10

Protection of groundwater from new developments is regulated by the Groundwater
Directive . The aim of the Groundwater Directive is to protect groundwater by
6

preventing or limiting the discharge of a range of potentially harmful substances into
groundwater. This is enacted in the UK by the Groundwater Regulations 1998 which
7

predominantly control the acceptability of discharge of certain chemical species into
groundwater from new activities, especially where the activities are not covered by
other regimes.
9.11

The Water Framework Directive 2000 aims to provide a comprehensive and holistic
8

water policy for Europe by establishing a consistent legal framework for the protection,
improvement and sustainable use of water.

The overarching objective is to protect

aquatic ecosystems by ensuring that all surface, transitional, coastal and groundwater
across Europe should reach good ecological, chemical and quantitative status by 2015.
9.12

In addition, the Water Resources Act 1991 as amended by the Water Act 2003 aims to
9

improve the management of water resources and protection to the environment by
changing the way that water abstraction and impoundment is regulated.
9.13

The Groundwater Daughter Directive , which has evolved from the Water Framework
10

Directive, is due to come into effect shortly. It will regulate the following areas:
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9.14



Criteria for assessing good groundwater status;



Identification and reversal of trends of chemical groundwater pollutants; and



Measures to prevent or limit pollutant inputs into groundwater.

It is not known with any certainty how the details of this Directive will affect
groundwater protection policy in the future.

Planning Policies and Guidelines
Planning Policy Statement 23: Planning and Pollution Control (2004) (PPS23)
9.15

PPS23

11

addresses contamination as a material planning consideration in the context of

the redevelopment of a site or other alterations which fall under the planning regime.
As a component of these considerations, the Planning Authority may require
investigation that may lead to the identification of need for remediation works as part
of the redevelopment of the land. Remediation is often secured via planning
conditions. PPS23

makes it

clear that

in the

context

of dealing

with land

contamination, the developer is responsible for ensuring that development is safe and
suitable for use for the purpose for which it is intended. In particular, the developer
should carry out an adequate investigation to inform a risk assessment and
remediation. PPS23 recommends the phased approach outlined in CLR11 5 for
assessment of land affected by contamination.
Local Plan
9.16

The Local Plan

12

prepared by Penwith District Council, in accordance with the Town and

Country Planning Act 1990 , includes three policies in relation to land contamination.
13

9.17

Policy GD-4 (para. 5.3.11) and policies CS-5 and CS-8 (paras. 13.3.21 and 13.3.29)
will be relevant in considering proposals likely to cause pollution. They state that:
‘Previously used land may have been contaminated by its former use and may need to
be made safe, to a suitable level, for any new use. Contamination may put at risk the
people working on the site, the occupiers and users of buildings and land, and the
buildings or services themselves. Contaminants may also escape from a site causing
water pollution or the pollution of land nearby. Risks associated with contamination
need to be Penwith Local Plan Adopted 2004 identified early in the development
process so that the choice of new use is appropriate to the degree and type of
contamination and the cost of remedial action. An assessment of any site where
contamination is suspected should therefore be carried out by the developer, in
advance of the granting of planning permission.’
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ASSESSMENT METHODOLOGY
9.18

Government

good

practice

guide

for

environmental

impact

assessment

(EIA

Regulations ) states that the following environmental effects should be considered:
14



Effects associated with ground contamination that may already exist on a site, for
example, introducing/changing pathways and receptors by the construction works
and subsequent operation;



Effects associated with the potential for polluting substances used during
construction/operation to cause new ground contamination issues on a site, for
example, introducing/changing the source of contamination; and



Effects associated with reuse of soils and waste soils, reuse of site-sourced
materials on or off the site, disposal of site-sourced materials off-site, importation
of materials to the site, etc. during construction.

Study Area
9.19

For the purposes of this Chapter, the application site is referred to as ‘on-site’.
However, in terms of land contamination, potentially contaminative activities which are
not ‘on-site’ can still impact and have an effect because contaminants can migrate to
the site. Similarly, land contamination on-site can still impact and have an effect on
receptors off-site because contaminants can migrate. Therefore, a wider area that
includes the application site has been considered for land contamination, defined as
the ‘study area’.

9.20

The study area has included 250m from the redline boundary of the application site to
account for the ability of some contaminants to migrate via windblown, soil-derived
dust or as soil and water-derived vapours (organic contaminants in the soil and
groundwater which volatilise to the surface) and/or ground gas (typically methane,
carbon dioxide, carbon monoxide, hydrogen sulphide and minor gases). This distance
which is typically used to account for any potential landfill (ground) gas is based on the
Environment Agency’s policy document of 2003

15

where it states that ‘development

within 250m of a landfill site should have a risk-based assessment of the impact of any
emissions from the landfill on the development’.
9.21

Contaminants can also migrate in groundwater. However, the distance that such
contaminants can migrate is variable and depends on the type of contaminants and
geological and hydrogeological conditions. Therefore, for contaminants in these
conditions, the ‘study area’ has been defined according to the specific assessment of
contaminants, geology and hydrogeology.
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Conceptual Site Model
9.22

Land contamination can present an unacceptable risk to a proposed development or
the proposed development itself may increase a risk that existing land contamination
already poses. Therefore, a preliminary conceptual site model (CSM) has been
prepared to aid in the identification and assessment of potential impacts and
associated effects of the proposed development and any land contamination present.
A CSM describes the relationship between potential sources of contamination (resulting
from both on-and off-site historical and recent activities) and receptors to the potential
contamination. As part of the CSM development, three elements; the source of
contamination and associated contaminants, receptors to that contamination and the
pathways by which such contact can take place, are identified and assessed. Where all
three elements are present or are likely to be present, they are described as potential
pollutant linkages (PPLs) which comprise:


A source for contamination (potentially contaminative activity) and associated
contaminants;

9.23



A receptor or receptors to that contamination; and



A pathway connecting the two.

Identification of PPLs underpins the CSM and enables the potential risk posed by any
contamination to be assessed and thus, potential impacts and effects to be identified.

9.24

The approach to the assessment has been to identify potential receptors to existing
land contamination and PPLs that could be changed by the proposed development and
by comparison, assessing the potential impacts and associated effects as follows:


Baseline Condition: Development of the baseline CSM based on current use and
identification and assessment of baseline PPLs;



Construction Phase: Development of the construction phase CSM, addressing the
potential for new sources of contamination to be introduced and the change in
pathways and receptors, identification and assessment of PPLs; and



Operational Phase: Development of the operational phase CSM for the developed
site, reflecting final site conditions including the status of contamination sources,
changes in the receptors and pathways and identification and assessment of PPLs.

9.25

This CSM comparison approach allows the changes in contamination caused during
construction and operation of the project, that is, the potential impact and associated
effects of the proposed development to be identified.

Impacts and Effects Criteria
9.26

An environmental impact is the processes whereby a change, which may be positive or
negative or both, is brought about in the existing environment because of the
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proposed development activities.

An environmental effect is the consequence(s) of

that environmental impact for identified receptors, for example, human beings,
controlled waters, ecological systems, property, etc.
9.27

Criteria for assessing the magnitude of the impacts have had due consideration for the
timescale and extent of the identified impact (see Chapter 1.0: Introduction &
Assessment Methodology and Chapter 3.0: Development Programme & Construction,
in Volume 1: Main Text & Figures of this ES, which defines timescale and extent) and
have been defined as follows:


Major

Positive:

Baseline

PPLs

have

been

removed

by

the

construction/operational phases;


Moderate Positive: There is a reasonable possibility/likelihood that baseline PPLs
have been removed by the construction/operational phases;



Minor Positive: It is less than likely that additional baseline PPLs have been
removed by the construction/operational phases;



Negligible: No change or no discernible change;



Minor Negative: It is less than likely that additional PPLs have been introduced
to the baseline by the construction/operational phases;



Moderate Negative: There is a reasonable possibility/likelihood that additional
PPLs have been introduced to the baseline by the construction/operational phases;
and



Major Negative: Additional PPLs have been introduced to the baseline by the
construction/operational phases.

9.28

Similarly, criteria for assessing the magnitude of the effects have also had due
consideration for the timescale and extent of the identified impact (see Chapter 1.0
and Chapter 3.0 which defines timescales and extent) and has been defined as follows:


Major Negative: There is a ‘significant possibility of significant harm’ (SPOSH) to
human health/pollution of controlled waters will take place from the identified PPLs
because of construction/operational phase activities;



Moderate

Negative:

There

is

a

reasonable

possibility/likelihood

of

SPOSH/pollution of controlled waters taking place from the identified PPLs because
of construction/operational phase activities; and


Minor Negative: Significant Possibility of Significant Harm (SPOSH)/pollution of
controlled

waters

may

take

place

from

the

identified

PPLs

because

of

construction/operational phase activities;
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Minor Positive: It is less than likely that SPOSH/pollution of controlled waters
from the identified PPLs will be prevented because of construction/operational
phase activities;



Moderate

Positive:

There

is

a

reasonable

possibility/likelihood

that

SPOSH/pollution of controlled waters from the identified PPLs will be prevented
because of construction/operational phase activities; and


Major Positive: SPOSH/pollution of controlled waters from the identified PPLs will
be prevented because of construction/operational phase activities.

9.29

Mitigation measures have then been identified to reduce or remedy the identified
impacts and associated effects.

Sources of Information and Approach
9.30

The significance of the hazards posed by potential sources of contamination both on
and off-site has been assessed by the following methodologies:


Desk-based study: This included a review of all available environmental
information on the site (this may include previous site investigation data where
available) and surrounding areas and a detailed assessment of all historical
information relating to the site and surrounding areas;



Site inspection: Undertaken as part of the desk-based study, this included an
inspection of visible and olfactory evidence of contamination present at the
surface as well as assessment of the current site uses to identify whether any
potentially harmful substances are being used or stored on-site; and



Site investigation: An exploratory level site investigation was undertaken following
the desk based study and site inspection. The spacing and positioning of
exploratory hole locations in the ground investigation undertaken in 2005 was
informed by the preceding desk-top study and standard industry guidance (R&D
Report P5-066/TR, 2000). Therefore, where areas of the site were identified as
being potentially contaminated due to historical activities, a more targeted
approach was adopted for these areas.

9.31

A number of sources of information have been consulted to develop the baseline CSM
as follows:


CJ Associates, (June 2005); Hayle Harbour Redevelopment Site Investigation No
S0209 ;
16



Buro Happold, (November 2009) ;South Quay Supermarket 022961 – Hayle
Harbour OPA ; and
17



British Geological Survey Sheet 351 of Penzance .
18
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BASELINE CONDITIONS
Site History
9.32

The town of Hayle began its existence in the early 18 th century and grew to become an
important port and industrial centre in the west country. Exporting of tin, copper
smelting, high pressure steam engines, manufacture of iron and boat building, all
helped to make it a very prosperous place.

9.33

The port of Hayle was the hub of the Cornish ‘Copper Kingdom’ when the Duchy's
mines supplied almost the whole of the world's demand for the copper. By the 1840s
the spreading wharves of Hayle were crowded with men and ships, wagons and
locomotives with great piles of coal, ore and timber. The world famous Harvey iron
foundry was located on South Quay.

9.34

By the 1850s, Hayle was the greatest industrial port in Cornwall and with engine coal,
boiler plates, tin ore or copper ore, arriving and departing in the holds of the ‘Welsh
Fleet’, the Cornish term for the great fleet of coasting vessels which regularly voyaged
to and from South Wales.

9.35

The name of Hayle became synonymous with mining - related industries such as tin
and copper smelting, and the foundries of Copperhouse and Harvey's. Today there is
not much left to be seen of the great Carnsew foundry of Harvey & Co., but at the time
it was the most important in Cornwall, employing 1,000 men and exporting Cornish
beam engines and other mining equipment all over the world - to Australia, South
Africa and the Americas.

9.36

The great days of the Welsh Fleet ended with the decline of the Cornish mines, though
Harveys ensured the survival of their engineering empire with orders from foreign
mining fields across the world. They expanded their small ship-building yard which,
relying upon the iron plates and steam power, earned a world wide reputation. Tugs,
trawlers, colliers, packets and even deep sea tramps went down the slipways. Many
were for Cornish owners, like Chellews of Devoran, or Captain Edward Hain of St Ives,
whose new steamers had replaced the ‘Butterflies of the Seas’ which once filled the
Cornish ports.

9.37

Hayle remained a busy coasting port until the 1970s, with coal, timber, cement and
Irish potatoes arriving on small coasters, often Dutch or German. Outwards went scrap
metal, a trade that he began back in the days when redundant Cornish mines' engines
and machinery were sent off by the schooner load to Thomas Ward Ltd of Sheffield,
who cleared the old Harvey foundry and had a ship breaking yard at Hayle for many
years.

9.38

A review of the historic plans and other sources shows that South Quay was built
around 1819 with a pre-existing causeway running beneath the northern part of the
quay through an arch or tunnel. The western section of the quay and quayside was

173

Chapter 9.0: Soil Conditions, Groundwater & Contamination
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

used for shipbuilding, initially wooden boats and then using steel construction. The
largest built in 1891 was the 4000 tonne SS Ramleh. This area was also used for the
dismantling and breaking up of ships, particularly after WWI boats between 1919 and
1923. This activity continues until the 1970s after which the area was infilled in around
1979.
9.39

In summary, the previous land usage across the site of relevance to this assessment
includes the following:


Iron foundries;



Tin and copper smelting;



Ore hutches;



Coal yard;



Electricity sub-station;



Boat building and breaking;



A timber yard and saw mills;



Steel fabrication and engineering;



Oil storage;



Railway and crane lines;



Gasworks; and



General wharves.

Geology
Published Geology
9.40

Published geological information shows the application site to be underlain by Marine
and Estuarine Alluvium. This in turn is underlain by the Gramscatho Beds of the
Devonian Period; these are well graded moderately strong turbiditic sandstones in
beds up to 2m thick with interbedded slates. This strata is shown to outcrop at the
surface south of Carnsew Road, on the spur to the southeast of East Quay and to the
north of North Quay on the power station, chemical works, and Chieftain’s Yard areas.
The higher ground to the north and west of these areas is shown to consist of
Quaternary Blown Sand.
Site-specific Geology

9.41

An intrusive site investigation was carried out across both the application site and
adjacent areas in 2005 as described earlier in this Chapter. Eight boreholes were
1
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drilled and 25 trial pits were excavated across the application site. The strata
encountered under the application site are summarised in Table 9.1.
Table 9.1 Site-specific Geology
Strata

Description

Thickness (m)

Made Ground

Highly variable but including areas of
fill/concrete, sand, sandy clay, gravel, silty
clay, wood, shells, brick, cobbles, slage,
metal, plastic, gravel and organic matter.
Asbestos containing material (ACM) was
been identified in isolated areas.

2.5 to 6.5m with 1 BH
recording 1m thick
layer of cobbles below
the made ground

Sand

Medium dense brown Sand, some gravels,
cobbles and boulders

2.8 to 6.5m

Gramscatho Beds

Firm to stiff gravelly Clay, containing
cobbles in places.

Encountered at a depth
between 7.7 and 9.8m
bgl

Hydrogeology
Published Hydrogeology
9.42

Published hydrogeological information classifies the geology beneath the application
site as a Minor Aquifer. Minor Aquifers can be fractured or potentially fractured rocks
which do not have a high primary permeability or other formations of variable
permeability including unconsolidated deposits. Although not producing large quantities
of water for abstraction, they can be important for local supplies and in supplying base
flow to rivers.

9.43

The Environment Agency reports that the application site does not lie in a groundwater
source protection zone. In addition, data searches have not identified any current,
licensed potable groundwater abstractions on or within 250m of the application site.
Site-specific Hydrogeology

9.44

The CJ Associates 20051 investigation recorded groundwater between 3 and 4m bgl
under the application site. Inferred groundwater flow direction was towards the estuary
and harbour, with a large tidal influence.
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Hydrology
9.45

The application site is adjacent to Hayle Harbour, forming part of the Hayle Estuary,
with the estuary including the mouths of the Hayle and Angarrack Rivers. The main
Hayle river valley is approximately 200m to the south, with an impounded water body
known as the Millpond. The application site is located in an area at risk of extreme
flood events.

9.46

Due to the nature and historic uses of the wider Hayle Harbour Masterplan area, the
existing surface water drainage network is fragmented, and ad hoc. There is no
formalised positive storm drainage on South Quay, and the entire area drains either by
infiltration, or by discharge into the harbour. There is a combined storm foul sewer
located within the B3301 adjacent to South Quay, but apart, possibly, from the
recently demolished property, Blue Haze, which may have had a foul connection, there
appear to be no storm water connections to this.

Statutory and Non-statutory Conservations Designations
9.47

A number of conservation designations have been identified on or close to the
application site. These are discussed in Chapter 11.0: Ecology and as such, have not
been considered further in this Chapter.

Baseline Conceptual Site Model
Baseline Contamination Sources
9.48

Based on known history, principal contaminative activities (contamination sources) are
those associated with the former uses as a shipbuilding and breakers, ore hutches, and
timberworks, foundry and gasworks.

9.49

The intrusive investigation of 20051 detected arsenic, copper and zinc across the
application site, with noticeably high concentrations in several locations. Hydrocarbon
contamination, particularly Diesel Range Organics (DRO) and Petrol Range Organics
(PRO) were encountered across the application site, in the areas associated with the
former scrap yards and ship building / breaking.

9.50

Asbestos Containing Material (ACM) was detected sporadically in Made Ground
samples, associated with location the former buildings. Gas monitoring did not detect
elevated levels of carbon dioxide or methane, or reduced oxygen levels.

9.51

Groundwater tests did not detect any elevated concentrations of DRO or PRO, that
might indicate the presence of significant leaching of hydrocarbon contamination from
the observed soils results. PAH results are elevated when measured against Drinking
Water Standards although these are highly conservative and should be used as a
screening tool only.
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Baseline Receptors and Pathways
Human Receptors On and Off-site
9.52

Current baseline on-site receptors to the contamination identified include the
fisherman associated with the small scale fishing operations, and visitors to the quay.
Whilst the application site is relatively open its derelict nature does not encourage
extensive usage by the public. Current baseline on-site human receptor exposure
pathways include:


Dermal contact with contaminants in soil, soil-derived dust and entrained in
surface water runoff from areas where soil is exposed at the surface and water
in Made Ground and shallow groundwater in natural strata if excavation takes
place below the water/groundwater table;



Ingestion of contaminants in soil, soil-derived dust and entrained in surface
water runoff from areas where soil is exposed at the surface and water in Made
Ground and shallow groundwater in natural strata if excavation takes place
below the water/groundwater table;



Inhalation of contaminants in soil-derived dust from areas where soil is
exposed at the surface and if excavation takes place; and


9.53

Inhalation of soil- and water-derived vapours.

Current baseline off-site receptors include humans who live and work or access areas
adjacent to the application site (off-site receptors).
receptor

exposure

pathways

are

dermal

contact

Current baseline off-site human
with

and

ingestion

of

any

contaminants in windblown, soil-derived dust, entrained in surface water runoff and in
migrating groundwater if excavation takes place below the groundwater table and
inhalation of contaminants in windblown, soil-derived dust, migrating soil- and waterderived vapours.
Controlled Waters Receptors
9.54

The following current baseline controlled waters receptors have been identified:


Groundwater underlying the application site by leaching of contaminants both
laterally and vertically; and



Hayle Estuary by discharge of contaminants entrained in surface water runoff
from areas where soil is exposed at the surface and by discharge of
contaminants in migrating groundwater.

177

Chapter 9.0: Soil Conditions, Groundwater & Contamination
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Baseline Risk Assessment
Human Receptors
9.55

Buro Happlod carried out an assessment of the potential risk posed to both baseline
and potential future (assuming development for commercial/residential use) on-site
human receptors by the contaminants detected in the soil in 2005. Heavy metals,
other inorganic contaminants, PAHs, carbon dioxide, methane, semivolatile and volatile
organic compounds, DRO, PRO, and other hydrocarbons were identified as potential
contaminants of concern although further intrusive works are needed to define these
risks further.

9.56

The occurrence of isolated surface asbestos was detected in the Made Ground but it
was not considered necessary or practical to recommend remediation of all soils with
ACM. Remediation is only likely to be required in areas of soft cover because the risk
to human health is only where the asbestos is exposed and an inhalation pathway
exists.

9.57

Ground gas concentrations (methane and carbon dioxide) were also assessed and the
risk classification of very low/low identified.

According to the Construction Industry

Research and Information Association (CIRIA) publication 66519, ‘very low risk’
(Characteristic Situation 1) requires no precautions. ‘Low risk’ (Characteristic Situation
2) requires some precautions (e.g. reinforced concrete cast in-situ floor slab
(suspended, non-suspended or raft) with at least 1200g damp proof membrane
(DPM)9, beam and block or pre cast concrete slab and minimum 2000g DPM/reinforced
gas membrane, under floor venting or pressurisation in combination with previous
depending on use, all joints and penetrations sealed). However, the assessment was
based on one set of readings and further ground gas monitoring is recommended as
part of the further intrusive site investigation to define the remediation works.
Controlled Waters Receptors
9.58

An initial preliminary assessment of the potential risk posed to the baseline controlled
waters receptors by the contaminants detected in the soil in 2005, was carried out.
PAHs were identified as CoC because concentrations in groundwater exceeded intiital
screening criteria selected for the assessment, although it is acknowledged that these
were drinking water standards that are not directly applicable to the site location or
sensitivities. Further assessment is recommended.
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IDENTIFICATION OF POTENTIAL IMPACTS
Construction Phase
Construction Phase Conceptual Site Model
Introduction
9.59

The construction phase CSM has been developed to identify any changes to
contamination sources, receptors and pathways (PPLs) from the baseline CSM to
enable impacts and effects caused by the work carried out during the construction
phase to be assessed.
Contamination Sources

9.60

Construction of the proposed development may include the following potential
activities either as part of enabling or construction works which could influence the
PPLs and land contamination present:


Above

and

below ground

decommissioning,

removal

of

hardstanding and

pipework, etc. which could cause the accidental release of solids, liquids and dusts
(for example, ACM) and introduce contaminants into the air, soil, groundwater and
surface watercourses;


Excavation works on or close to potentially contaminative activities and outliers
(hotspots) identified by the intrusive investigation which could increase/modify
contaminants in the soil, groundwater and ground gas regime in these areas;



Vegetation clearance, excavation and removal of the ground and hardstanding
which will potentially remove contaminants but could also release and mobilise
existing contaminants during the clearance/excavation process;



Redistribution of the ground and thus contaminants, which could increase the
potential for leaching of contaminants from the ground to the controlled waters
receptors or introduce contaminants into new areas and to additional receptors;



Foundations

and

piling,

which

could

introduce

migration

pathways

for

contaminants to deeper strata;


Stockpiling of excavated material prior to either reuse or removal which could
release existing contaminants in the stockpile by entrainment in surface water
runoff and increased leaching to the groundwater;



Use of plant and equipment which could accidentally leak fuels and oils and
introduce contaminants into the soil/groundwater;



Storage of fuel and oils which could again leak/spill and introduce contaminants
into the soil/groundwater;
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Importation and placement of clean fill which will not include contaminants;



Placement of clean fill, foundations and hardstanding which will potentially act as
pathway barriers to human receptors and reduce the potential for infiltration of
rainfall and reduce leaching to the controlled waters receptors;



Temporary dewatering of the excavations which could potentially alter the
groundwater flow direction for a short time and draw groundwater and
contaminants into the excavation; and



Removal/installation of service trenches which can act as preferentially pathways
for migration of ground gas, soil and water-derived vapours and contaminants in
groundwater.

Receptors and Pathways
9.61

The construction phase will introduce new human receptors on-site:


Construction
contaminants

Workers:
by

These

dermal

receptors

contact

with,

could
and

potentially
ingestion

be

and

exposed

to

inhalation

of

contaminants in soil, soil-derived dust and entrained in surface water runoff from
areas where soil is exposed at the surface and during excavation and in
water/shallow groundwater if excavation takes place below the water/groundwater
table and dewatering is carried out.

The baseline CSM indicates that these

receptors could be exposed to contaminants already detected in the soil and
groundwater

by

the

exposure

pathways

listed,

together

with

any

other

contaminants which may be present and have not yet been identified or are
introduced accidentally by the construction phase works. In addition, ground gas
and soil/water-derived vapours may be released from the ground during
excavation/dewatering; and


Site Visitors: These receptors could potentially be exposed to contaminants in the
soil by dermal contact with and ingestion and inhalation of contaminants in soil,
soil-derived dust and entrained in surface water runoff from areas where soil is
exposed at the surface and during excavation. The baseline CSM indicates that
these receptors could be exposed to contaminants already detected in the soil by
the exposure pathways listed, together with any other contaminants which may be
present and have not yet been identified or any introduced accidentally by the
construction phase works. In addition, ground gas and soil/water-derived vapours
may be released from the ground during excavation/dewatering.

9.62

Off-site human receptors and exposure pathways will be the same as the baseline CSM
but the potential for contaminant migration by these exposure pathways may increase.
Contaminants already detected in the soil and groundwater, together with any other
contaminants which may be present and have not yet been identified and ground gas
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and soil-/water-derived vapours may be released during construction phase works.
Contaminants may also be introduced by the construction phase works.
9.63

Groundwater receptors and pathways will remain the same as the baseline CSM but
the

potential

for

contaminant

migration

by

these

pathways

may

increase.

Contaminants may be introduced into the soil, water and groundwater by construction
phase activities. Greater areas of soil may be exposed to rainfall and water may be
introduced into the soil from construction activities, resulting in increased leaching of
contaminants from the unsaturated soil to the shallow groundwater. Dewatering may
draw groundwater and contaminants to the application site, increasing off-site
contaminant sources. Unsealed/uncovered soil stockpiles may present areas where: i)
surface water runoff can entrain contaminants and then soak into the soil; and ii)
increase the area available for leaching.
9.64

In addition, there may be an increase in discharge of contaminants entrained in
surface water runoff from soil stockpiles located close to surface water receptors
and/or direct leaks and spills from storage areas/containers, plant and equipment.
Identification of Potential Construction Phase Impacts and Effects

9.65

Based on the current level of information and activities associated with the
construction of the proposed development, in the absence of any mitigating measures,
the construction phase impacts from the proposed development have been assessed as
follows:


On-site construction workers: Minor Negative, temporary impact of local
geographical extent and considered to be of Minor Negative effect;



On-site visitors: Minor Negative, temporary impact of local geographical extent
and considered to be Minor Negative effect;



Off-site users: Minor Negative, temporary impact of local geographical extent
considered to be of Minor Negative effect;



Controlled waters (groundwater): Minor Negative, temporary to short-term
impact of local geographical extent considered to be of Minor Negative effect;
and



Controlled waters (surface water): Minor Negative, temporary to short-term
impact of local geographical extent considered to be of Minor Negative effect.

Operational Phase
Operational Phase Conceptual Site Model
9.66

The operational phase CSM has been developed to identify any changes to
contamination sources, receptors and pathways (PPLs) from the baseline CSM and
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enable impacts and effects caused by the work carried out during the operational
phase to be assessed.
9.67

Once the proposed development is completed, human receptors will change and
comprise retail workers and visitors. Sources of contamination and exposure pathways
will also change. Only soil considered suitable will have been allowed to be
reused/remain. In this case, either it is unlikely that source contaminants will be
present and thus no PPLs will be present or concentrations of contaminants remaining
will not pose a risk to the on-site receptors.

9.68

In addition, most site surfaces will be covered with hardstanding forming building floor
slabs, car parking, roads and ‘clean’ material associated with land raising and
landscaping. These will present exposure pathway barriers (dermal contact, ingestion
and inhalation) to any contamination still present in the soil. In this case, no exposure
pathway will be present and thus no PPLs will be present.

9.69

It is also considered unlikely that soil/water-derived vapours will be present after all
the

construction

phase

activities,

which

will

remove

contamination

or

cause

volatilisation or remediation will have been carried out. In this case, either it is unlikely
that source contaminants will be present and thus no PPLs will be present or
concentrations of contaminants remaining will not pose a risk to the on-site receptors.
9.70

Potential risks posed to human receptors accessing enclosed spaces by any ground gas
and soil/water-derived vapours will have been reduced by appropriate measures
adopted to prevent accumulation of vapours/ground gas. In this case, no pathways will
be present and thus no PPLs will be present.

9.71

As for on-site receptors, any source of contamination for off-site receptors will have
been removed, not pose a risk at the concentrations remaining and/or exposure
pathway barriers will be in place and thus no PPLs will be present.

9.72

Controlled waters receptors will remain the same as the baseline. However, sources
and pathways will have been changed. Only soil considered suitable will have been
allowed to be reused/remain. In this case, either it is unlikely that source contaminants
will be present and thus no PPLs will be present or concentrations of contaminants
remaining will not pose a risk to the controlled waters receptors.

9.73

In addition, most site surfaces will be covered with hardstanding forming the building
floor slabs and associated roads and structures. These will present pathway barriers to
the infiltration of rainfall and reduce the likelihood of leaching of contaminants from
the unsaturated soil to the groundwater. On this basis, the potential risk from the
baseline contamination detected to both groundwater and surface water receptors will
have been reduced to acceptable levels.
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Identification of Potential Operational Phase Impacts
9.74

Operational phase impacts from the proposed development have been assessed as
follows:


On-site

workers/visitors:

Moderate

Positive,

long-term

impact

of

local

geographical extent considered to be of Moderate Positive effect;


Off-site users: Moderate Positive, long-term impact of local geographical extent
considered to be of Moderate Positive effect;



Controlled waters (groundwater): Moderate Positive, long-term impact of local
geographical extent considered to be of Moderate Positive effect; and



Controlled waters (surface water): Moderate Positive, long-term impact of local
geographical extent considered to be of Moderate Positive effect.

MITIGATION MEASURES
Construction Phase
9.75

Impacts and effects of the construction phase activities can be contained and/or
controlled by appropriate mitigation measures which will be described in the
Construction Environmental Management Plan (CEMP). These are likely to include, but
not be limited to, the following measures:


Further intrusive investigation and chemical testing, carried out as appropriate
and especially in those areas identified by CJ Associates in 2005 to enable full
characterisation of the environmental media to a level suitable for robust
assessment to inform any management measures and specific remediation that
may be required;



On-going liaison with the Environment Agency and the Local Authority throughout
the length of the project;



Good practice principles to be applied any remediation design and those
assessments that inform the remediation design;



Construction works carried out under current Health and Safety legislation,
including Construction Design Management (CDM) Regulations

20

and Control of

Substances Hazardous to Health Regulations (COSHH Regulations) . These
21

require that health and safety and environmental risk assessments are carried out
to quantify the risk posed by contamination at a site to identified receptors and
the measures required to avoid, reduce and/or mitigate those risks.

This will

inform the CEMP;


Where potential contamination is suspected or encountered within a site,
appropriate health and safety measures will be required to protect both
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construction workers and maintenance workers. These measures will be in
accordance with current best practice guidance, including CIRIA Report 132

22

and

will be in addition to the minimum personal protective equipment and welfare
facilities required

on-site

by the

Personal

Protective

Equipment

at Work

Regulations ;
23



All plant and equipment will be inspected for leaks prior to use to prevent
accidental release of contaminants to soil, groundwater and surface water;



Vehicle and plant cleaning and refuelling will be restricted to suitably protected
areas;



Environmental security measures (containment) will be adopted for any liquids
stored and used on the site to prevent accidental release of contaminants to soil,
groundwater and surface water;



Appropriate incident response procedures will be in place to deal with fuel and oil
spillages. These measures will be in accordance with the Environment Agency
Pollution Prevention Guidelines , CIRIA report C650
24



25

and CIRIA report C532 ;
26

Wastewater generated by vehicle washing, wheel washes, excess surface water,
dewatering of underground structures and tanks or lowering groundwater for
geotechnical purposes will be collected and appropriately stored and disposed;



Redundant services near potentially contaminated areas will be either removed or
cut off and sealed to avoid creating migration pathways for contamination;



Excavations and roads will be dampened to minimise the potential for generation
of soil-derived dust;



Material known or suspected to be contaminated will be stockpiled and tested
prior to reuse or disposal. Stockpiles will be segregated depending on the source
of the material and the apparent nature of the contamination. Stockpiles will be
placed on a low permeability liner, suitably protected from damage by
earthmoving plant to prevent leaching of contaminants into soil, groundwater and
surface watercourses. Proposed known/suspected contamination stockpile areas
will be tested adequately prior to and after use to prove that no crosscontamination has occurred;



Soil stockpiles will be covered to minimise the generation of contaminated surface
water runoff and a collection system will be in place to intercept such liquids if
generated;



Appropriate site drainage will be implemented to prevent surface water runoff in
which contaminants may be entrained;



Any soil removed off-site will be placed in covered vehicles to prevent generation
of contaminants in soil-derived dust;
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Vehicles exiting the site will pass through a wheel wash to prevent transport of
contaminants off the site;



Earthworks materials deemed unacceptable for direct reuse will be treated prior to
reuse or disposed at an appropriate landfill facility;



Prior to reuse of site-won materials, pre-classification testing of soils will be
undertaken at an agreed frequency and testing scope. Pre-classification test data
will be assessed against appropriately derived criteria for potential unacceptability.
These criteria are to be derived during the detailed design stage;



All imported fill will be free from asbestos contamination and meet the soil and soil
leachate acceptance criteria set out in the detailed design stage;



Piled foundations and ground improvement works located within 50m of potential
or known areas of contamination will require a site-specific environmental risk
assessment;



Within areas of known or suspected contamination, buried services such as
highways drainage, utilities and telecom ducts will be protected from the ingress
of mobile and aggressive contaminants. Furthermore, the ingress and migration of
contamination along service ducts and drainage will be prevented. In the case of
drainage runs, the infiltration of surface water into the underlying contaminated
soil will be prevented and clean or lined service corridors installed to provide a
suitable barrier to migrating vapours/ground gases adjacent to known/potential
sources; and



Monitoring will be required to ensure that unacceptable conditions do not occur
during the course of the construction phase activities and if such conditions do
occur, these are reduced and/or controlled by immediate appropriate revision of
all relevant working method statements. Further ground gas and groundwater
monitoring may be carried out prior to construction to enable a more complete
assessment of the baseline conditions. Ground gas and groundwater monitoring
will also be carried out during and on completion of construction, to assess
whether the construction phase activities are changing the baseline condition.

9.76

Further

details

on

the

environmental

management

and

performance

during

construction and operation of the proposed development are provided in Chapter 16.0:
Construction Environmental Management Plan in this ES.

Operational Phase
9.77

No negative impacts have been identified to the receptors and thus, mitigation
measures are required at the operational phase.
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RESIDUAL IMPACT ASSESSMENT
9.78

Residual impacts and effects identified to receptors during the construction phase will
be Negligible because of the mitigation measures adopted. No residual impacts and
effects have been identified to receptors at the operational phase.

CUMULATIVE IMPACTS
9.79

No cumulative impacts will arise because of the site-specific nature of the impacts and
resulting effects relating to soils and groundwater contamination.

SUMMARY & CONCLUSIONS
9.80

The

baseline

CSM

has

identified

contamination

(both

organic

and

inorganic

contaminants) in the soil and groundwater beneath the application site. Receptors
include both current and future on and off-site humans, groundwater and surface
water. Risk assessment has indicated that the contamination detected in the soil is
unlikely to pose an unacceptable risk to identified human receptors, although outliers
(hotspots) of contamination are present which will require remediation and there is
only negligible risk to controlled water receptors from the contamination identified.
9.81

A construction phase CSM has been developed to identify changes to PPLs by the
activities associated with the construction of the proposed development. Additional
contamination sources and changes to pathways and receptors will be determined
through more intrusive site investigation works which is recommended. In the absence
of mitigation measures, there will be a:


Minor Negative impact of Minor Negative effect to on-site construction
workers;

9.82



Minor Negative impact of Minor Negative effect on-site visitors;



Minor Negative impact of Minor Negative effect to off-site users; and



Minor Negative impact of Minor Negative effect to controlled waters receptors.

Impacts and effects of the construction phase activities can be contained and/or
controlled by appropriate mitigation measures and residual impacts and effects
identified to construction phase receptors during the construction phase will be
Negligible because of the mitigation measures adopted.

9.83

The operational phase CSM has been developed to identify any changes to PPLs by the
proposed development itself, that is, the operational phase. Most contamination
sources will have been removed, receptors changed and pathways modified. There will
be Moderate Positive impact of Moderate Positive effect to on- and off-site users
and Moderate Positive impact of Moderate Positive effect to controlled waters
receptors.
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10.0 WATER RESOURCES
INTRODUCTION
10.1

This Chapter assesses the potential impacts of the proposed development on flood
risk, water quality and water resources. Further information on flood risk is provided in
the Flood Risk Assessment (FRA) which can be found at Appendix 10.1 in Volume 2:
1

Technical Appendices of this ES and which should be read in conjunction with this
Chapter.

PLANNING POLICY & LEGISLATIVE CONTEXT
National Legislation
10.2

Water resources in England and Wales are protected under the Water Resources Act
(1991)2, the Environment Act (1995)3, and the Water Act (2003)4 and through a
number of European Directives, e.g. the Groundwater Directive (2006/118/EC)5 and
the Water Framework Directive (2000/60/EC)6. A number of regulations also protect
water

resources

within

England

and

Wales,

including

the

Water

Resources

(Environmental Impact Assessment) (England and Wales) Regulations (2003)7, the
Groundwater Regulations (1998)8 and the Anti-Pollution Works Regulations (1999)9.
10.3

The Water Resources Act (1991)2 provides legislation with regards to the regulation of
sewers and drains. This Act supersedes clauses contained within the Water Act
(1989)10 regarding adoption of sewers. The Flood Water and Management Act (2010)

11

provides legislation relating to the comprehensive management of flood risk for
people, homes and businesses introducing new requirements affecting development
and use of land. Within the 2010 Act there are amendments to the Water Industry Act
1991 to provide a named customer and clarify who is responsible for paying the water
bill, the purpose of which is to reduce debt in the water industry.
10.4

The Highways Act (1980)12 provides the Highway Authority with the authority to adopt
a highway, its street furniture and drainage system by agreement. The Land Drainage
Act (1991)13 determines consent issues relating to discharges to a watercourse.

National Planning Policy
Planning Policy Statement Note 25: Development & Flood Risk (PPS25)
10.5

PPS25

14

requires that flood risk should be considered in the planning and development

process in order to reduce any future flood damage to property and loss of life. This
emphasises the importance of managing and reducing flood risk in the land use
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development and planning process by taking account of flood risk and the impacts of
climate change.
10.6

PPS2514 divides flood risk areas into three flood risk zones. Zone 1 areas have little or
no risk with an annual probability of flooding of less than 0.1% per year. Zone 2 areas
have a fluvial risk of flooding of between 0.1 and 1% a year and Zone 3 areas are
considered to be at high risk with a fluvial risk of flooding of greater than 1% a year.

10.7

PPS2514 requires all development proposals in Zones 2 and 3 to be accompanied by a
FRA, which should include:


The vulnerability to flooding from other sources as well as from river and sea
flooding;



The vulnerability to flooding over the lifetime of the development;



The potential to increase flood risk elsewhere through the addition of hard
surfaces, the effect of the new development on surface water run-off, and the
effect of the new development on the depth and speed of flooding to adjacent and
surrounding property; and



A demonstration that residual risks of flooding, after existing and proposed flood
management and mitigation measures are taken into account, including flood
defences, flood resilient and resistant design, escape/evacuation, effective flood
warning and emergency planning, are considered to be acceptable.

10.8

Where the risk of flooding from rivers or the sea is classified as low but the
development is over a hectare in size, a FRA is still required but should be focused on
the management of surface water run-off. Development that increases the amount of
impermeable surfaces can result in an increase in surface water run-off, which in turn
can result in increased flood risk both on-site and elsewhere within its catchment. This
is particularly important for larger scale sites, which have the potential to generate
large volumes of surface water runoff. A site may also still be at risk from other
sources of flooding (e.g. groundwater and overland runoff), which is not considered in
the mapping of Flood Zones.

10.9

The latest PPS2514 2010 edition replaces the earlier version published on 7 December
2006. Tables D1 and D2 in Annex D have been revised to clarify the definition of
functional

floodplain,

infrastructure,

and

including

to

amend

how

water treatment

the

works,

policy

is

applied

emergency

to

essential

services

facilities,

installations requiring hazardous substances consent and wind turbines in flood risk
areas.
Policy and Practice for the Protection of Groundwater
10.10

The Environment Agency’s (EA) approach relating to groundwater is outlined in their
Policy and Practice for the Protection of Groundwater (1998) . The document contains
15
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the conceptual method for risk-based decision making and developing policy
statements in activity areas such as the control of groundwater abstraction and diffuse
pollution of groundwater. The policy is presented as a framework within which
decisions should be placed and sets out the EA’s broad approach to existing risks and
new developments. The policy is underpinned by published groundwater vulnerability
maps and groundwater protection zones.
10.11

The protection of key groundwater resources, and, in particular, those used for public
drinking water supply, is accompanied by the establishment of Source Protection
Zones (SPZ). The SPZ provides an indication of the potential risk of pollution, which is
dependent on the local soil and geological conditions and the depth of the water table.
Generally, the closer a polluting activity or release is to a groundwater source, the
greater the risk. Three zones (an inner, outer and total catchment) are usually defined,
although a fourth zone (zone of special interest) can also be defined. These zones are
used to control the activities and discharges in the area to protect the aquifer.
Marine & Coastal Access Act 2009

10.12

The Marine and Coastal Access Act

16

introduces a new system of marine management.

This includes a new marine planning system, which makes provision for a statement of
the Government’s general policies, and the general policies of each of the devolved
administrations, for the marine environment, and also for marine plans which will set
out in more detail what is to happen in the different parts of the areas to which they
relate. The Act includes provision changing the system for licensing the carrying on of
activities in the marine environment. It also provides for the designation of
conservation zones. It changes the way marine fisheries are managed at a national
and a local level and modifies the way licensing, conservation and fisheries rules are
enforced. It allows for designation of an Exclusive Economic Zone for the UK, and for
the creation of a Welsh Zone in the sea adjacent to Wales. The Act also amends the
system for managing migratory and freshwater fish, and enables recreational access to
the English and Welsh coast.
Environment Agency General Quality Assessments
10.13

The Environment Agency (EA) conducts General Quality Assessments of river and
estuary quality annually against four key aspects including biology, chemistry,
nutrients and aesthetic quality. Based on the General Quality Assessment, rivers and
estuaries are classified into the categories Good, Fair, Poor or Bad.
Environmental Quality Standards (EQSs) for Rivers

10.14

Environmental Quality Standards (EQSs) have been established for some rivers setting
concentrations of specified substances for the relevant waters. EQSs can be statutory
or informal. For example, the Dangerous Substances Directive establishes statutory
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EQSs for listed substances. Informal EQSs have been set by the EA in the form of River
Quality Objectives (RQOs).
10.15

The EA set RQOs for each stretch of river on the basis of a system known as the 'River
Ecosystem (RE) Classification'. The purpose of the RQOs is to help protect and improve
the quality of water in rivers in England and Wales. The objectives will generally be
expressed in terms of quality grades which reflect the general health of the waters.
They are used to plan the maintenance and improvement of river quality and provide a
basis for the EA in setting discharge consent standards.
EQSs for Estuaries

10.16

The EA reports on estuarine water quality every 5 years.

The EA conducts an

assessment of estuarine water quality in terms biological, chemical and aesthetic
quality.

Estuaries are then classified into categories Good, Fair, Poor or Bad.

The

estuary classification scheme is due to be improved in the near future with estuary
quality reported to meet the requirements of the EC Water Framework Directive .
17

This will classify the ecological status of estuaries using information on water quality,
hydrology, plants, fish populations and benthic fauna.

Regional Planning Policy
Regional Planning Guidance for the South West (RPG10)
10.17

The current Regional Spatial Strategy for the South West is Regional Planning
Guidance 10 (RPG10)

18

published in 2001, although the regional planning body has

recently undergone significant changes.
10.18

The abolition of the Regional Assemblies was announced in July 2007 , with their
19

functions to pass to Regional Development Agencies in 2010. The South West Regional
Assembly (SWRA) was wound up in May 2009 with its responsibilities for planning,
housing and transport transferred to the Strategic Leaders' Board (SLB) of South West
Councils on 13 May 2009.
10.19

The SLB is formally designated as the Regional Planning Body (until this designation
ceases under legislation). The SLB makes Regional Planning Body decisions in
partnership with the South West Regional Development Agency (SWRDA) Board
Members and Stakeholders. In 2010, the SLB and SWRDA Board will be jointly
responsible for producing a Single Regional Strategy (SRS). In the interim therefore,
the SLB is responsible for the monitoring and implementation of the RSS and keeping
regional planning matters under review, whilst RPG10 remains the current Regional
Spatial Strategy for the South West.

10.20

192

The over arching vision of RPG10 for the South West is as follows:
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‘Developing the region, in a sustainable way, as a national and European region of
quality and diversity, where the quality of life for residents, the business community
and visitors will be maintained and enhanced.’
10.21

RPG10 will be replaced by the Regional Spatial Strategy for the South West. However,
for RPG10 policies in relation to water resources and flooding are set out in Section 9
‘Infrastructure and Natural Resources’ and Policy RE1 discuss water resources and
water quality. The policy encourages local authorities and developers to protect and
enhance river and coastal water quality, protect groundwater resources, take water
related issues into account at an early stage and co-ordinate the timing of of new
development with the provision of sustainable water supplies, sewage treatment and
discharge systems. It also promotes the adoption of Sustainable Drainage Systems
(SuDS).

10.22

Furthermore, policy RE2 of RPG10 encourages local authorities and developers to
direct development away from land liable to flooding, and promote the use of SuDS.
For development in flood plains the policy advises that development plans need to
minimise the cumulative adverse impacts and secure enhancement of the floodwater
storage and ecological role of flood plains.

Sub-Regional Planning Policy
Cornwall Structure Plan 2004
10.23

The Cornwall Structure Plan

20

contains key policy that sets out requirements for use of

resources. Policy 3: ‘Use of Resources’, states the following with respect to water
resources:
’Development must be compatible with the prudent use of natural and built resources
and energy conservation. Development should:


Utilise sustainable drainage techniques dealing with surface water run-off as close
to source as possible;



Avoid land at risk of flooding, following a sequential approach to site selection
ensuring priority is always given to low risk areas; and



Avoid, directly or indirectly, risk of significant levels of pollution or contamination
to air, land, soil or water, including noise and light pollution.’

10.24

The Cornwall Structure Plan contains a policy providing more generally for the
protection of the maritime environment. Policy 4: ‘Maritime Resources’ states:
’An integrated and coordinated approach to the coast will be taken to support the
economic importance and conservation value of the maritime environment.


Development relating to the coast, estuaries and maritime environment should be
considered against the need to ensure the conservation of the environment for its
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own sake and for the economic importance of fishing and the other activities it
supports. Development should avoid pollution of coastal or marine waters and
minimise any harmful effects on coastal processes;


The undeveloped coast should be protected; and



Local plans should designate coastal zones where appropriate to take account of
economic and social opportunity and environmental protection.’

Local Planning Policy
Penwith Local Plan
10.25

The Penwith Local Plan

21

was adopted in 2004 and remains current since the transfer

to Cornwall Council in 2009. Adopted policies relating to the management of water
resources is discussed in Section 5 General Development Guidance and in Section 6
Coast and Countryside.
Policy GD-4
’Development will not be permitted where they would cause significant harm as a
result of inadequate provision for:


Sewerage treatment, surface water drainage and water supply;



The prevention of water pollution; or



The prevention of flooding, on site or elsewhere.’

Policy CC-14
’Proposals for a development which would have a significant adverse affect on the
shoreline or adjacent to coastal waters in terms of its landscape character, amenity,
nature conservation, archaeological, historic and geological values will not be
permitted.’
St Ives Bay Coast Protection Order
10.26

Under the Coast Protection Act 1949 , Cornwall Council has powers to control certain
22

activities within the coastal zone. Under Section 18 of that Act; in 2003, Penwith
District Council put in place an Order, prohibiting the excavation or removal of
materials from the sea shore, except under licence from PDC. The aerial extent of the
order, known as the Penwith District Council, St Ives Bay Coast Protection Order 2003,
includes Hayle Harbour. Notwithstanding the provisions of the Hayle Harbour Act 1989,
the Harbour Authority has entered into a licence, under the provisions of the St Ives
Bay Coast Protection Order, in relation to the carrying out of dredging within the
harbour.
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Shoreline Management Plan (SMP2)
10.27

The SMP2

23

consultation period for the Cornwall Coast, which includes the Hayle

Estuary, has recently closed and the plan is due to be issued for implementation in
August 2010. These are strategic plans that assess the risks associated with coastal
processes. It aims to reduce these risks to people, property and the historic and
natural environment.
10.28

The SMP2 provides support in identifying the requirements of specific areas in their
future management of these risks and the monitoring or information needed to support
and policies that may be delivered in the future, through the recommendations
provided.

ASSESSMENT METHODOLOGY
10.29

The methodology used to undertake this assessment has involved the following
stages:


Review of national, regional and local legislation, policy and guidelines;



Establishing the baseline conditions using previous study information;



Identify potential impacts from construction and operational development;



Assess the significance of identified impacts;



Identification of suitable and appropriate mitigation measures, for the construction
and operational stages of the proposed development;

10.30



Develop mitigation strategy through consultation and design; and



Evaluation of the significance of any residual impacts.

The FRA1 has been conducted in accordance with PPS25 14. The document can be found
at Appendix 10.1 and provides more detailed information regarding the methods used
and how the development will meet the requirements of PPS25.

Information Sources
10.31

Information regarding the site and the current environmental baseline has been
gathered through a desk-study, baseline studies, previous EIAs undertaken to the
application site and surrounding areas as well as contact with the Environment Agency
and Cornwall Council.

10.32

Water based studies undertaken previous to and during this scheme appraisal include:


PPS25: Development and Flood Risk14;



HR Wallingford Report – Current Velocities and Water Levels ;



Sea Sediments Report – Current Velocities and Water Levels ;
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ING Real Estate - LIDAR Topographic Survey July 2004 ;



ING Real Estate – LIDAR Topographic Survey November 2004 ;



Merret Survey Partnership – Bathymetry x-sections and water levels ;



Ambios/HHML – Bathymetric Survey ;



HHML – Maintenance Dredging Data ;



Buro Happold – Extract of Harbour Wall Condition Survey ;



Buro Happold – Sediment Exchange Monitoring ;



Buro Happold - Harbour Contamination Report ;



HR Wallingford - Hydraulic Studies Phase 2 ; and



Buro Happold – Hayle Harbour Flood Risk Assessment (Appendix 10.1)1.

26

27
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Significance Criteria
10.33

The methodology for assessment of impact significance and mitigation is based on
assessing both the magnitude of the changes expected and the sensitivity of the
receptors which the changes would affect. Table 10.1 and Table 10.2 detail the criteria
used to access these factors including the magnitude of change and receptor
sensitivity and Table 10.3 shows how this affects the impact significance. Impacts to
potential receptors can be negative or positive.

10.34

The impact significance criteria used in this Chapter is the same approach outlined in
Chapter 1.0: Introduction & Assessment Methodology of this ES. Alongside these
significance criteria the magnitudes of change, receptor sensitivity and impact
significance have been described below and are applicable to water resources.
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Table 10.1 Magnitude of Change
Magnitude of
Change

Criteria

Large

Wholesale changes to watercourse channel, route or hydrology.
Changes to site resulting in an increase in runoff with flood
potential, and also significant changes to soil
erosion/sedimentation patterns. Major changes to the water
chemistry of surface runoff and groundwater.

Medium

Some fundamental changes to the course and hydrology.
Changes to site resulting in an increase in runoff within system
capacity. Moderate changes to soil erosion/sedimentation
patterns. Moderate changes to the water chemistry of surface
runoff and groundwater.

Small

Minor changes to the water courses. Changes to site resulting in
slight increase in runoff well within the drainage system capacity.
Minor changes to soil erosion/sedimentation patterns. Minor
changes to the water chemistry of surface runoff and
groundwater.

Negligible

No change to watercourses, runoff and soil erosion and
sedimentation patterns and water chemistry.
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Table 10.2 Receptor Sensitivity
Magnitude of
change

Criteria

High

Water body of very good chemical or biological quality. Includes:
designated bathing waters, shellfish and salmonid fisheries. A
source used for public water supply. SSSI, SPA/SAC, Ramsar Site
or highly sensitive aquatic ecosystem.

Moderate

Water body of high amenity value including areas of bathing and
where water immersion sports are regularly practised. Water
body of ‘good or fairly good’ chemical and biological quality
and/or non-public water supply or cyprinid fishery. Water body of
nature conservation importance at the regional level or a
moderately sensitive aquatic ecosystem e.g. SNCI.

Low

Water body of ‘fair’ chemical or biological quality. A source in
close proximity to a source protection zone or abstraction point.
Water body of moderate amenity value, including public parks,
boating or where a popular footpath passes adjacent to the
watercourse, or where the receiving water course passes through
a housing development or town centre. Also non-contact water
sports. Water body of particular local social/cultural/educational
interest. Water body of low amenity value with only casual
access, e.g. along a road.

Negligible

Low sensitivity aquatic ecosystem. Water of ‘poor’ or ‘bad’
chemical or biological quality. Water body of no amenity value,
seldom used for amenity purposes, in a remote or inaccessible
area.

Table 10.3 Impact Significance
x

Magnitude of Change
Receptor
Sensitivity
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Large

Medium

Small

Negligible

High

Severe

Major

Moderate

Minor

Moderate

Major

Moderate

Minor

Minor

Low

Moderate

Minor

Minor

Negligible

Negligible

Minor

Minor

Negligible

Negligible
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BASELINE CONDITIONS
10.35

The baseline conditions of the physical water environment have been broken down into
water resources (including water quality and surface and foul water drainage), flood
risk, hydraulic regime (hydrology and wave action) and navigation.

Water Resources
10.36

The Hayle Estuary is the most south westerly estuary in mainland Britain. The principal
fluvial sources of the estuary are the Hayle River, the Angarrack Stream and the
Mellanear Stream, all of which combine in Hayle Harbour before flowing north to outfall
to St Ives Bay. There are a number of natural water resources in close proximity to the
site, these are listed below and photographs of each water body are provided in
Figures 10.1-10.5:


Copperhouse Pool);



Angarrack Stream;



Carnsew Pool;



Hayle Harbour;



Hayle Estuary;



Mellanear Stream;



Penpol Creek; and



St Ives Bay.
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Figure 10.1 Copperhouse Pool
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Figure 10.2 Carnsew Pool
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Figure 10.3 Hayle Harbour
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Figure 10.4 Penpol Creek
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Figure 10.5 St Ives Bay

10.37

Within Hayle estuary four main inter-tidal areas can be defined:


Lelant Water to the west (57 hectares of mudflats and sand flats with deep water
channels) with the Hayle River being the principal outflow;



Carnsew Pool, comprising 12 hectares of manmade reservoir, connected to the
harbour via a system of tunnels in its north eastern embankment;



The harbour area, including Penpol Creek. The harbour covers approximately 15
hectares and contains a number of deeper navigation channels, shallow mudflats
and sand banks, including the man-made Cocklebank. The Mellanear Stream
outfalls at the upstream (south) end of the creek; and
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Copperhouse Pool to the east. The Pool comprises 21 hectares of mudflats and
deepwater channels. The Angarrack Stream enters the pool at the eastern end
and outfalls into the harbour at the western end of the pool.

10.38

None of these waters are used commercially in Hayle, or downstream, apart from
mooring and associated quayside activities related to primarily shellfish vessels. The
principal use for waters is amenity use and access to commercial fishing grounds.
Water Quality

10.39

Water quality is assessed against the River Quality Objectives (RQO). Theses are
targets used to assess whether the river is of adequate quality to support a certain
type of ecosystem. Each stretch of river is given a target from the River Ecosystem
Classification Scheme. These range from ‘Very good’ quality (suitable for all fish
species) to ‘Poor’ quality (likely to limit fish species). A summary of the latest results in
the Angarrack Stream, which flows into Hayle Harbour, for the period 2002 to 2004
and 2003 to 2005, is shown in Table 10.4 below.
Table 10.4 River Ecosystem Classification at Angarrack Stream between 20032005 and 2002-2004
River Name

River Stretch

Year

Target

Compliance

Angarrack
Stream

Nanpusker-Phillack

2003-2005

1 – Very Good

Marginal

Angarrack
Stream

Nanpusker-Phillack

2002-2004

1 – Very Good

Marginal

Surface and Foul Water Drainage
10.40

Due to the nature and historic uses of the application site, the existing surface water
drainage network is fragmented, and ad hoc. There is no formalised positive storm
drainage on South Quay, and the entire area drains either by infiltration, or by
discharge into the harbour. There is a combined storm/foul sewer located within the
B3301 adjacent to South Quay, but apart from the recently demolished property, Blue
Haze, which may have had a foul connection, there appear to be no storm water
connections to the application site.

10.41

The existing surface and foul water drainage system local to the application site area
consists of a system of combined sewers located within the highway area discharging
to the St Erth sewage treatment works south of Griggs Quay to the west of Hayle
Harbour. Most parts of South Quay have no formalised surface water drainage
systems. Any drainage from the Foundry is no longer operational. There are also a
number of ad hoc surface water outfalls to be seen in the existing quay walls along
South Quay.
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10.42

The topography for the area shows a natural fall towards the quay edges hence the
route of the combined sewers follow the main highways local to the pools and creeks.
From the asset record information received from South West Water (SWW), the
pumping station on North Quay pumps to the station on East Quay and the combined
discharge is pumped from East Quay via Penpol Terrace and Carnsew Road to the
sewage treatment works. There are combined storm overflows from the two pumping
stations that would permit discharge to the tidal waters between North and East
Quays, when the capacity of the pumping installations is exceeded. Figure 10.5 shows
the approximate location of combined storm overflows (CSO).

10.43

As the sewers are a combined system, there are significant issues faced by SWW when
storm flows coincide with peak foul flows into the pumping stations. In addition, saline
water infiltration into the foul water pumping stations and combined sewer network
puts added pressure on the capacity of the foul water drainage system and its ability
to accommodate future increases in discharges from development areas.

206

Chapter 10.0: Water Resources
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Figure 10.6 Combined Storm Overflow Locations

Groundwater
10.44

The geology beneath the application site as a Minor Aquifer. Minor Aquifers can be
fractured or potentially fractured rocks which do not have a high primary permeability
or other formations of variable permeability including unconsolidated deposits.
Although not producing large quantities of water for abstraction, they can be important
for local supplies and in supplying base flow to rivers.

10.45

The Environment Agency reports that the application site does not lie in a groundwater
source protection zone. In addition, data searches have not identified any current,
licensed potable groundwater abstractions on or within 250m of the application site.
More details on groundwater and soil conditions have been provided in Chapter 9.0:
Soil Conditions, and Groundwater & Contamination of this ES.
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Flood Risk
Strategic Flood Risk Assessment
10.46

The Environment Agency has previously commented on the Strategic Flood Risk
Assessment and Sequential Test as undertaken by Penwith District Council, for the
proposed redevelopment of Hayle Harbour. It is considered that Penwith District
Council (now part of Cornwall Council) have resolved all Sequential Test requirements
as part of the outline planning process.
Site Specific Flood Risk Assessment

10.47

The FRA contains further details of the baseline with regard to flood risk at the
application site. In summary, the report states the following:


There is no fluvial flood risk to the application site from any of the watercourses in
the proximity to the site;



Tidal flood risk is defined as the present day 1 in 200 year still water level of
4.56m ODN (Ordnance Datum Newlyn). Appendix C of the FRA indicates that such
a level would inundate most of South Quay; and



Significant areas within Foundry Square would be inundated in such an event.

Existing Site Levels
10.48

Level information for the site is based on data from a number of sources and LiDAR
data has been obtained from 3 separate surveys26&27. These include a survey from May
2003, obtained from the EA, and 2 surveys commissioned by ING in July and
November 2004. In addition data has been obtained from a number of ground based
topographic surveys which were undertaken between 2002 and 2007 28. As part of the
survey validation process the LiDAR data was checked against the ground-based
topographic survey to identify any discrepancies. The validation concluded that the
LiDAR data gave levels which were, on average, 150mm lower than the ground based
survey data. Nevertheless, for the purposes of assessing flood risk, the LiDAR data has
been used which provides a more conservative approach.

10.49

Most of the harbour wall levels lie between 4.1m AOD and 5.5m AOD - the lowest
levels being located on the west side of Penpol Creek (on South Quay) and the
northeast corner of Carnsew Pool. Away from the harbour walls, the ground levels
generally rise. However, the lowest levels in the area are located in Foundry Square
where levels are as low as 3.8m OD. The majority of the proposed development is
located on South Quay where levels are between 4.2m AOD and 5.0m AOD. Levels are
higher on the Foundry site rising from 5.5m AOD in the northeast corner to 8.1m AOD
in the southwest.

208

Chapter 10.0: Water Resources
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Existing Flood Defences
10.50

The Hayle Harbour walls currently provide an informal flood defence to the adjacent
land and development, although they were not constructed specifically for this
purpose. The level of these walls varies, with the lowest levels of the existing quays
are approximately 4.3m AOD to 4.5m AOD. This therefore defines the minimum
standard of flood defence provided by these walls.
Flood Risk Mapping

10.51

The Flood Zone Map provided by the Environment Agency is shown in Appendix 10.1
and demonstrates the extent of Flood Zones 1, 2 and 3 within the application site.

10.52

South Quay lies within all three Flood Zones, with a significant proportion within Flood
Zones 2 and 3. The Foundry site is within Flood Zone 1 although beyond the
development site, a significant part of Hayle town centre is within Zone 3, including
the B3301 which passes through Foundry Square which is described as Low Risk.

Hydraulic Regime
Hydrology
10.53

Penpol Creek, located between Penpol Terrace and South Quay all but dries up during
a low tide. The Mellanear Stream is a culverted watercourse that flows through the
town, passing under Foundry Square and discharging through the Southern Quay wall
via two culvert outfalls fitted with sluice/flap gates. The stream has an estimated 1 in 2
year (50% annual probability) discharge of 2m3/s, and a 1 in 100 year (1% annual
probability) discharge of 6.6m3/s.

10.54

Penpol Creek lies beyond (in terms of sediment flux) the sediment sink of the dredged
basin of the harbour. Hayle Harbour has significant sediment attenuation properties
due to tidal flushing; this is further improved by the flushing from Carnsew and
Copperhouse Pools.
Wave Action

10.55

Although connected to the open sea, Hayle Harbour is in a sheltered position with a
narrow entrance channel that will attenuate waves penetrating from St Ives Bay. Wave
conditions within Hayle Harbour are therefore generally limited to those which are
locally generated by wind blowing across the limited fetch within the harbour.
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Navigation and Tide Levels
10.56

Hayle is an important shell fishing harbour with over 30 commercial vessels registered.
In addition, there are some commercial vessels used for diving and pleasure trips.
Water based user groups operating out of the Harbour include:

10.57



Commercial Fishing;



Recreational Fishing;



Water Skiing;



Canoeing; and



Sailing (limited).

Currently at low tide most of the harbour dries out, and moored vessels sit on the sea
bed for several hours during this period. Operationally, the vessels tie up against the
quay walls, leaning against them as the tide falls below the level that is necessary to
keep them afloat. Boats of 1m draft can navigate at Spring Tides for 3 hours either
side of high water. All Harbour navigation and water based recreational activities are
controlled by the Hayle Harbour Master.

10.58

The following tide levels have been obtained from the admiralty tide tables.

35



Mean High Water Springs - + 6.6m Chart Datum (CD) + 3.2m ODN;



Mean High Water Neaps - + 4.9 CD + 1.5m ODN;



Mean Low Water Neaps - + 2.4 CD -1.0 ODN; and



Mean Low Water Springs - + 0.8m CD -2.6m ODN.

ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
Surface Water
10.59

Made

ground

on-site

may

contain

areas

of

contamination;

the

presence

of

contamination is discussed in more detail within Chapter 9.0: Soil Conditions,
Groundwater & Contamination. There is the potential for contaminated land to be
disturbed and mobile contaminants to migrate towards Hayle Harbour and other water
features, either by infiltration into the groundwater or overland.
10.60

The impact magnitude to Hayle Harbour is considered to be small, with an overall
impact significance of Minor Negative. Penpol Creek has a moderate sensitivity, its
proximity to the site and low risk of groundwater providing a base flow to the creek
gives rise to a small impact magnitude. This translates to an overall impact
significance of Minor Negative.
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Groundwater
10.61

Groundwater may be encountered during the construction phases. This has the
potential to be contaminated as a result of previous land uses and activities on the
application site. This is discussed in greater detail within Chapter 9.0 will be further
examined during additional intrusive site investigation that will refine the approach to
be taken for remedial works on the site.

10.62

Although

the

construction

methodology

has

been

designed

to

minimise

the

requirement for excavation and cut and fill, dewatering activities may be required that
could result in potentially contaminated waters being generated.
10.63

The use of piles to provide the support structures for the proposed development may
result in the creation of preferential pathways through the underlying soils. This has
the potential to result in a Minor to Moderate Negative impact on the underlying
minor aquifer.
Increased Sediment Loads

10.64

Site runoff has the potential to contain elevated suspended sediment levels, increasing
sediment loads. This can result from land clearance, excavation, movement of
materials to and from the site and storage of materials on site. High sediment input
can have direct adverse effects on adjacent surface watercourses through increasing
turbidity (thus reducing light penetration and reducing plant growth), and by
smothering vegetation and bed substrates, thus impacting on invertebrate and fish
communities through destruction of feeding areas, refuges and breeding/spawning
areas.
Indirect adverse effects can also be associated with suspended sediments that have
associated inorganic or organic contaminants (e.g. heavy metals and pesticides,
respectively).

10.65

Hayle Harbour has significant attenuation properties due to tidal flushing thereby
minimising potential impacts on the harbour. This is improved by the flushing from
Carnsew and Copperhouse Pools. Where possible, any works will be treated as land
based construction that is isolated from the marine environment. The magnitude of
change in terms of sediment loading from the identified construction activities in the
harbour is assessed as small. The resultant significance of the potential impact on
Hayle Harbour is therefore deemed to be small with an overall significance of Minor
Negative.

10.66

Penpol Creek is considered to have a low sensitivity to increases in sediment load. The
creek lies beyond (in terms of sediment flux) the sediment sink of the dredged basin of
the harbour and therefore the impact is considered to be small with an overall
significance of Minor Negative.
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Dust and Debris
Removal of existing building foundations has the potential to release dust and debris
that may be blown into adjacent watercourses. Increased dust levels in watercourses
may reduce the levels of light reaching aquatic plant and animal species. Debris blown
into watercourses can decrease the recreational and aesthetic quality of the resources.
10.67

The resultant significance of the potential impact on Penpol Creek is deemed to be
small with an overall significance of Minor Negative. Given the scale of Hayle Harbour
and the extent of dust and debris that may occur the level of impact is determined as
Negligible.
Accidental Leaks and Spillages of Hazardous Substances

10.68

During construction, there is an elevated risk of potential leaks or accidental spillage of
hazardous chemicals used on-site infiltrating to groundwater or migrating to nearby
surface watercourses and resulting in an adverse impact. For the most part, it is only
when large quantities of hazardous substances are spilled, or the spillage is directly
into the watercourse, that a significant risk of acute toxicity will arise in the receiving
water. This can present a specific risk to certain bottom-dwelling invertebrates and
other aquatic invertebrates which is considered in more detail in the Chapter 11.0:
Ecology.

10.69

Contaminants could enter Hayle Harbour via surface runoff following accidental
spillages. The magnitude of any change may be considered to be small, with an overall
impact significance of Minor Negative.

10.70

Penpol Creek is considered to have a moderate sensitivity. Contaminants which
infiltrate groundwater could migrate towards the Penpol Creek, although this is
considered unlikely. The impact magnitude is therefore considered to be small, which
translates to an overall impact significance of Minor Negative.
Flood Risk

10.71

The proposed development will be constructed partially within the current Flood Zone 2
(1 in 1000 year flood event) and Flood Zone 3 (1 in 200 year flood event), although
some of the overall development will be located within Flood Zone 1 (<1 in 1000 year
flood event).

10.72

The proposed development will be constructed in such a way that it is entirely self
contained in terms of flood risk management. This includes the setting of minimum
finished floor levels and thresholds at 6.17m AOD. This is the recommended standard
of protection of 1 in 200 year tidal level, including climate change allowance to the
year 2111, and an additional 600mm uncertainty freeboard. It also includes the
provision of an emergency access route to all future development areas on-site with a
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minimum level of 5.57m AOD. This represents the 1 in 200 year tidal level including
climate change allowance to the year 2111. Full details of these measures are included
in the FRA contained in Appendix 10.1. Therefore, the impact significance of the
construction of these works on flood risk is considered to be Minor Positive as the
works improve the safety of the application site from flooding.
Navigation
10.73

The proposed works on-site will have limited impact upon the users of the harbour.

10.74

Impacts to berth holders on-site will occur and are to be managed by the Harbour
Master. This will include the potential need to relocate berth holders who may find that
the air draft of their vessel prevents normally use of the berth because of the
restrictions created by the proposed pedestrian bridge across Penpol Creek.

10.75

During construction there will be a balance between construction activities and the
needs of the harbour users. Access to berths from the water and from the landside will
need to be provided for. In most cases, it is likely that a new berth will be allocated to
the user during the construction period in order to avoid conflict of use either on water
or on land.

10.76

Small sections of wall will be isolated from navigation access during remedial works.
The period of isolation will be comparatively short, with other sections of wall available
for mooring. The impact significance of these works are considered to be Minor
Negative.

Operational Phase
Surface Water Drainage
10.77

The strategy for draining surface water from the application site will be to construct a
separate network of gravity storm drainage for the development. This network will be
arranged to follow public areas and to ensure that as much of the system can be
vested in SWW as public sewers under a Section 104 Agreement under the 1991 Water
Industry Act2. The discharge locations for the surface water will be arranged where
possible to be into Penpol Creek via several outfalls. Discussions with the EA have
been ongoing and will require their approval to discharge and agree the necessary
consents i.e. flood defence management consents and discharge consents. No outfalls
are to be provided on the west side of South Quay in order to protect the sensitive
nature of Carnsew Pool.

10.78

New outfalls will be required through the harbour walls at a level likely to be between
high and low tidal water levels, the details of these will also require agreement with
the Harbour Authority to ensure they do not impact on navigation or mooring.
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10.79

The piped network will collect flow from roofs and paved areas and convey it to the
harbour areas for discharge. Car parking, service yards and other relevant areas which
fall under the scope of the EA’s PPG3

36

shall be provided with oil separators of the

appropriate class, or other measures will be employed to prevent pollution of the water
environment. There are no plans for a petrol station as part of the application.
10.80

Attenuation is not proposed to the surface water system given the development areas’
proximity to the sea. It is likely that areas of flooding in the car park could occur
during peak rainfall that coincides with high tide levels in the future. This is however
acceptable practice.

10.81

The proposed development at South Quay and Foundry Yard, will have a number of
impacts:


It will increase the rate of storm discharge to the harbour, the overall impact will
be Negligible;



It will improve the quality of storm water entering the harbour, the overall impact
will be Minor Positive; and



It will reduce the potential for infiltration of rainfall into contaminated ground, and
reduce the potential for mobilising contaminants into the Harbour; the overall
impact will be Minor Positive.

Foul Drainage
10.82

The strategy for draining foul water from the proposed development areas will be to
construct a separate network of gravity foul drainage to connect to the existing SWW
infrastructure. It is proposed that this connection is made by pumping the foul water
from South Quay to the SWW Pump Station on East Quay. This network will be
arranged to follow public areas and the system will be designed to be vested in SWW
as public sewers under a Section 104 Agreement under 1991 Water Industry Act.2

10.83

The new development will increase flows both through the pumping stations and their
respective rising mains. SWW has previously advised that there will be no impact on
the capacity of the sewage treatment works but that the pumping stations and
associated network may need to be upgraded. SWW has previously indicated that the
infrastructure provision will need to be informed by the carrying out of a network
modelling exercise. This would be a combination of flow monitoring and network
modelling. This modelling will need to be undertaken in order to inform the final
agreed drainage plans for the proposed development.

10.84

The results of the evaluation will advise what works, if necessary, would be required to
upgrade the existing system to cater for the demands of the new development.
Consultations with the EA and SWW are ongoing to establish what actions will be
necessary. Appropriate provision will be made to provide a suitable foul drainage
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system to serve the proposed development, based on the sewage treatment works
capacity.
10.85

SWW has indicated that the pumping station on East Quay can only accommodate
Phase 1 of the Hayle Harbour development without mitigation. The flows from the
foodstore on South Quay are likely to be accommodated without permitting any
additional overflows to the harbour. The overall impact will be Minor Positive.

10.86

Although the capacity in the existing foul sewer network to accommodate the proposed
residential and retail areas may be limited, further modelling will be undertaken to
assess what and associated offsite upgrades and improvements provide the necessary
network capacity. However, in the absence of any network capacity upgrades the
impact would be Moderate Negative.
Flood Risk

10.87

The proposed development will be constructed to ensure that it is entirely self
contained in terms of flood risk management. No part of the development will be
occupied, until the necessary flood protection measures are in place. The flood defence
standard adopted for the entire development has been set above the recommended
standard (the 1 in 200 year tidal event), and exceeds the 1 in 1000 year tidal event.
Therefore the impact of the operation of these works on flood risk for the life of the
development is considered to be Minor Positive.

10.88

Surface water drainage for the new development will be designed to discharge directly
to tidal waters, in Penpol Creek. Drainage infrastructure will be designed so as not to
lead to flooding of buildings for a design event of 1 in 100 years including appropriate
allowance for climate change. The design will incorporate measures to direct
exceedance flows away from development. Therefore the impact of the operation of
these works on flood risk for the life of the development is considered to be Minor
Positive.
Navigation

10.89

There are no future impacts on the operation of the harbour as a consequence of these
works although reallocation of berths will be necessary to accommodate the change of
use to the application site, the proposed pedestrian bridge over Penpol and the
location of storm water outfalls. The overall impact is determined as Negligible.
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MITIGATION MEASURES
Construction & Operational Phase
Surface and Groundwater
10.90

Specific mitigation measures are required, the details of which are given in Chapter 9.0
and include good site practice to ensure that earth moving operations which have the
potential to give rise to contaminated drainage will be undertaken in compliance with
British Standards 6031: Code of Practice for Earthworks .
37

10.91

In addition, where excavation activities identify potential for contamination to be
present within the overlying soils, any water resulting from excavations will be
collected

and

analysed.

Should

testing

indicate

that

the

collected

water

is

contaminated, it will be disposed of following consultation with the EA and in
accordance with the relevant waste legislation; clean water will be discharged through
the existing drainage systems.
10.92

Should contamination be identified, then any piled foundations will be pre-cast, and
ground improvement techniques will be used to allow shallow concrete footings to be
used above the shallow groundwater.

10.93

Intrusive ground operations will have due regard to the guidelines provided in the
following publications:


Piling and Penetrative Ground Improvement Methods on Land Affected by
Contamination: Guidance on Pollution Prevention (NC/99/73)38;



Guidelines for Safe Investigation by Drilling of Landfills and Contaminated Land39;
and


10.94

Environment Agency Pollution Prevention Guidelines.

A Construction Environmental Management Plan (CEMP) will be drawn up by the
Principal Contractor to cover the construction stage. The CEMP will consider all relevant
areas of environmental management during the construction phase. This will include:


Appropriate storage of all potentially contaminative materials (e.g. fuels and any
chemicals used during the construction phase) in a designated secure bunded
area;
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Spill control measures to minimise impacts associated with accidental spillage;



Any soil arisings are visually inspected for contamination;



Classification of excavated soils prior to disposal;



Control of the height of soil stockpiles to minimise wind erosion;



Stage site preparation of site activities to minimise disturbance;
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Earth moving operations undertaken in compliance with BS 6031; and



Contaminated material and any other material to be removed off-site to be
disposed of in accordance with the Environmental Protection Act40. Sections 33
and 34 and the Environmental Protection (Duty of Care) Regulations 199141.

10.95

However, material encountered during excavation works that has the potential to be
contaminated will be disposed of (as will contaminated groundwaters), removing the
potential source of contamination.
Increased Sediment Loads

10.96

In general, best practice will minimise the occurrence of the impact. It is
recommended the areas of exposed surface will be minimised and the gradient kept as
shallow as possible to prevent large amounts of material being washed into the
Harbour and Estuary during periods of heavy rainfall. Any areas which are exposed will
either be re-covered/surfaced as soon as practicable, or bunds will be employed to
control this element. Tight control of site boundaries will be enforced by the contractor,
including minimal land clearance and restrictions on the use of machinery adjacent to
Hayle Harbour. Wheel wash facilities will also be provided at all entry and exit points.
The residue from the wheel wash facilities will be disposed of outside the site and not
discharged into the Harbour.

10.97

Runoff from the application site will be captured in perimeter cut-off ditches,
settlement lagoons, and/or settlement tanks. These will allow run-off to be treated
prior to discharge. Approval will be required from the EA for any discharges to
controlled waters such as Hayle Harbour.
Dust and Debris

10.98

Any mixing of construction materials, such as concrete, will be conducted in designated
areas located away from drainage lines and Quay walls. The mitigation strategies
implemented should be reviewed regularly to best suit the practices currently being
undertaken on site.
Accidental Leaks and Spillages of Hazardous Substances

10.99

The Contractor will be required to prepare a CEMP, which will include a detailed
mitigation strategy to minimise the risk of accidental leaks and spillages of hazardous
substances. This will set out how construction activities will be undertaken in
accordance with the

Pollution Prevention Guidelines (PPGs) published by the

Environment Agency.
10.100 Storage facilities and tanks will be provided and the re-fuelling of machinery will be
conducted within bunded areas. The storage and bunded areas will be constructed of
impervious floors and walls with the capacity for the contents of the storage tank and
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an additional 10% safety margin. Drip trays used for diesel pumps and standing plant
will be regularly maintained to prevent leaks. Oil interceptors will also be installed in
areas that may be used for temporary oil storage and refuelling. As a remedial
measure, spill containment equipment such as absorbent materials will be stored onsite.
10.101 The CEMP will be prepared and implemented to manage the environmental impacts of
the construction process and include a detailed mitigation strategy to minimise the risk
of accidental leaks and spillages of hazardous substances.

All construction and

installation activities including those carried out by subcontractors and suppliers would
be supervised, or regularly checked through the completion of site inspections by the
Contractors Environmental Manager, to ensure that requirements identified in risk
assessments or method statements have been implemented. The frequency and extent
of this supervision would vary according to the degree of competence displayed by the
workforce and the level of risk to the environment. Construction phase operations
would be carried out in accordance with guidance contained within the Environment
Agency PPGs.
Foul Drainage
10.102 The mitigation for the proposed foul drainage strategy is to work with SWW to develop
a robust solution to the foul drainage requirements of the Hayle Harbour development
in order to ensure that no additional overflow events occur due to the increased foul
water flows from the proposed development at South Quay and Foundry Yard. Once
the network capacity modelling exercise has been undertaken the necessary capacity
upgrades will be undertaken to ensure that no overflow events occur.
Flood Risk
10.103 The strategy for delivering flood defence to the scheme is through raising the ground
level so that all new development within Flood Zone 3 is set above the appropriate
flood level. All development thresholds are to be raised to ensure it is safe from
flooding. Safe access and egress is delivered by achieving a raised access across the
site. These elements are built in as components of the scheme and included within the
full FRA, included in Appendix 10.1.
Navigation
10.104 Reallocation of berths will be necessary to accommodate the change of use on-site,
including, the proposed pedestrian bridge over Penpol and the location of storm water
outfalls.
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RESIDUAL IMPACTS
Construction Phase
10.105 Table 10.16 below summarises the construction phase impacts, the associated
mitigation and the residual impact.
Table 10.16 Construction Phase Residual Impact
Construction
Phase
Impact

Significance of
Impacts

Mitigation

Residual Impact

Surface Water
Drainage

Minor Negative

Remediation
strategy, CEMP.

Negligible

Groundwater

Minor
to
Negative

Remediation
strategy, CEMP

Minor Negative

Increased
Sediment Loads

Minor Negative

Best Practice,
CEMP, Perimeter
Cut Off Ditches

Minor Negative

Dust and Debris

Minor Negative (Penpol
Creek)

CEMP

Minor Negative

Moderate

Negligible
Harbour)

(Hayle

Accidental Leaks
and Spillages of
Hazardous
Substances

Minor Negative

CEMP

Minor Negative

Flood Risk

Minor Positive

-

Minor Positive

Navigation

Minor Negative

Reallocation of
berths

Negligible

Operational Phase
10.106 Table 10.17 below summarises the construction phase impacts, the associated
mitigation and the residual impact.
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Table 10.17 Operational Phase Residual Impact
Operational
Phase
Impact
Surface Water
Drainage

Significance of
Impacts
Negligible
outfalls
into
Creek
from
development)

(Storm
Penpol
the

Mitigation

Residual Impact

Multiple outfalls
agreed with EA

Minor Positive

Work with SWW
to develop
robust solution
to foul drainage
requirement.

Minor Positive and
Negligible

Minor Positive (storm
network
to
have
sediment
traps
and
interceptors)
Minor
Positive
(Additional
areas
of
drained surfaces)
Foul Drainage

Minor Positive (Food
Store
foul
water
drainage network)
Moderate
Negative
(South
Quay
and
Foundry foul drainage
network)

Flood Risk

Minor Positive

Raising ground
level

Minor Positive

Navigation

Negligible

Reallocation of
berths

Negligible

SUMMARY & CONCLUSION
10.107 The proposed development of South Quay and Foundry Yard, will have various minor
impacts on the Water Resources, both positive and negative. The primary cause of
impact will be during construction and using the CEMP to ensure standard good
practice is adhered to will mitigate against those possible impacts. Although no major
negative impacts are predicted, best practice measures will be followed and risks
associated with the proposed development will be identified and minimised to avoid
risk to water courses during construction.
10.108 During operation, it will be important to ensure that the design provides for adequate
protection of the Harbour, using silt traps and interceptors in the storm water drainage
system where required. Details on what will be needed for the provision of foul
drainage will be determined following the network capacity modelling work to ensure
the current application and the wider development of Hayle Harbour will be
accommodated within any improvements considered for the SWW foul drainage
network.
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10.109 It is essential to monitor sedimentation, pollution and other negative impacts
throughout the whole project cycle, from the design of the scheme, through to the
construction and operation phases.
10.110 Monthly water monitoring is advised during the construction period, to ensure
proposed mitigation measures are being effective in maintaining the existing surface
water quality. A water quality monitoring programme should be implemented to
confirm the water quality impact before the full-scale implementation of construction.
Providing correct working procedures are adopted and care is taken to avoid pollution
of the watercourses, no significant residual effects are predicted for the construction
phase of the development.
10.111 The FRA contains details of the impacts associated with flood risk and suitable
mitigation. The main potential source of flooding is tidal, arising from a combination of
astronomical and meteorological conditions, which will lead to extreme tidal levels
within Hayle Harbour.
10.112 The Tidal Flood Risk has considered the design life of the proposed development which
takes the life of the development to 2111. The predicted 1 in 200 year still water tidal
level for 2111 has been considered, to include climate change, giving a level of 5.57m
ODN. Climate change impacts have been assessed in accordance with the guidance
given in PPS25. A freeboard allowance of 600mm has been included, to account for
inherent uncertainties in the method of prediction. This results in a minimum required
flood defence level of 6.17m ODN. It is therefore proposed to set the minimum
development threshold at a level of 6.17m OD.
10.113 With regard to surface water runoff, the proposed development will deliver a scheme
that will provide a suitable surface water drainage system which provides a net
improvement over the existing surface water drainage arrangements and does not
increase the risk of flooding to neighbouring sites.
10.114 Due to the nature of the development and its proximity to tidal waters, it is not
proposed to limit the rate of runoff to the existing rate where discharge is proposed to
the harbour. Water quality improvements will be achieved by the interception of
rainwater infiltration into contaminated ground and the introduction of positive
drainage and discharge to tidal waters. Where car parking is proposed, the
requirements of the EA’s PPG3 will be met.
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11.0 ECOLOGY
INTRODUCTION
11.1

This Chapter addresses the ecological impacts on the principal features of nature
conservation interest on land within and adjacent to the application site. The three
core areas that have been assessed within this Chapter are:


Terrestrial ecology;



Ornithology; and



Aquatic ecology.

PLANNING POLICY & LEGISLATIVE CONTEXT
Legislation
11.2

Current key legislation relating to ecology includes the Wildlife and Countryside Act
1981 (as amended) ; The Conservation of Habitats and Species Regulations 2010
1

2

(‘Habitats & Species Regulations’), The Countryside and Rights of Way Act 2000 (CRoW
Act) , and The Natural Environment and Rural Communities Act, 2006 .
3

11.3

4

Legislation relating to the protection of selected flora and fauna in England is described
below, since baseline survey data for the proposed development area (refer to
paragraph 11.75 onwards) indicates the presence here of several species that receive
statutory protection. Legislation relating to hedgerow protection is also discussed.
The Conservation of Habitats and Species Regulations 2010

11.4

The Habitats & Species Regulations2 replace The Conservation (Natural Habitats, etc.)
Regulations 1994 (as amended) , and transpose Council Directive 92/43/EEC on the
5

Conservation of Natural Habitats and Wild Fauna and Flora (‘EU Habitats Directive’) ,
6

and Council Directive 79/409/EEC on the Conservation of Wild Birds (‘Birds Directive’)

7

into UK law (in conjunction with the Wildlife and Countryside Act1).
11.5

Regulation 41 of the Habitats & Species Regulations2 makes it an offence (subject to
exceptions) to deliberately capture, kill, disturb, or trade in the animals listed in
Schedule 2 (European protected species of animals), or pick, collect, cut, uproot,
destroy, or trade in the plants listed in Schedule 4 (European protected species of
plant). Development that would contravene the protection afforded to European
protected species requires a derogation (in the form of a licence) from the provisions
of the Habitats Directive6.

11.6

Regulation 61(1) states: ‘A competent authority, before deciding to undertake, or give
any consent, permission or other authorisation for, a plan or project which —
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(a) is likely to have a significant effect on a European site or a European offshore
marine site (either alone or in combination with other plans or projects); and
(b) is not directly connected with or necessary to the management of that site; must
make an appropriate assessment of the implications for that site in view of that site’s
conservation objectives.’
Wildlife and Countryside Act 1981 (as amended)
11.7

The Wildlife and Countryside Act 1981 (as amended) is the principal mechanism for the
legislative protection of wildlife in Great Britain. This legislation is the means by which
the Convention on the Conservation of European Wildlife and Natural Habitats (the
8

‘Bern

Convention’)

and

the

Birds

Directive7

and

EU

Habitats

Directive6

are

implemented in Great Britain.
The Countryside and Rights of Way Act 2000
11.8

The Wildlife and Countryside Act1 has been updated by the CRoW Act3. The CRoW Act
amends the law relating to nature conservation and protection of wildlife. In relation to
threatened species it strengthens the legal protection and adds the word 'reckless' to
the offences of damaging, disturbing, or obstructing access to any structure or place a
protected species uses for shelter or protection, and disturbing any protected species
whilst it is occupying a structure or place it uses for shelter or protection.
The Natural Environment and Rural Communities Act 2006

11.9

The Natural Environment and Rural Communities Act 2006 4 states that every public
authority must, in exercising its functions, have regard, so far as is consistent with the
proper exercise of those functions, to the purpose of conserving biodiversity.
Biodiversity Action Plans provide a framework for prioritising conservation actions for
biodiversity.

11.10

Section 41 of the Natural Environment and Rural Communities Act 4 requires the
Secretary of State to publish a list of species of flora and fauna and habitats
considered to be of principal importance for the purpose of conserving biodiversity. The
list, a result of the most comprehensive analysis ever undertaken in the UK, currently
contains 1,149 species, including for example, Hedgehog (Erinaceus europaeus), and
65 habitats that have been listed as priorities for conservation action under the UK
Biodiversity Action Plan11 (UK BAP). This list will be used to guide decision-makers
such as public bodies, including local and regional authorities, in implementing their
duty under section 40 of the Natural Environment and Rural Communities Act 2006 'to
have regard' to the conservation of biodiversity in England, when carrying out their
normal functions.
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Legislation Relating To Bats
11.11

All bat species and their roosts are fully protected by law from disturbance, damage or
destruction. Under the Wildlife and Countryside Act 19811, it is illegal to intentionally
kill, injure or take a bat (alive or dead) or to disturb a bat when it is roosting.
Disturbance or destruction of a bat roost in advance of any otherwise legitimate
development may be carried out under licence from Natural England, provided all
reasonable steps have been taken to minimise the impact and any remaining damage
will be adequately compensated for. All bat species are also protected by the Habitats
Regulations5 under which it is an offence to deliberately kill, capture or disturb a bat,
or to damage or destroy any place that a wild bat uses for shelter or breeding. The
CRoW Act3 amends the Wildlife and Countryside to make it an offence to intentionally
or recklessly damage, destroy or obstruct a place that bats use for shelter or
protection, or to disturb a bat while using a roost. The term ‘recklessly’ has been
defined by the case of Regina v Caldwell 1982 relating to the Criminal Damage Act
1981 : this requires the prosecution to show that an unacceptable risk was deliberately
9

taken or that an obvious risk was not noticed or considered.
Legislation Relating To Reptiles
11.12

In the UK, the Wildlife and Countryside Act 1981 (as amended) 1 and CRoW Act3 give
legal protection to all selected reptile species, including the common (or viviparous)
lizard (Lacerta vivipara), slow-worm (Anguis fragilis), adder (or viper) (Vipera berus).
Under these Acts these species are protected from intentional or reckless killing, injury
or sale.
Legislation Relating To Nesting Birds

11.13

Nesting birds, with certain exceptions, are protected from disturbance under the
Wildlife and Countryside Act 1981 (as amended)1 and the CRoW Act3.
Legislation Relating To the Protection of Plants

11.14

Section 13 of the Wildlife and Countryside Act 1981 1 protects wild plants listed on
Schedule 8 of the Act. Under this provision, it is illegal to pick, collect, cut, uproot or
destroy the plants listed in schedule 8. However, Natural England has authority under
section 16(3) of the Wildlife and Countryside Act 1 to grant licences to carry out these
activities for the purpose of science, education, conservation of wild plants or
introduction of wild plants into particular areas.

11.15

In addition, certain plant species are afforded additional protection, such as the
nationally scarce Petalwort, which is protected by its inclusion on Schedule 8 of the
Wildlife and Countryside Act 1981 (as amended) 1, it listing in the Bryophyte Red Data
Book , its place on Annex II of the EC Habitats Directive6 and its listing on Appendix I
10
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of the Bern Convention8. It is also a UK BAP priority species
Recovery Programme

12

11

and on the Species

of Natural England.

Biodiversity Action Plans
11.16

Non-statutory Biodiversity Action Plans (BAPs) have been prepared on a local and
regional scale throughout the UK over the past 15 years. Such plans provide a
mechanism for implementing the government’s broad strategy for conserving and
enhancing the most endangered (‘priority’) habitats and species in the UK for the next
20 years. The national BAP strategy is set out in Biodiversity: The UK Action Plan

13

(hereafter the ‘UK BAP’), and the list of priority habitats and species is published in the
CRoW Act3, section 74.
11.17

The

Cornwall

Biodiversity

Initiative,

a

voluntary

partnership

of

organisations,

businesses, local authorities, government agencies, and groups set up under the
auspices of the Cornwall Wildlife Trust, has produced a series of ‘Cornwall BAP’
documents that identify species and habitats to be subject to county-specific
conservation targets and Action Plans. The first was Cornwall’s Biodiversity Volume 1:
Audits and Priorities produced in 1996, followed by Cornwall’s Biodiversity: Volume 2
Action Plans in 1998, which identified locally important species and habitats . A
14

further volume was published in 2004, Cornwall’s Biodiversity: Volume 3 Action
Plans , which identifies all UK BAP priority habitats and species in the county, in
15

accordance with the UK BAP process, and sets out Action Plans for their conservation
in Cornwall. This plan is currently being updated following a progress review and to
take account of the publication of the new UK list of priority habitats and species11, and
the new England Biodiversity Strategy (EBS) delivery framework .
16

BAP Habitats at South Quay, Hayle Harbour
11.18

The ecological surveys and investigations carried out for this Environmental Statement
(ES) indicate that certain UK BAP priority habitats and species are known to be
present, or have previously been found, at the Hayle estuary or on surrounding land
areas. These habitats and species are listed below; an asterisk (*) indicates a species
that have been recorded from the area during previous surveys but not during the
surveys undertaken for this ES.

11.19

Reference to the Cornwall BAP, Volume 3 - Priority Habitats and Species14 & 15 state the
following habitats and species that are found at Hayle:
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Hedgerows;



Coastal sand dunes;



Mudflats;



Sheltered muddy gravels;
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11.20



Tidal rapids;



Saltmarsh;



Petalwort (Petalophyllum ralfsii);



Western ramping fumitory (Fumaria occidentalis);



Purple ramping fumitory (F. purpurea);



Native oyster (Ostrea edulis);



Fan shell (Atrina fragilis);



Bumble bee (Bombus humilis);



Linnet (Carduelis cannabina);



Song thrush (Turdus philomelos);



European otter (Lutra lutra)*; and



Pipistrelle bat (Pipistrellus pipistrellus).

The status of UK BAP priority habitats and species in the statutory planning process is
indicated in Planning Policy Statement 9 (hereafter ‘PPS9’)

17

and government Circular

06/2005 , as outlined below.
18

Planning Policy Statement 9: Biodiversity & Geological Conservation (PPS9)
‘Through policies in plans, local authorities should also conserve other important
natural habitat types that have been identified in the Countryside & Rights of Way Act
2000 section 74 list, as being of principal importance for the conservation of
biodiversity in England and identify opportunities to enhance and add to them.’
‘Planning authorities should ensure that these species [identified in the Countryside &
Rights of Way Act 2000 section 74 list] are protected from the adverse effects of
development, where appropriate, by using planning conditions or obligations. Planning
authorities should refuse permission where harm to the species or their habitats would
result unless the need for, and benefits of, development clearly outweigh that harm.’ 17
Circular 06/200518
‘The potential effects of a development, on habitats or species listed as priorities in the
UK BAP and by Local Biodiversity Partnerships… are capable of being a material
consideration in the preparation of regional spatial strategies and local development
documents and the making of planning decisions.’
11.21

The Natural Environment and Rural Communities Act 2006 4 extends a duty on all local
authorities and public bodies in England and Wales to have regard, in the exercising of
their functions, to the purpose of conserving biodiversity.
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Nature Conservation Planning Policies
Planning Policy Statement 9
11.22

National government policy on nature conservation is provided in PPS917. The broad
aim of PPS9 is to ensure that ‘planning, construction, development and regeneration
should have minimal impacts on biodiversity and enhance it wherever possible.’ The
statement sets out several key principles to which planning authorities must adhere to
ensure the potential impacts of planning decisions on biodiversity are fully considered.
In summary, these are:


Development plan policies and planning decisions should be based on up-to-date
information about the environmental characteristics of the area;



In taking decisions, authorities should ensure that appropriate weight is given to
designated sites of international, national and local importance, protected species
and to biodiversity interests in the wider environment;



Plan policies should promote opportunities for the incorporation of beneficial
biodiversity features within the design of development; and



Where a planning decision would result in significant harm to biodiversity interests
which cannot be prevented or adequately mitigated against, or compensated for,
then planning permission should be refused.

11.23

PPS917 requires that regional spatial strategies and local development frameworks
identify international, national and local nature conservation interests in their plan
area, and include policies that are consistent with national, regional and local
biodiversity priorities. With regard to Sites of Special Scientific Interest (SSSI), PPS9
states that: ‘Where a proposed development on land within or outside an SSSI is likely
to have an adverse effect on an SSSI planning permission should not normally be
granted.’

11.24

An exception to this should only be made where the benefits of development clearly
outweigh both the likely impacts on the features of the site that make it of special
interest and any broader impacts on the national network of SSSIs. In these cases,
‘local authorities should use conditions and/or planning obligations to mitigate harmful
aspects of the development and where possible, to ensure the conservation and
enhancement of the site’s biodiversity interest.’17

11.25

PPS9 is accompanied by Circular 06/200518 and a Good Practice Guide .
19

The Draft Regional Spatial Strategy for the South West 2006 - 2026
11.26

The Draft Regional Spatial Strategy for the South West

20

sets out the medium to long

term planning policy for the region covering the period up to 2026 and replaced the
Regional Planning Guidance for the South West (RPG10, 2001).
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11.27

The following policies relate to ecological protection and enhancement of biodiversity in
the context of new development.
Policy SD3 The Environment and Natural Resources
‘The region’s environment and natural resources will be protected and enhanced by:


Ensuring that development respects landscape and ecological thresholds of
settlements;



Reducing the environmental impact of the economy, transport and development;



Positively planning to enhance natural environments through development, taking
a holistic approach based on landscape or ecosystem scale planning;



Planning and design of development to reduce pollution and contamination and to
maintain tranquillity;



Positive planning and design to set development within, and to enhance, local
character (including setting development within the landscape of the historic
environment), and bringing historic buildings back into viable economic use and
supporting regeneration; and



Contributing to regional biodiversity targets through the restoration, creation,
improvement and management of habitats.’20

Development Policy F Planning and Delivery of Major Development
‘Major developments, including urban extensions and regeneration, should be planned
on a comprehensive and integrated basis to ensure that they contribute to the delivery
of sustainable communities and a high quality of life by providing for... amenity space
and green infrastructure that meets community needs and supports improved
biodiversity.’20
GI1 Green Infrastructure
‘Development of networks of Green Infrastructure (GI) will be required to enhance
quality of life in the region and support the successful accommodation of change. GI
networks will comprise multifunctional, accessible, connected assets, planned around
existing environmental characteristics...
Local Authorities and partners will:


Integrate proposals to improve GI in the delivery of new developments,
particularly through area based regeneration initiatives and major development
proposals;



Ensure that a key aim of green infrastructure is the maintenance and
improvement of biodiversity;
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Protect the integrity of sites of international importance and provide new areas of
appropriate greenspace where development would otherwise cause unacceptable
recreational pressure on sites of international ecological importance;



Maximise the role of GI in mitigating and adapting to climate change....’20

ENV1 Protecting and Enhancing the Region’s Natural and Historic Environment
‘The quality, character, diversity and local distinctiveness of the natural and historic
environment in the South West will be protected and enhanced, and developments
which support their positive management will be encouraged. Where development and
changes in land use are planned which would affect these assets, Local Authorities will
first seek to avoid loss of or damage to the assets, then mitigate any unavoidable
damage, and compensate for loss or damage through offsetting actions. Priority will be
given to preserving and enhancing sites of international or national landscape, nature
conservation,

geological,

archaeological

or

historic

importance.

Tools

such

as

characterisation and surveys will be used to enhance local sites, features and
distinctiveness through development, including the setting of settlements and buildings
within the landscape and contributing to the regeneration and restoration of the
area.’20
ENV4 Nature Conservation
’..Priority will be given to meeting targets for maintenance, restoration and recreation
of priority habitats and species...Proposals which provide opportunities for the
beneficial management of these areas and habitats and species generally, should be
supported, including linking habitats to create more functional units which are more
resilient to climate change.’20
Cornwall Structure Plan 2004
11.28

The Cornwall Structure Plan

21

contains one key policy that sets out requirements for

protecting and enhancing the natural and built environment. Policy 2: Character Areas,
Design and Environmental Protection, states the following with respect to ecology and
the natural and built environment:
‘The quality, character, diversity and local distinctiveness of the natural and built
environment of Cornwall will be protected and enhanced. Throughout Cornwall,
development must respect local character and:


Retain important elements of the local landscape, including natural and seminatural habitats, hedges, trees, and other natural and historic features that add to
its distinctiveness;



Contribute to the regeneration, restoration, enhancement or conservation of the
area;

231

Chapter 11.0: Ecology
Volume 1: Main Text & Figures

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard



Positively relate to townscape and landscape character through siting, design, use
of local materials and landscaping;



Create safe, aesthetically pleasing and understandable places; and



Consider, where appropriate, a mix of uses that create vibrant and active places,
including tenure, size and densities.

Local plans should define Character Areas to inform planning decisions taking into
account Regional and County-wide landscape assessments.
The conservation and enhancement of sites, areas, or interests, of recognised
international

or

national

importance

for

their landscape,

nature

conservation,

archaeological or historic importance, including the proposed World Heritage Site,
should be given priority in the consideration of development proposals.
Within Areas of Great Landscape Value and other areas or sites of county-wide
significance for their biodiversity, geodiversity or historic interest, development
proposals will be required to respect those interests.’21
11.29

The Cornwall Structure Plan also contains a policy providing more generally for the
protection of the maritime environment. Policy 4: Maritime Resources states:
‘An integrated and coordinated approach to the coast will be taken to support the
economic importance and conservation value of the maritime environment.


Development relating to the coast, estuaries and maritime environment should be
considered against the need to ensure the conservation of the environment for its
own sake and for the economic importance of fishing and the other activities it
supports. Development should avoid pollution of coastal or marine waters and
minimise any harmful effects on coastal processes;



The undeveloped coast should be protected; and



Local plans should designate coastal zones where appropriate to take account of
economic and social opportunity and environmental protection.’21

Draft Cornwall and the Isles of Scilly Shoreline Management Plan Review
11.30

The Draft Cornwall and the Isles of Scilly Shoreline Management Plan (SMP) Review

22

‘provides a large scale assessment of the risks associated with coastal evolution and
presents a policy framework to address these risks to people and the developed,
historic and natural environment in a sustainable manner’ and therefore, forms an
important part of the Department for Environment, Food and Rural Affairs (DEFRA)
strategy for flood and coastal defence .
23

11.31

The SMP is ‘a non-statutory policy document for coastal defence management
planning...The generic shoreline management policies considered in the SMP are
defined by Defra. They are outlined in the following statements:
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No active intervention (NAI): a decision not to invest in providing or maintaining
defences or natural coastline;



Hold the line (HTL): maintain or upgrade the level of protection provided by
defences or natural coastline;



Managed realignment (MR): manage the coastal processes to realign the ‘natural’
coastline configuration, either seaward or landward, in order to create a future
sustainable shoreline position; and



Advance the line (ATL): build new defences seaward of the existing defence line
where significant land reclamation is considered.’22

11.32

Key elements of the SMP relevant to Hayle and the application site, as detailed in
Chapter 4 of the SMP are as follows; principally the HTL policy applies to the
application site:
‘Holding the line within the Hayle Harbour area and along the quays and wharves is
preferred as it facilitates the progression of redevelopment plans for this part of Hayle,
perceived as being a critical part of the regeneration of the wider Hayle conurbation. It
also provides consideration and protection of the historic listed quays and wharves,
docks and the swing bridge, which are all listed features of the Cornwall and West
Devon Mining World Heritage Site. It follows therefore that this area is generally
considered very important historically. The HTL policy should however not preclude
local adjustment of the current shoreline configuration where it is necessary and
possible to do so without damage to the cited features. The Hayle Strategy should
progress and refine the policy. Hold the line provides the most effective way of
managing the flood risk to the area around the wharves and harbour of the South
Quay, East Quay and particularly the risk which exists around the Viaduct and Foundry
Square (see inset map below). No active intervention has been rejected as an
unsuitable policy for this frontage. It is however likely that there will be aspects of
managed realignment within the localised adjustment of the defences and structures
along this frontage under future regeneration plans.’22
Penwith Local Plan 2004

11.33

The Penwith Local Plan

24

was adopted in 2004 and remains current since the transfer

to Cornwall Council in 2009. Adopted policies providing for the protection of nature
conservation interests in Penwith, including designated sites, are set out in the ‘Coast
and Countryside’ section of the Plan, and are reproduced below.
Policy CC-1
‘Development will not be permitted where it would significantly harm the landscape
character, amenity, nature conservation, archaeological, historic or geological values of
the coast and countryside of Penwith.’24
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Policy CC-2
‘Proposals which maintain, enhance and facilitate the enjoyment and understanding of
landscape

character,

amenity,

nature

conservation,

archaeological,

historic

or

24

geological values in the coast and countryside will be permitted.’
Policy CC-7

‘Proposals for development which would significantly harm the nature conservation
value or geological interest of a Site of Special Scientific Interest will not be
permitted.’24
Policy CC-8
‘Development will not be permitted where it would significantly harm the nature
conservation or geological interest of Areas of Great Scientific Value, County Wildlife
Sites, County Geological Sites, Ancient Woodland Sites and Local Nature Reserves.
Where development is permitted any impact on such values must be minimised and
conditions will be imposed, or planning obligations sought, to ensure that mitigating
measures are undertaken.’24
Policy CC-9
‘Proposals for development which would cause significant harm to a protected species
or its habitat will not be permitted.’24
Policy CC-10
‘Proposals for development which would have a significant adverse effect on the
integrity or continuity of landscape features and habitats of major importance for wild
flora and fauna will not be permitted. Where development which would have a more
limited adverse effect is permitted, damage to nature conservation values must be
minimised and, where appropriate, a planning obligation will be sought to ensure that
compensatory measures are undertaken to retain the continuity or integrity of the
features or habitats.’24
Policy CC-11
‘The creation and management of landscape features and habitats which are of major
importance for wild flora and fauna will be encouraged by:1. management agreements with landowners and occupiers;
2. establishing Local Nature Reserves.’24
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Policy CC-14
‘Proposals for development which would have a significant adverse effect on the
shoreline or adjacent coastal waters in terms of its landscape character, amenity,
nature conservation, archaeological, historic and geological values will not be
permitted.’24

METHODOLOGY & ASSESSMENT CRITERIA
11.34

The baseline conditions present the results of impact assessment studies for each of
the three topic areas identified in paragraph 14.1, according to a common format:


Baseline information on the distribution of habitats and species in affected areas
(including

observations

on

current

activities

(e.g.

harbour

management,

recreational activities) that affect ecological processes)

11.35



An assessment of the scale and significance of development impacts;



Description of measures proposed to mitigate significant adverse impacts;



Indication of the nature of residual impacts remaining after mitigation; and



Proposals for ecological monitoring.

Three key topics are dealt with:


Potential impacts on terrestrial habitats and species on-site, arising from landtake, construction processes, and land use/management changes;



Potential impacts on inter-tidal and sub-tidal estuarine invertebrates, fish
populations and algae, arising from the construction processes and the proposed
development on-site; and



Potential impacts on wintering and migratory bird populations in the estuary,
arising from construction, land use, and changes in pedestrian and road traffic
around the application site.

Definition of Key Terms in Ecological Impact Assessment
Explanation of the Term Impact
11.36

The aim of the ecological impact assessment is to identify likely significant ecological
effects, referred to as impacts, which would be produced in the natural (habitats, flora
and fauna) terrestrial and/or aquatic environment. In line with the Institute of
Ecological and Environmental Management (IEEM) this document uses the term impact
rather than effect when referring to the way the ecology may be affected by a
proposal .
25
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Explanation of the Term Receptor
11.37

The ecological feature which is being affected by the impact is termed the receptor;
key ecological receptors are features that have been assessed as being of value within
the context of the proposals and the EIA.

Assessment of Conservation Value of Receptors
11.38

The IEEM assessment guidelines25 have been used to establish the value, or
sensitivity, of terrestrial habitats and species impacted by development. For aquatic
ecology and ornithology, published assessment criteria developed specifically for
assigning conservation value to i) aquatic invertebrate and algae communities; and ii)
waterfowl assemblages, have been used (references are given below).
Criteria for Assessing Conservation Value of Terrestrial Ecology Receptors

11.39

The approach to ecological evaluation advocated by the IEEM guidelines 25 involves
professional judgement, based on available guidance and information, together with
advice from experts who know the locality of the project and / or the distribution and
status of the species or features that are being considered. The analysis aims to assign
value to an ecological resource or feature with reference to a defined geographical
scale, i.e.:

11.40



International;



UK;



National (i.e. England);



Regional;



Sub-regional;



District;



Local/Parish; and/or



Within immediate zone of influence only.

Sites which are subject to statutory and/or non-statutory designation may be readily
assigned a value on this scale, for example:


Special Areas of Conservation (SACs) and Special Protection Areas (SPAs) are
internationally important sites;



SSSIs are nationally important sites; and



County Wildlife Sites (non-statutory) are of county value in Cornwall.
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11.41

Where an area has more than one designation, the highest of these has been used to
assign significance. Features of a site that are not the reasons for its designation(s)
are assessed and valued according to their intrinsic value.

11.42

Where a site contains features which do not meet the criteria for sites of local value,
but which nevertheless do have some biodiversity interest, it is assessed as being of
value ‘within the immediate zone of influence only.’

11.43

In assigning value to species, reference to a species’ geographical distribution, and its
population status (e.g. widespread, common, rare) and trends (e.g. declining, stable)
has been made. A species that is rare and declining may be assigned a higher level of
importance than one that is rare but known to be stable. Species which have a
significant proportion of their European population in the UK may also be highly
valued.

11.44

Species and habitats that have been assigned action plans in the UK and Cornwall
BAPs have been highlighted; however the assignment of a plan does not in itself
ascribe valuation but provides conservation actions that have been formulated for the
species or habitat and therefore implies a measure of nature conservation concern.
Criteria for Assessing Conservation Value of Aquatic Ecology Receptors

11.45

Published conservation assessment categories were used to assign importance to
aquatic invertebrates and algae found in the Hayle estuary complex. The definitions of
Local, Regional, National and International importance have been defined by the Joint
Nature Conservation Committee (JNCC) , as follows:
26



‘International: communities which are outstandingly good examples of their type
in the northeast Atlantic; communities recorded at only a few locations in the
north east Atlantic; species which are recorded at only a few locations in the north
east

Atlantic;

species

recorded

in

higher

abundance

in

the

area

under

consideration than anywhere else in the north east Atlantic or where the area is
one of only a very few locations where large quantities are recorded;


National: communities which are outstandingly good examples of their type in
Britain; communities recorded in only a very few similar physiographic situations
in Britain (both of these definitions refer to communities which are or are likely to
be widely occurring in other similar physiographic situations in the northeast
Atlantic); species which are recorded at only a few locations in Britain but are
more widespread in other parts of the northeast Atlantic; species recorded in
higher abundance at locations under consideration than in any others elsewhere in
Britain or where the site is one of only a very few locations where large quantities
are recorded in Britain;



Regional: communities which are present in similar physiographic situations
elsewhere in Britain but which are outstandingly good examples of their type in
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the location under consideration or are as good examples as similar communities
present elsewhere in Britain; communities recorded at only a few locations in the
same biogeographic region; species which are unrecorded or recorded at only a
few locations in similar physiographic situations in Britain but which are
widespread in other similar sites in other parts of Britain; species recorded in
higher abundance in the area under consideration than in any other part of Britain
or where the site is one of only a very few locations where large quantities are
recorded in Britain; and


Local: communities which are widespread throughout Britain with as good or
better examples at several other locations. The selection of only species which are
of higher than local importance precludes the use of this category in the species
lists.’

Criteria for Assessing Conservation Value of Ornithological Receptors
11.46

Where applicable, standard criteria for conservation importance have been applied,
based upon those described in Banks et al., 2006 , whereby importance reflects a 1%
27

threshold: for International Importance this equates to a site supporting over 1% of a
population (geographic or fly-way) of a species; and for National Importance, 1% of
the UK population of a species. In addition, Regional/Local Importance has been
ascribed to a species representing 1% or more of a system population (e.g. the Hayle
Estuary or local coastal area).
Methods for Assessing Nature and Significance of Ecological Impacts
Impact Identification
11.47

The sensitivity (and recoverability) of receptors to an impact was identified, as far as
current knowledge allows, during the EIA process. Generally this was, by necessity, a
qualitative assessment based on published literature and best available scientific
information.
Impact Characterisation


Impacts were characterised by reference to the following terms and definitions:
o

Positive (with a beneficial biodiversity/nature conservation outcome);

o

Negative (with an adverse outcome);

o

Direct (usually the most obvious impacts, such as measurable habitat loss
through removal);

o

Indirect (loss as a consequence of a direct impact);
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o

Temporary (where a return to baseline conditions would occur after the
impact);

o

Permanent (where a return to baseline conditions would not occur);

o

Beneficial (where there is gain in terms of nature conservation objectives or
biodiversity);

o

Harmful (where there is loss in terms of nature conservation objectives or
biodiversity);



Other key characteristics of impacts identified in the assessment were:
o

Magnitude: Referring to the size or amount of an impact (where possible
this is quantified from data such as measure of extent or counts of
population);

o

Extent: i.e. the area over which the impact occurs; and

o

Duration: In ecological assessment, the time over which the impact is
predicted

to

last,

normally

defined

in

terms

of

relevant

ecological

characteristics (such as life cycles) rather than human timescales.
11.48

Consideration was given to the potential for impacts to interact with other impacts
(either arising from the proposed development or a different (external) source), thus
producing a cumulative effect (often of greater magnitude).
Impact Significance

11.49

An impact may or may not be significant. An impact is assessed as being potentially
significant when it is identified as potentially affecting:


Features of international or national importance such as designated sites or legally
protected habitats or species; and



Features that are highlighted as being of nature conservation concern in national,
regional and local policies.

Residual Impacts
11.50

During the EIA process the available means to avoid, minimise or mitigate for negative
impacts were identified. Then, subject to their acceptability, these means were
incorporated in the design of the proposal, so that the final assessment of impact
identified impacts that would be left. The consequences for development control, policy
guidance and legislative compliance were then identified from the predicted residual
impacts.
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Levels of Confidence in Assessment
11.51

Limitations to the level of confidence with which predictions of impact were made were
identified, influenced by:

11.52



The available information on the sensitivity of the receptor; and



The current understanding of the impact process and its complexity.

In line with the convention in ecological impact assessment, a level of confidence was
attached to most predictions, although the assessment was in some instances based
on expert judgement rather than documented evidence.

Consultations
11.53

Consultations with statutory and voluntary nature conservation agencies were
undertaken during the course of the original Hayle Harbour Masterplan application. The
principal method of consultation was ‘round table’ meetings with relevant agency
officers, in order to identify potentially significant ecological impacts and the scope of
mitigation measures required to address these. In addition, individual meetings with
selected agencies have been undertaken during the determination period for that
particular application, which has subsequently informed this report.

BASELINE CONDITIONS
Nature Conservation Designations
Statutory Designations
11.54

There are two SSSIs covering land within and adjacent to the Hayle Harbour planning
application boundary. The SSSI boundaries are shown in Figure 11.1.


The Hayle Estuary and Carrack Gladden SSSI encompasses the Porth Kidney
sand dune system west of the estuary mouth and the main inter-tidal basins of
Lelant Water in the southwest of the estuary, Carnsew Pool south of the harbour,
and Copperhouse Pool to the east. The primary reason for the SSSI status of the
estuary lies in the populations of waterfowl and shorebirds that occur in winter
and pass through on spring and autumn migration. The main area of terrestrial
habitat within the SSSI is the Triangular Spit, located adjacent to the proposed
development; and



The Gwithian to Mexico Towans SSSI covers dune systems east and north of
the village of Phillack on the east side of the estuary, and extends approximately
3km eastwards along the coast to Gwithian. The principal conservation interest of
the site lies in its diverse dune flora. The minimum distance between the
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westernmost boundary of the SSSI and the application site boundary is
approximately 1.5km.
11.55

SSSIs are of national importance for nature conservation and are designated under the
Wildlife & Countryside Act 1981 (as amended)1.
Figure 11.1 Hayle Estuary – Nature Conservation Designations

Non-statutory Designations
Hayle – Godrevy Area of Great Scientific Value
11.56

All estuary habitats at Hayle, including inter-tidal areas within the harbour, Lelant
Water, and Carnsew and Copperhouse Pools, are included within an area designated by
Cornwall County Council as the Hayle to Godrevy 'Area of Great Scientific Value'
(AGSV). This is one of two AGSVs in the district of Penwith. The Penwith Local Plan 24
indicates that AGSVs are of County-level importance for nature conservation since they
act as a buffer around the most important and sensitive habitats and provide links
between protected sites, facilitating the movement of wildlife.
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RSPB Hayle Estuary Nature Reserve
11.57

The Royal Society for the Protection of Birds (RSPB) holds freehold ownership of part
of the Hayle Estuary, covering Lelant Water (and land to the south of this known as
Ryan's Field), Copperhouse Pool, Porth Kidney Sands, and part of Carnsew Pool. This
land, defined in Figure 11.1, constitutes the RSPB Hayle Estuary Nature Reserve. The
reserve is managed to maintain and enhance habitat conditions for shorebirds and
waterfowl, and to minimise human disturbance during the key periods of bird presence
on the estuary.
St Ives Bay Sensitive Marine Area

11.58

Inter-tidal land in Lelant Water and within the harbour area at Hayle (but excluding
Carnsew and Copperhouse Pools) falls within the boundaries of the St Ives Bay
‘Sensitive Marine Area’ (SMA) (refer to Figure 11.1). The SMA also extends seawards
into St Ives Bay from St Ives Head to Godrevy Point. The SMA designation is applied
by Natural England to sites which are nationally important and notable for their animal
and plant communities or which provide ecological support to adjacent statutory sites;
St Ives Bay is recognised as an SMA because of its subtidal marine wildlife including
sponges, sea anemones and crustacea. SMAs are identified with a further aim of
raising awareness and disseminating information to be taken into account in estuarine
and coastal management planning. There are four such areas covering parts of the
coast of Cornwall, and 27 in total around the coast of England.

Overview of the Ecology of the Hayle Estuary
11.59

The Hayle Estuary is located in the wider area of St Ives Bay. Figure 11.2 indicates the
distribution of broad habitat types and the location of the named sites mentioned in
this Chapter.

11.60

Within the estuary complex, there are about 20 hectares (ha) of inter-tidal sand and
mudflats, tidal open water and saltmarsh, which provide valuable feeding and roosting
sites for regionally important populations of migratory and over-wintering wildfowl and
waders. The estuary is the most south westerly in Great Britain and normally escapes
the extremes of winter weather when other estuaries within Britain are frozen; at
these times numbers of certain waterfowl species at Hayle can reach national
importance. The main estuarine habitats of value to birds are distributed within the
three inter-tidal basins of Lelant Water, Copperhouse Pool and Carnsew Pool.

11.61

The most diverse communities of invertebrate and algae occur in Carnsew Pool in the
‘tidal rapids’ where seawater enters the pool. Carnsew Pool is also noted as a nursery
area for several species of both fully marine and brackish water fish including two
(gilthead bream and golden-grey mullet) that are regionally notable. The estuarine
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habitats in the central harbour area at Hayle do not support significant bird,
invertebrate or fish populations.
11.62

Terrestrial habitats within the Hayle Estuary comprise the following:


Sand dunes, and dune grassland with associated scrub, at North Quay and the
Triangular Spit;



Disused, open land colonised by mosses/sparse grassland, on the Triangular Spit
and small areas of South Quay; and



Disused quarries at North Quay which support areas of introduced and native
scrub.
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Figure 11.2 Broad Habitat Types Within and Adjacent to the Application Site

11.63

Land at North Quay supports the greatest variety of terrestrial habitats. Reptiles
including common lizard, slow worm and adder occur here, and several regionally
notable and Nationally Scarce plant species have been recorded from the area. The
Triangular Spit supports a nationally significant population of a liverwort species,
petalwort (Petalophyllum ralfsii), protected under Schedule 8 of the Wildlife &
Countryside Act 1981 ; much smaller numbers of this plant are also found on South
28

Quay and on the eastern shore of Carnsew Pool.
11.64

Detailed information on the occurrence and significance of terrestrial habitats and
species found at the application site on South Quay and adjacent sites is presented
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from paragraph 11.75 onwards, derived from a combination of previously published
studies, aerial photography, fieldwork conducted during 2004-07 and a recently
commissioned petalwort study undertaken in December 2009 (as shown at Appendix
11.1 in Volume 2: Technical Appendices of this ES) to inform this application.

Collection of Baseline Data
11.65

The scope of ecological assessment studies has been determined by reference to the
ES for the Hayle Harbour Masterplan application scoping opinion as there have been no
significant changes within the area.

11.66

There has been substantial survey work undertaken previously and significant
consultation made in identifying key issues across the application site. All details are
provided in the ES for the Hayle Harbour Masterplan application

29

submitted for the

Harbour Regeneration. An additional petalwort survey has been undertaken in 2009 to
inform this application.
Terrestrial Ecology
Previous Studies
11.67

Information on species previously recorded at Hayle was obtained in 2005 from the
Environmental Records Centre for Cornwall and the Isles of Scilly (ERCCIS). Species
records were requested for the land areas within the application boundary, focusing
on:

11.68



Legally protected species;



Nationally rare and nationally scarce species; and



National and local BAP priority species.

In addition, reference has been made to data collected in previous years during
surveys connected with past development proposals. The survey reports referenced for
this purpose are as follows:


Hayle Estuary, Cornwall: Rare Plant Survey ; and



Hayle Harbour Project, Rare Plants: Detailed Baseline Survey and Potential

30

Mitigation Options .
31
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Table 11.1 Field Surveys Carried Out By Spalding Associates for the OPA for
the Hayle Harbour Masterplan Application
Survey
Type
Bryophyte
survey

Area(s)
Covered

Report Reference and Summary of Survey
Methods

Triangular Spit

Bryophyte Survey at Hayle Harbour, with notes on the
conservation of large populations of the liverwort
Petalophyllum ralfsii32.

South Quay

Bryophyte Survey at South Quay, Hayle33.

Rare plant
survey

South Quay &
Triangular Spit

Rare Plant Survey of Three Areas at Hayle34.

Reptile survey

Triangular Spit

Reptile Survey at North Quay & Triangular Spit, Hayle35.

Bat survey

South Quay,
Foundry Square

Bat and Barn Owl Survey of Quayside Buildings at
Hayle36.

Studies in Support of the Proposed Development
11.69

In addition to the surveys undertaken in support of the OPA for the Hayle Harbour
Regeneration, a further survey

37

and assessment of the protected petalwort at South

Quay has been carried out in support of the proposed development (refer to Appendix
11.1).
Aquatic Ecology
Previous Studies
11.70

An overview of the ecology of intertidal habitats in the Hayle estuary complex was
derived from a report carried out on behalf of the Nature Conservancy Council (now
Natural England) in June 1988 . The methods used were a combination of cores for
38

sediment shores (concentrating on the lower shore) and walk-over surveys and
assessment of the main habitats/communities present on rocky areas. The density of
specimens on the rocky shores was assessed using the SACFOR (i.e. Superabundant,
Abundant, Common, Frequent, Occasional, Rare) scale. The report concluded that the
Hayle estuary complex is of local interest for its estuarine communities and that
nearby parts of St Ives Bay have a lower species richness than expected for habitats of
this type.
11.71

The most recent surveys of the aquatic invertebrates and seaweeds of the Hayle area
were conducted in February 2000, when a variety of intertidal and subtidal habitats
were surveyed using four survey techniques ; December 2006, when intertidal
39

habitats in Penpol and part of Carnsew Pool were examined in detail ; and May 2007,
40

when the area seaward of the harbour was examined .
41
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11.72

Fish surveys were carried out in 2001 by the Environment Agency, using seine nets of
various sizes. The survey areas were Carnsew Pool, Copperhouse Pool, Hayle Harbour
and Lower Lelant Water. Fish were identified to species level where possible, counted
and returned to the site where they were obtained. Selected fish (flounder, bass,
golden-grey mullet and gilthead bream) from Carnsew were measured and some were
also weighed. Full details of sampling sites, methods used and fish species recorded
42 & 43

are contained in the two reports prepared by Forster & Smith

.

Ornithology
Previous Studies
11.73

A number of ornithological monitoring programmes have been conducted within the
Hayle Estuary in recent years, both in relation to potential development programmes in
the estuary, and as part of the national Wetland Bird Survey (WeBS) programme. As
part of a previous potential development plan for the OPA site ornithological surveys
were undertaken around the Hayle Estuary in 2000-2001 , covering the entire estuary
44

at different tidal states and on a sectoral basis.
11.74

A targeted waterfowl monitoring programme was initiated at the harbour to run from
December 2004 to November 2005. This programme recorded system usage by
waterfowl on the same sectoral basis as the 2000/1 programme. In addition, a greater
emphasis was placed within the methodology on the collection of disturbance related
information, based on standard methods

45 & 46

.

Terrestrial Ecology Baseline
11.75

Summary accounts of the results obtained from previous field surveys of separate
areas of the application site are provided below. See Figure 11.2 for locations of areas
referred to.
Ecological Characteristics of the Application Site
Habitat Types
South Quay

11.76

The majority of land at South Quay is open, unvegetated ground used for parking and
vehicle access to the quaysides. The semi-natural habitats present on South Quay
consist of small areas of sparse grassland interspersed with bryophytes along a narrow
strip on the eastern margin of the quay, along with sparse scrub and ruderal
vegetation that has colonised tipped material on the western side of the quay29.

11.77

Given the sparseness of semi-natural habitats and relatively high levels of access and
disturbance, the potential for protected species of fauna to occur at the application site
was considered low and no faunal surveys were conducted on South Quay 29.
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Foundry Yard
11.78

A combination of aerial and site photographs, and desk-top information shows that
Foundry Yard at the southwest corner of the application site is predominantly
comprised of unvegetated ground used for parking and vehicle access, with patches of
tall ruderal habitat at the southern perimeter adjacent to the viaduct, and a belt of
semi-improved grassland along the northern boundary adjacent to Carnsew Road.
Foundry Yard is completely isolated from South Quay and other areas of ecological
interest by roads and viaduct. Given the absence of connective green corridors and the
low ecological potential of the tall ruderal and semi-improved grassland the overall
ecological value of this area of the application site is considered to be low.
Isis Gardens

11.79

Isis Gardens is located at the south eastern tip of the application site and is bounded
by the railway lines to the north and the junction of Carnsew Road, Penpol Terrace and
Foundry Hill to the south. A combination of aerial and site photographs, and desk-top
information shows the gardens are dominated by amenity grassland and introduced
shrub planting. Isis Gardens is isolated taking into consideration its location adjacent
to the roundabout and lack of green links with the rest of South Quay. Consequently,
when considered as a single ecological unit its overall ecological value is limited.
Plant Species of Note

11.80

A survey carried out in 200131 recorded one plant species of local interest on South
Quay, the balm-leaved figwort (Scrophularia scorodonia); c.90 specimens were
recorded, primarily from the western region of the quay. A survey for rare plants in
200534 recorded 479 balm-leaved figwort plants here, distributed over a similar area,
and also 71 specimens of ivy broomrape (Orobanche hederae).

11.81

The Nationally Scarce and protected liverwort species, petalwort, was found on South
Quay during a survey in April 200532 in 13 small discrete colonies all located on open
sandy soil that has accumulated along the harbour walls at the eastern margin of the
site (as shown on Figure 11.3). The number of thalli recorded at each colony varied
from 1-17; given the scarcity of suitable habitat for the plant, the total size of the
population here is estimated to be in the low hundreds.
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Figure 11.3 Location of Colonies of Petalwort on South Quay (2005)

11.82

A more recent survey undertaken in 2009 37 (located at Appendix 11.1) confirmed that
petalwort is confined to the mossy areas and coastal grasslands of South Quay (as
shown on Figure 11.4). It occurs in small patches along the eastern edge of South
Quay, where it has been previously recorded. It also occurs in the more central areas
of South Quay, mainly in areas of thin compacted soil overlying the hard standing but
also in an area of thicker soil (Area B on Figure 11.4) surrounded by scrub; there are
no previous records for these central areas.

11.83

Populations previously recorded along the edge of Carnsew Pool were not refound, with
the exception of a single isolated population (Area O on Figure 11.4). The colonies
previously recorded here in 2007

47

may still be present. In total, approximately 160

thalli were recorded but in fewer (11) locations (for further details refer to paragraph
11.86 below and see Appendix 11.1 sub-Appendix 1).
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Figure 11.4 South Quay, Hayle, Phase 1 Habitats and Petalwort Distribution
(2009)
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Table 11.2 Number and Location of Thalli on South Quay, Hayle (2009)
Location

Reference No. On
Figure 11.4

Estimated No. Of Thalli

South Quay

A

40+

South Quay

B

100+

South Quay

C

1 – 10

South Quay

D

5

South Quay

E

10 – 20

South Quay

F

1 – 10

South Quay

G

40 – 50

South Quay

H

10 – 20

South Quay

I

1 – 10

South Quay

J

1 – 10

South Quay

K

10 – 20

South Quay

L

1 – 10

South Quay

M

1 – 10

South Quay

N

1 – 10

Carnsew Pool

O

10 – 20

Records of Fauna
11.84

There are no remaining buildings or structures on South Quay to support bats, owls or
other species.
Assessment of Valued Receptors for Terrestrial Ecology
Petalwort

11.85

Petalwort is a lower plant that is nationally scarce, protected nationally by law
(Schedule 8 of the Wildlife & Countryside Act 19811; refer to paragraph 11.15), listed
as vulnerable within a European context, and is listed in the EC Habitats Directive 6,
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under which the UK government has an obligation to protect sites which support this
species.
11.86

Recent surveys undertaken in 200937 confirm that many of the populations along the
eastern edge of South Quay are still present, despite evidence that vehicles pass over
these areas; previously unrecorded populations were also identified in the more central
areas of South Quay. A total of 78 thalli in 13 locations were recorded in 2005, which
has now increased to about 160 thalli but in fewer (11) locations. Populations on the
northern end of South Quay were not refound during the current survey although may
still be present. The majority of the petalwort populations at South Quay grow on thin
and discontinuous layers of soil overlying hard surfaces. Many areas show small-scale
erosion, due to rabbits, trampling by people and damage by vehicles. Activity by
people on a working quay has limited the suitability of the area for petalwort; the
overall total of petalwort recorded on South Quay is estimated at around 300 thalli, as
a result the populations are low compared to the extensive populations found on the
Triangular Spit (where over 200,000 thalli have been found).

11.87

Petalwort also occurs on the southern shore of Carnsew Pool, but nutrient enrichment
by dogs has probably reduced the suitability of the area for petalwort. As the combined
populations at South Quay and Carnsew Pool are much smaller and of less significance
numerically than those found on the adjacent Triangular Spit, they can be classed as
being of district-regional value. However, since the species is protected under
Schedule 8 of the Wildlife & Countryside Act 1, any actions that would destroy or harm
even these small populations would only be allowed under licence from Natural
England.
Ivy Broomrape

11.88

Ivy broomrape is an uncommon species in Britain and in Cornwall. It is found sparsely
on South Quay and elsewhere there are far larger colonies of the species in more
extensive habitat.

11.89

The status of the ivy broomrape populations on the proposed development site is
considered to be of local significance.

Aquatic Ecology Baseline
Marine Biotopes Recorded
11.90

Biotopes are habitats and their associated biological communities. In the UK, marine
biotopes are classified using the marine biotope scheme developed by the JNCC .
48

Biotopes present at sites that were surveyed prior to publication of the JNCC biotope
classifications have been assessed using the raw data from the relevant surveys.
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11.91

Fourteen biotopes were recorded from the strandline, mixed and hard substrates, of
which thirteen could be matched with JNCC biotopes. Fifteen biotopes were recorded
from sediments, but only eleven could be matched with a JNCC biotope. The number of
biotopes recorded in the Hayle Estuary complex was unexceptional, given the variety
of substrates and salinity zones present. However, many of them had a lower diversity
than expected, which is presumably due to the influence of contaminants.
Aquatic Invertebrate Communities

11.92

No Nationally Rare or Nationally Scarce invertebrates or algae have been found in
several detailed surveys of the Hayle estuary complex. The invertebrates and algae in
the Hayle Estuary complex are predominantly common estuarine species. The only
Species BAP for any aquatic invertebrate or alga that has been recorded in the Hayle
Estuary complex is for native oyster (Ostrea edulis).
Fish

11.93

Of the aquatic species present in the Hayle Estuary complex the most important
component comprises fish. Surveys of fish carried out by Environment Agency staff on
behalf of Aquatonics Environmental Consultants40&41 confirmed the importance of
Carnsew Pool. Carnsew Pool supports adult and juvenile gilthead bream (Sparus
aurata) and golden-grey mullet (Liza aurata), both relatively rare in the UK. Carnsew
Pool contains juveniles of a wide range of species e.g. bass (Dicentrarchus labrax),
pollack (Pollachius pollachius), thick-lipped mullet (Chelon labrosus), common sole
(Solea solea), plaice (Pleuronectes platessa), brill (Scophthalmus rhombus), tub
gurnard (Aspitrigla cuculus), ballan wrasse (Labrus bergylta) and corkwing wrasse
(Crenilabrus melops), suggesting it is an important nursery area for a range of fish
species. Although large numbers of juvenile bass were caught in the survey, the
results for Carnsew Pool were not as high as would be expected for such an ideal
habitat .
49

11.94

Adult gilthead bream were also caught in the harbour, immediately below the entrance
to Carnsew Pool sluice, suggesting that they move between Carnsew and the harbour.
The pool near the entrance to Copperhouse Pool is an important habitat for goldengrey mullet, juvenile bass and juvenile gilthead bream.

11.95

The harbour area is important for greater sandeel (Hyperoplus lanceolatus) and lesser
sandeel (Ammodytes tobianus). There is also a wide variety of fish (particularly
pipefish (Syngnathinae spp.)) associated with seaweeds in the harbour. A total of 36
different species of fish have been recorded by scientific surveys conducted to date in
the Hayle estuary complex (including Copperhouse and Carnsew Pools).

11.96

Information from anglers and the Environment Agency on migratory fish (salmon, seatrout and eels) in the tributaries of the Hayle Estuary complex shows that salmon are
not present, but sea-trout are caught by anglers. Eels are regularly caught in Carnsew
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Pool and are likely to occur in many of the tributaries of the Hayle Estuary complex
(e.g. Hayle river, Angarrack and Mill Leat).
Assessment of Valued Receptors for Aquatic Ecology
UK BAP Priority Habitats
Mudflats and Sheltered Muddy Gravels
11.97

The sheltered muddy gravel habitats found in Penpol Creek adjacent to South Quay
are poor examples of the habitat type due to the historical contaminants present.
Sublittoral Sands and Gravels

11.98

The sublittoral sands and gravels that occur on the west side of South Quay are
relatively small in area and are likely to be affected by the historical contamination.
Their importance is probably greater for fish (e.g. sandeels) than invertebrates.
Seaweeds and Invertebrates

11.99

The survey by Gill

50

did not find any sites within the Hayle Estuary complex that were

of Regional or National conservation interest, though the report noted that the
invertebrate and seaweed communities near the Carnsew tunnels were diverse. Other
detailed ecological surveys of invertebrates and seaweeds carried out as part of
previous EIAs for the Hayle Harbour Masterplan area have also failed to find sites of
high conservation interest.
Fish
11.100 The most important area for fish in the Hayle Estuary complex is Carnsew Pool, which
is considered to be of Regional conservation interest for fish.

Ornithology Baseline
Results of Previous Ornithological Surveys
11.101 Little egret (Egretta garzetta) numbers and distribution remained broadly similar to the
2000/1 survey findings. Although no British population threshold has been set, a
nominal importance threshold for this species has been employed by Banks et al.,
200627 and stands at 30 individuals. As such, although the Hayle Estuary might be
regarded as not being of national importance based on the monitoring study data, this
assessment should be treated with caution in the absence of more definitive national
population data.
11.102 Little grebe (Tachybaptus ruficollis) usage on the site was restricted to the areas of
permanent, saltwater, and with usage concentrated to the winter months.
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11.103 Wigeon (Anas Penelope) were most numerous between Lelant village and Carnsew
Pool, with between 500 to 600 birds per km 2 using this area at low water, but with the
main area of Lelant Water also supporting a relatively high density, with between 250500 birds per km2 recorded. However, despite the relatively large flocks using the
Hayle system, the species is not present in nationally important numbers, but the site
is considered of regional importance for the species.
11.104 The western end of Lelant Water was recorded as supporting the highest low water
density of teal (Anas crecca) (100-200 birds per km2), but with Copperhouse Saltings
supporting a density of between 50-100 birds per km2. Around high water, feeding was
carried out on Lelant Saltings, Grigg’s Quay, Ryan’s Field, Lelant Causeway and
Copperhouse Pool, with Lelant Saltings and Grigg’s Quay supporting the greatest
number of birds and used more regularly over the winter.
11.105 The Hayle system was found to be of local importance for a number of wader species
including oystercatcher (Haematopus ostralegus), ringed plover (Charadrius hiaticula)
and golden plover (Pluvialis apricaria). Interestingly, the western end of Carnsew Pool
was identified as the key feeding and roosting site for the grey plover (Pluvialis
squatarola) at low water from the 2004/5 programme (compared to Lelant water from
2000/1), with up to 24 birds feeding in the zone.
11.106 Around high water Carnsew Pool continued to be an important feeding resource (at the
western end of the application site) with up to 22 birds using the sector in February,
with some feeding also on the Lelant Causeway section. As with most species, usage
on Carnsew was at the western end, where an intertidal mud/sand flat habitat is
available.
11.107 A relatively high level of usage by redshank (Tringa tetanus) on Copperhouse Pool at
low water was noted with around 20 to 30 birds regularly feeding on the reach, with
Carnsew Pool again of importance with up to 32 birds on the western section with
flocks present during the winter. The western end of Lelant Water supported between
10 and 20 birds for much of the year, with Ryan’s Field supporting up to 18 feeding
birds at low water. Western Lelant also supported a flock of 34 roosting redshank in
December, and the majority of the Lelant and Copperhouse sections supported a
density of between 10 and 20 birds per km2, with the middle Copperhouse and
Carnsew key areas at 50 to 60 birds per km2.
11.108 At high water, roosts were regularly established on Lelant Saltings, Ryan’s Field and
upper Copperhouse Pool, with flocks of up to 48 birds on the latter site in February.
However, feeding also continued around high water, with feeding activity particularly
concentrated on the areas of Copperhouse Pool still uncovered by the tide, with around
30 to 35 birds feeding in this area over the winter.
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Assessment of Valued Receptors for Ornithology
11.109 The 2004/5 programme recorded levels of usage for most species that were broadly
similar to the 2000/01 survey results. Teal were recorded at around a level of regional
importance, and a number of waders, including oystercatcher, and golden plover, were
present at a level of local importance. Usage was predominantly concentrated in areas
of Lelant Water as well as areas of Copperhouse Pool and the western end of Carnsew
Pool, these areas supporting feeding, roosting and loafing activities by a number of
species of waterfowl.
11.110 As such, it is considered that the Hayle Estuary, comprising intertidal and subtidal
habitats in Lelant Water and Carnsew and Copperhouse Pools, is of regional
importance for a number of species, principally shelduck (Tadorna tadorna), wigeon,
little grebe, ringed plover, lapwing (Vanellus vanellus), dunlin (Calidris alpine), and
teal. Indeed, during periods of hard weather, these habitat areas may take on a
national importance for some species, given the relatively unique conditions present in
Carnsew Pool in particular.
11.111 Carnsew Pool was identified as an interesting area during much of the monitoring
programme, the area of open seawater available over the entire tidal cycle supporting
little grebe at a regional importance level and with an area of intertidal habitat
exposed over each tide at the western end of the pool supporting feeding and roosting
waterfowl.
11.112 There are however no valued receptors in the immediate area of South Quay and
disturbance will be the most significant issue of concern to the ornithology.

ASSESSMENT OF POTENTIAL IMPACTS
11.113 The following table provides definitions for the terms used to describe impacts in each
of the sections below covering impacts on terrestrial ecology, aquatic ecology, and
aquatic birds.
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Table 11.3 Definition of Terms Used in Assessment of Ecological Impacts
Impact Severity
Major (negative or positive)

Impact Periodicity

Impact Extent

Temporary - during
construction

Localised – within 100m

Moderate (negative or
positive)

Short-term - within one year

Minor (negative or positive)

Medium-term - 1-3 years

Negligible

Site-specific – within the
feature, e.g. within Carnsew
Pool or Triangular Spit

System-specific – within Hayle
Estuary

Long-term - 3-10 years

Permanent - no recovery to
previous state within lifespan
of project

District-wide – within Penwith

Regional – within the southwest

National – national population
context

International – international
context

Assessment of Impacts on Terrestrial Ecology
Overview
11.114 The features that have been determined as being key receptors for terrestrial ecology,
and therefore, requiring an assessment of the potential impact of the proposed
development, are as follows:
Table 11.4 Key Receptors Relevant to Terrestrial Ecology
Feature
i.

Petalwort

Location
South Quay

Conversation Value
National-international
District-Regional

ii. Ivy broomrape

South Quay

Local

11.115 The unmitigated impacts of the development proposals on terrestrial ecology are
considered below. Mitigation measures are identified from paragraph 11.154 onwards.
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Potential Impacts On Petalwort (Petallophyllum ralfsii)
11.116 Petalwort is known to occur in small scattered populations on the eastern edge and
central areas of South Quay and on the southern shore of Carnsew Pool.
Factors on which Petalwort Depends
11.117 Petalwort in the U.K. is closely associated with sand dune areas having calcareous
sand, where it occurs mainly in dune-slacks, with fewer records from near pond edges,
along damp pathways, in small hollows and on former industrial sites adjoining
dunes .
51

11.118 Petalwort is dependent on very short and open turf, with a degree of winter dampness,
in order to survive. It tolerates only light shading, prefers firm or compacted substrata,
and prefers sites that remain stable for several to many years. Typical sites with
petalwort have persistently very low vegetation that includes many small perennials.
This habitat is generally maintained by grazing, trampling, or both. Reduction in
grazing pressure (which is nowadays mainly from rabbits) could therefore cause large
losses of petalwort populations. The plant is tolerant of, and probably benefits from,
low levels of trampling, but could be negatively affected by physical effects such as
damage to the shallow turf in which it generally grows.
Prediction of Future Baseline Conditions without Development
11.119 On South Quay, the eastern sides of the quay where petalwort occurs are unstable and
would possibly require remedial works in the future. If this is the case, the petalwort
habitat would be lost as the quay sides crumble or as remediation works become
necessary for health and safety reasons, so that the prediction of changes in baseline
conditions for these populations may be a long-term loss. Scrub encroachment would
also be detrimental, particularly to the populations in the central areas, since petalwort
requires open ground and is intolerant of shading.
Impacts from the Construction Phase
11.120 The proposals for South Quay consist of extensive development that is certain to result
in a direct loss of the colonies during the construction phase. Petalwort is scattered in
eleven small colonies in the central area and along the eastern edge of South Quay,
with 160 thalli counted in December 200937 in total. Even if the colonies could be
conserved in situ during construction, the increased use of the South Quay as a result
of the proposed development would be certain to result in decline and loss of the
petalwort there. Given the doubtful future of the habitat on the edges of the South
Quay, the significance of the negative impact arising from loss of the colonies here is
judged as permanent, Minor Negative within the context of the local petalwort
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population. This is nevertheless a permanent Major Negative impact at the national
level because of the status of petalwort.
Predicted Impacts from the Operational Phase
11.121 The introduction of additional visitor attractions, future residential housing and
additional car parking provided by the proposed development would potentially
increase footfall on public access ways onto and around Carnsew Pool and the
Triangular Spit, both of which are part of the Hayle Estuary and Carrack Gladden SSSI
(refer to paragraph 11.54 above).
11.122 It is expected that the impacts through disturbance from this source would be
permanent Minor Negative impact within the context of the local petalwort
population. This is nevertheless a permanent Moderate Negative impact at the
national level because of the status of petalwort.
Potential Impacts on Ivy Broomrape
11.123 Ivy broomrape is scattered through the application site, on areas of well-developed Ivy
growth on the ground.
Factors on which Ivy Broomrape Depends
11.124 This vascular plant is fully dependant on areas of well-established Ivy growth in open
habitat for its survival.
Prediction of Future Baseline Conditions without Development
11.125 The future baseline conditions for this species are unlikely to change significantly.
Impacts from the Construction Phase
11.126 A number of colonies of ivy broomrape would be lost on South Quay as the ground is
cleared for the construction phases. The coastal populations of this plant in the west of
Britain are regarded as stable so that the potential for impact on the species, either in
population extent or local abundance is therefore, assessed as of local importance.
This loss would represent a localised, permanent, Minor Negative impact.
Impacts from the Operational Phase
11.127 The potential for impact in the operational phase arises from the loss of available
habitat; the available habitat for ivy broomrape is very limited since it requires stable
open areas of ivy dominated ground cover. This loss would represent a localised,
permanent Minor Negative impact.
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Aquatic Ecology
Prediction of Future Baseline Conditions without Development
11.128 The future baseline conditions for aquatic ecology are unlikely to change significantly.
Aquatic ecology associated with the harbour walls, however, would likely be subject to
disturbance as quay sides crumble, or possibly direct loss as remediation works
become necessary for health and safety reasons, so that the prediction of changes in
baseline conditions for these populations may be a short-term loss.
Impacts from the Construction Phase
11.129 There would be temporary negative impacts on intertidal invertebrates and seaweeds
due to refurbishment of harbour walls. The upper parts of the harbour walls are above
the intertidal, so no direct impacts on aquatic flora and fauna would occur during repair
of the coping stones or other repairs to the upper 1.5m (approx) of seawall.
11.130 Aquatic flora and fauna on the middle and lower parts of the walls would be removed
from areas of stones or scoria blocks that require reconstruction or pointing. Removal
techniques are likely to be a combination of pressure washing and mechanical removal.
In places where there are boulders and cobbles at the base of walls there would be
impacts on invertebrates and algae from trampling . Pointing between blocks would be
52

recessed and this will encourage more rapid recolonisation and higher final densities of
invertebrates and algae. The new and refurbished areas of harbour wall would be
quickly colonised by algae (e.g. Enteromorpha spp. and Fucus spp.) and invertebrates
(e.g. barnacles, limpets, mussels and periwinkles) and no impacts are likely to be
visible within approximately two years of the repairs and renewals. The impacts of this
work on aquatic flora and fauna of the harbour walls are considered to be a localised
Minor Negative impact and of medium-term duration.
11.131 Full reconstruction is required on sections of wall on the east side of South Quay that
has completely collapsed. Here the intertidal habitat is currently steeply sloping
boulders with fucoid seaweeds (Fucus spp. and Ascophyllum nodosum) and associated
invertebrates (e.g. periwinkles and shore crabs). Repair of these areas would result in
an additional 155m2, of which approximately 65% would be in the intertidal zone. This
additional intertidal vertical habitat is estimated to be about 5% of the total wall area
in the proposed development area that is intertidal. The overall ecological impact of
the full reconstructions is Negligible for seaweeds, invertebrates and fish.
11.132 Similarly, the introduction of the new quay wall on the southwest side of South Quay
will have limited impact on inter-tidal area as the existing bank is of limited ecological
value and the new wall will provide an alternative habitat. The additional harbour walls
at South Quay would provide new intertidal habitat. This would be a localised,
permanent Moderate Positive impact.
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11.133 During the works on the harbour walls, there is a possibility of contamination release
into the aquatic environment due to spillages of lime-based mortars, hydraulic
cements, oils, soil or other materials. These could cause localised and temporary
Minor Negative impacts.
Impacts from the Operational Phase
11.134 There are no additional features that require assessment of the potential impacts of
the proposed development at the operational phase. Due care is required when
undertaking the quay wall repairs around South Quay.

Ornithology
Prediction of Future Baseline Conditions without Development
11.135 The future baseline conditions for birds in and around South Quay are unlikely to
change significantly.
Impacts from the Construction Phase
11.136 Clearance of scrub, trees, hedges, grassland, ivy growth and spoil areas would take
place during construction works on-site. During these works, measures would be
implemented to ensure that construction activities comply with the law relating to
protection of breeding birds (see paragraph 11.13), such that potential to disturb any
nesting birds and confirmed nesting sites is avoided. Protective measures to be
adopted would include:


Vegetation clearance and building demolition would be planned outside the bird
nesting season (March 1 to August 31) as far as possible;



If it is necessary to undertake works during the birds nesting season, features that
could support nesting birds would be surveyed prior to any clearance or
construction work, and any confirmed nests that are detected would be avoided;
and



If, during construction, nesting birds are found to be present in affected
habitat/structures, then work would be stopped immediately, within the vicinity of
the nest, and probably delayed at least until the nest is no longer occupied.

11.137 Construction phase removal of potential nesting habitat on South Quay would result in
a localised, temporary Minor Negative impact on breeding birds.
11.138 There would be temporary negative impacts on intertidal invertebrates and seaweeds
due to refurbishment of harbour walls. New and refurbished areas of harbour wall
would be quickly colonised by algae (e.g. Enteromorpha spp. and Fucus spp.) and
invertebrates (e.g. barnacles, limpets, mussels and periwinkles) - therefore, no
negative impacts are likely to be evident within approximately 2 years of the repairs
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and renewals. As such, there would be a short-term loss of habitat and prey items for
an extremely limited number of birds which use this habitat. The impacts of this work
are considered to be a localised, medium-term Minor Negative impact.
11.139 Full quay wall reconstruction is required on the east side of South Quay. The overall
ecological impact of the reconstruction would result in a small loss of habitat and prey
items for bird feeding, in particular turnstone (Arenaria interpres) and redshank, where
slumped areas providing a none-vertical zone have previously been present. This will
be a localised, permanent Minor Negative impact. The additional harbour walls would
provide new intertidal habitat. In general, however, these would not be used by many
waterfowl species apart from specialist e.g. potentially turnstone. This represents a
localised, permanent Negligible to Minor Positive impact for niche species of
waterfowl.
Disturbance During the Construction Phase
11.140 Construction activity at the harbour walls would have the potential for some limited
disturbance to occur to waterfowl on adjacent habitats. However, for the most part,
works would be undertaken on the walls around South Quay, an area of relatively low
importance for waterfowl that is subject to a level of current ongoing disturbance. In
this area, impacts are likely to be localised, temporary and Minor Negative.
11.141 While the access road onto the Triangular Spit is sited at the furthest distance possible
from the Carnsew Pool shore, construction works in this area would involve plant and
personnel working close to Carnsew Pool. As such, disturbance to waterfowl using
adjacent intertidal rocks and the extreme eastern end of Carnsew Pool could occur
during construction.
Construction Impacts on the Little Grebe
11.142 As the majority of little grebe are concentrated at Carnsew Pool (although the lower
reach of Copperhouse Pool is also used regularly), the construction works have the
potential to affect little grebe distribution in particular, with disturbance leading to an
effective habitat loss around the Carnsew Pool edge at this time.
11.143 Carnsew Pool is important in providing both a rich food supply (small fish and macroinvertebrates), as well as being an area subject to low levels of human disturbance
towards the centre of the pool.
11.144 Whilst

there

is sufficient

area within the

Pool

for any displacement

to

be

accommodated spatially, the eastern end of Carnsew Pool would appear to be the
preferred area of the Pool by little grebe, and as such, impacts would be localised and
short-term Minor to Major Negative.
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Construction Impacts on Wader Feeding and Roosting Areas
11.145 Wader feeding is observed across much of the Hayle Estuary, with key areas on Lelant
Water, the western end of Carnsew Pool and on Copperhouse Pool. Wader roosts occur
on Lelant Water/Saltings, Ryan’s Field, the western end of Carnsew Pool and
Copperhouse Pool, with relative usage depending on time of year and tidal height.
11.146 Any feeding and roosting activity on the western end of Carnsew would not be
significantly affected by work on the eastern end of Carnsew around the sluices, or on
the adjacent Triangular Spit.
11.147 Overall this is considered to present a localised, temporary, Negligible to Minor
Negative impact on waterfowl.
Accidental Spillages
11.148 During the works on the harbour walls, there is a possibility of contamination release
(due to spillages of lime-based mortars, hydraulic cements, oils, soil or other
materials) into the aquatic environment that may have an impact on waterfowl feeding
or roosting in the affected waters. These could cause localised and temporary
Negligible to Minor Negative impacts.
Impacts from the Operational Phase
Disturbance
11.149 The new foodstore, additional visitor attractions, residential housing and additional car
parking provided by the proposed development would potentially increase footfall on
public access ways onto and around Carnsew Pool and the Triangular Spit, both of
which are part of the Hayle Estuary and Carrack Gladden SSSI (refer to paragraph
11.54 above).
11.150 It is expected that the impacts through disturbance to wintering and migrating birds
using Carnsew Pool and the Triangular Spit due to activities such as dog walking would
be site-specific and permanent Minor to Moderate Negative, given the distance from
the main area of waterfowl usage at the western end of Carnsew Pool.
Light Spill
11.151 The introduction of the proposed development may also result in light spillage towards
the SSSI at Carnsew Pool that is considered to present a localised and permanent
Minor Negative impact.
Biodiversity Enhancements
11.152 The proposed development will incorporate a number of features to enhance the
biodiversity of the built and natural environment associated with the proposed
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development. These will be detailed within the Biodiversity Strategy and accompanying
Biodiversity Management Plan, which will be produced in accordance with the
requirements of the targeted Land Use & Ecology credits under BREEAM 2008 (as
shown in the framework at Appendix 1.0 of the stand-alone Sustainability and Energy
Statement). The BREEAM Land Use and Ecology credit, LE6: Long term impact on
Biodiversity, stipulates that the Plan must cover the first five years of operation. The
Biodiversity Strategy will comprise measures to:


Positively manage the Triangular Spit and its key features (through the
implementation of the Access Management Plan and the incorporation of
information boards that will inform visitors on the significance of the local natural
environment and key features of the Triangular Spit, including advice about
responsible use);



Inclusion of a 4m setback from the existing listed quay wall to ensure the existing
balm-leaved figwort and ivy broomrape remains undisturbed on site;



The incorporation of bird and bat boxes; and



Landscape planting that includes flowering species of known wildlife benefit (at
least ten species from Table 11.5 will be incorporated into the proposed
landscaping scheme, with a preference for 15 species or more).

11.153 The above enhancement measures are considered to bring about a permanent and
site-specific Minor Positive impact.
Table 11.5 List of Landscaping Species with Known Wildlife Benefit
Common Name

Latin Name

Alyssum

Alyssum sp.

Barberry

Berberis darwinii

Bear's breeches

Acanthus spinosus

Bergamot

Monarda didyma

Borage

Borago officianalis

Buddleia

Buddleia davidii

Bugle

Ajuga reptans

Californian lilac

Ceanothus

Chives and other onion species

Allium schoenoprasum & Allium sp.

Clematis

Clematis montana or Clematis vitalba

Common dogwood

Cornus sanguinea

Common Poppy

Papaver rhoeas
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Common Name

265

Latin Name

Coral flower

Heuchera micrantha

Cornelian cherry

Cornus mas

Crab apple

Malus sylvestris

Dead nettle

Lamium maculatum

Dog rose

Rosa Canina

Dogwood

Cornus sp.

Fennel

Foeniculum vulgare

Ferns

Dryopteris affinis

Field maple

Acer campestre

Firethorn

Pyracantha sp.

Foxglove

Digitalis Purpurea

Geranium

Geranium sp.

Goat willow

Salix caprea

Golden willow

Salix alba vitellina 'Britzensis'

Gorse

Ulex europaeus

Greater pond sedge

Carex riparia

Guelder rose

Viburnum opulus

Hawthorn

Crataegus monogyna

Hebe

Hebe sp.

Holly

Ilex aquifolium

Honeysuckle

Lonicera periclymenum

Ice plant

Sedum spectabile

Ivy

Hedera helix

Knotweed

Persicaria affinis

Lady’s mantle

Alchemilla mollis

Lavender

Lavendula angustifolia

Lesser periwinkle

Vinca Minor

Mexican orange blossom

Choisya ternata

Mint

Mentha spp

Plantain lily

Hosta sp.
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Common Name

Latin Name

Plume Thistle

Cirsium rivulare

Purple cone flower

Echinacea purpurea

Purple sage

Salvia officinalis

Rose

Rosa rugosa

Rowan (mountain ash)

Sorbus aucuparia

Silver Birch

Betula sp.

Spindleberry

Euonymus europaeus

Spurge

Euphorbia amygdaloides

Wild cherry

Prunus avium

Wisteria

Wisteria sinensis

Wood sage ‘May Night’

Salvia sylvestris

MITIGATION MEASURES
Terrestrial Ecology
11.154 If unmitigated, the potential impacts of the proposed development on terrestrial
ecology receptors are permanent Minor to Major Negative impacts on protected
species and local biodiversity.
11.155 With reference to construction phase works, the duration of individual work items will
be set out in an Outline Construction Programme (OCP). The periods of highest
ecological sensitivity for specific species/groups will be avoided wherever possible in
drawing up the OCP.
Mitigation for Construction Impacts on Petalwort
Proposed Mitigation Method
11.156 The following measures are proposed to mitigate for the potential major negative
impacts that have been identified. The aim is to investigate translocation techniques
and produce a ‘Petalwort Translocation and Monitoring Plan’ to mitigate for loss of the
small scattered populations on South Quay.
11.157 Consideration could be given to translocating thalli from areas to be affected by the
proposed development to the Triangular Spit, although it is possible that no suitable
vacant habitat is present here37. Nevertheless, the preparation of a Petalwort
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Translocation and Monitoring Plan will identify a suitable receptor site for the
translocated plants. Specifically, the Plan will comprise:


Details of a confirmed suitable receptor site within the control of the developer for
the translocated plants. If such a site within the control of the developer cannot be
identified, an alternative site will be proposed with an agreement from the owner
that it can subsequently be used for the purpose of the translocation and managed
appropriately;



A detailed methodology and timetable for the translocation prepared by a suitably
qualified expert; and



A monitoring plan to assess the effectiveness of the translocation. This will include
recommendations for habitat management to maintain the translocated population
and

recommendations

for

remedial

action

or

‘lessons

learnt’

should

the

translocation fail.
11.158 The Petalwort Translocation and Monitoring Plan will be approved by the Local Planning
Authority (LPA) in consultation with Natural England before any construction is started.
Level of Certainty for Success
11.159 Whilst translocation of the scattered petalwort colonies from the east side of the
Triangular Spit and from central areas of South Quay offers the best option for
mitigation of the permanent Minor to Major Negative impact that is predicted, there
is no established technique for the translocation of petalwort. Translocation of this
species would require a licence from Natural England. However, it is already known
that petalwort plants are easily maintained in cultivation

53

and the risk of excavating

turfs to a depth of about 10cm and transporting them to properly investigated
appropriate habitat are not believed to be high. In addition, the timing of the
construction phases allows identification of an appropriate receptor site before any
translocation of petalwort colonies would be required. Provided all aspects of the
translocation (including research of soil factors) are carefully investigated, the work is
carried out by an experienced ecologist under the terms of the licence, and the
translocation is monitored to assess success and managed to further improve
methodology over the following 5-10 years, it is probable that the translocation would
be successful.
11.160 It is understood that different populations of the species in West Cornwall and
elsewhere in Britain show very little, if any genetic variation among or between
populations29, so there are no grounds for concern over mixing of genetic stock during
translocation.
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Mitigation for Operational Impacts on Petalwort
11.161 The impact of improved access to the Triangular Spit on populations of Petalwort will
be managed pro-actively. This will be controlled through an ‘Access Management Plan’
that will be prepared in consultation with a specialist and approved by the LPA in
consultation with Natural England before the construction of the proposed development
commences. The Access Management Plan will include details of measures to:


Monitor and assess visitor numbers and use of the Triangular Spit;



Monitor and assess the impact of improved access on populations of petalwort on
the Triangular Spit;



Prevent vehicular access, particularly by motorcycles, to the Triangular Spit;



Prevent undesirable activities such as lighting fires, barbeques, uncontrolled dogs,
dog fouling, littering, etc; and



Provide information about the significance of the local natural environment and its
key features to visitors and users of the Triangular Spit, including advice about
responsible use.

Mitigation of Construction Impacts on Ivy Broomrape
Proposed Mitigation Method
11.162 Due to the highly specialised habitat requirements of this species, the most probable
option for mitigating for the loss of the existing growth is to translocate a well
established colony and its host plant (ivy) to a suitable site where its future could be
reasonably assured.
11.163 The colony on South Quay is not significant compared to other areas of future
development sites within Hayle Harbour, particularly North Quay, and overall, the
potential impact is considered localised, permanent Minor Negative impact and no
mitigation implementation is proposed.
Level of Certainty for Success
11.164 There is no documentation describing translocation of ivy broomrape; there is
therefore, a moderate expectation of success should translocation take place.

Aquatic Ecology
11.165 The potential impacts on aquatic ecology due to the possible release of contaminants
(e.g. oil, mortar, soil) into the aquatic environment during the construction works will
be minimised by the implementation of a Construction Environmental Management
Plan (CEMP), which will be produced in consultation with the LPA, the Environment
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Agency, Natural England and the RSPB. The CEMP will include good practice guidance
from the Environment Agency’s Pollution Prevention Guidelines (PPGs) , in particular
54

PPG1 General guide to the prevention of pollution, PPG 5 Works and maintenance in or
near water, and PPG 6 Pollution prevention guidance for working at construction and
demolition sites.
11.166 No practical mitigation can be suggested for the temporary loss of aquatic
invertebrates and algae due to repairs to the harbour walls. The CEMP will describe
measures to prevent spillage of any harmful substances during repairs to the harbour
walls. Further details of the CEMP are provided in Chapter 16.0 of this ES.

Ornithology
Construction Phase
11.167 Disturbance impacts during construction and operation of the proposed development
are the key issues to be mitigated for.
11.168 The CEMP would provide relevant construction phase mitigation measures in detail,
focusing primarily on methods to reduce disturbance. The following summarises the
types of mitigation that would be implemented in order to ameliorate or negate the
identified deleterious impacts to the

important components of the

waterfowl

assemblage (and site function) of the Hayle Estuary.
11.169 The duration and start/end dates of individual work items will be set out in an OCP,
and the timing of specific works identified as likely to have a significant impact on
ornithological receptors (refer to paragraph 11.135 onwards) will be determined with
reference to a matrix of 'seasonal sensitivities' of ecological receptor. The periods of
highest ecological sensitivity for aquatic birds (i.e. autumn and winter) would be
avoided wherever possible in drawing up the OCP.
Mitigation of Construction Impacts on Little Grebe
11.170 The majority of mitigation for impacts on little grebe would centre on Carnsew Pool,
where the majority of little grebe are concentrated. Mitigation measures would
concentrate on the maintenance of good water quality, adequate food supply and low
disturbance.
11.171 Mitigation to reduce the extent of construction phase disturbance to little grebe,
implemented via the CEMP, would include:


Timing of works adjacent to Carnsew Pool to be outside the main period of
sensitivity (October to March); and



Methods to ensure no spillage of solids of liquids or other contaminants (e.g. oil,
mortar, soil) into Carnsew Pool.
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Operational Phase
Mitigation for Disturbance
11.172 Improvements to access onto and around Carnsew Pool and the Triangular Spit
provides an opportunity to provide facilities that will help improve understanding and
appreciation of the local natural environment and its key features, including wintering
and migrating birds. The provisions proposed as part of the Access Management Plan
that will be prepared in association with the proposed development, as discussed in
paragraph 11.161 above, will mitigate the potential negative impacts arising from
disturbance to wintering and migrating birds using the Carnsew Pool and the
Triangular Spit. The Access Management Plan will be prepared in consultation with a
specialist and approved by the LPA in consultation with Natural England and the RSPB
prior to commencement of construction.

In addition to the measure listed at

paragraph 11.161 above, the Access Management Plan will therefore, include details of
measures to:


Monitor and assess visitor numbers and use of the footpath around Carnsew Pool
and the Triangular Spit;



Monitor and assess the impact of improved access on wintering and migratory
birds within a defined ‘zone of influence’ to be agreed with Natural England and
RSPB; and



Provide information about the significance of the local natural environment and its
key features to visitors and users of the footpath around Carnsew Pool and the
Triangular Spit, including advice about responsible use.

Mitigation for Light Spill
11.173 To reduce potential impacts arising from light spillage from the proposed development
towards Carnsew Pool, best practise in the design and operation of any necessary
lighting will be developed. A Light Spillage Management Plan will be prepared in
consultation with the LPA, Natural England and the RSPB prior to commencement of
the proposed development, and will include a design code on directional lighting,
column height, lux levels, lighting times and screening measures as necessary.
Biodiversity Enhancements
11.174 The biodiversity enhancement measures outlined above in paragraph 11.152 and
11.153 above, will contribute to the achievement of BREEAM credits under the BREEAM
category Land Use and Ecology. As defined by BREEAM, a ‘suitably qualified ecologist’
(SQE) will input into the landscaping strategy of the proposed development to ensure
the change in species diversity of the application site is of only Minor Negative to
Negligible change or, if possible, of a Minor Positive change. To benchmark the
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change in species diversity, the SQE will undertake a Phase 1 Habitat site survey in
accordance with JNCC methodology

55

prior to any site preparation or clearance works

to determine the exact number of floral species pre-development. Following the
adoption of recommendations as discussed in paragraph 11.153 above, the SQE will
confirm the overall change in vegetative species post-development.

RESIDUAL IMPACTS
Table 11.6 Summary of Construction Impacts for Terrestrial Ecology
Construction Impacts on Terrestrial Ecology
Proposed Activity

Description of
unmitigated Impact

Mitigation

Significance of Impact
Petalwort
Building development on South
Quay

Extensive built development
that will result in a direct loss
of colonies of petalwort
during the construction
phase.
Permanent Minor Negative
impact within the context of
the local petalwort
population. Permanent Major
Negative impact within the
context of nationally scarce
petalwort populations.

Improved access to Triangular
Spit

Improved access will increase
footfall on public access ways
onto and around Carnsew
Pool and the Triangular Spit
and will increase disturbance.
Permanent Minor Negative
impact within the context of
the local petalwort
population. Permanent Major
Negative impact within the
context of nationally scarce
petalwort populations.

Ivy broomrape
Clearance of South Quay

Loss of small colonies of
plant.

A full and detailed Petalwort
Translocation and Monitoring
Plan to be produced, and
approved by the LPA in
consultation with Natural
England before any
development is started.
Localised and national level,
short to medium-term Minor
Negative impact.

An Access Management Plan
will be produce, and approved
by the LPA in consultation
with Natural England before
the proposed development is
started.
Localised and national level,
permanent Minor Negative
impact.

None provided

Localised, permanent Minor
Negative impact.

271

Significance of Residual
Impact

Localised, permanent Minor
Negative impact.
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Table 11.7 Summary of Operational Impacts for Terrestrial Ecology
Operational Impacts on Terrestrial Ecology
Proposed Activity

Description of
Unmitigated Impact

Mitigation

Significance of Impact

Significance of Residual
Impact

Ivy broomrape

Loss of available habitat.

None provided.

Built development

Localised, permanent Minor
Negative impact.

Localised, permanent Minor
Negative impact.

Table 11.8 Summary of Construction Impacts for Aquatic Ecology
Construction Impacts on Aquatic Ecology
Proposed Activity

Description of
Unmitigated Impact

Mitigation

Significance of Impact
South Quay wall remedial
works

Removal of existing seaweeds
and invertebrates on some
middle and lower parts of wall
using pressure washing or
physical removal.
Localised, medium-term
Minor Negative impact on
aquatic biota of the harbour,
with full recovery within 1-3
years.

South Quay wall remedial
works

Full reconstruction of wall
would create additional
155m2 of intertidal hard
substrate habitat for
invertebrates and algae.
There would be a loss of a
slightly larger area of sloping
intertidal boulder habitat.

Significance of Residual
Impact
None proposed, but recessed
joints would encourage
recolonisation.
Localised, medium-term
Minor Negative impact on
aquatic biota of the harbour,
with full recovery within 1-3
years.

None required.
Negligible impact.

Negligible impact on aquatic
biota of the harbour
(seaweeds, invertebrates and
fish).
Renovation of existing South
Quay harbour walls and new
quay walls

The additional harbour walls
would provide new intertidal
habitat.

None required.
Localised, permanent,
Moderate Positive impact.

Localised, permanent,
Moderate Positive impact.
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Construction Impacts on Aquatic Ecology
Proposed Activity

Description of
Unmitigated Impact

Mitigation

Significance of Impact
South Quay wall remedial
works

Possible contamination due to
spillages of lime-based
mortars, hydraulic cements or
other materials.

Significance of Residual
Impact
The CEMP will describe
measures to prevent spillage
of any harmful substances.
Negligible impact.

Localised, temporary Minor
Negative impact on aquatic
biota of the harbour.

11.175 There are no operational impacts on aquatic ecology to record.
Table 11.9 Summary of Construction Impacts for Ornithology
Construction Impacts on Ornithology
Proposed Activity

Nesting birds
Preparation of site including
clearance of scrub, ivy cover,
buildings, at South Quay

Renovation of existing South
Quay harbour walls

Description of
Unmitigated Impact

Mitigation (CEMP to
Detail Measures)

Significance of Impact

Significance of Residual
Impact

Removal of nesting habitat
and disturbance of retained
habitat.
Localised, temporary, Minor
Negative impact.
Temporary negative impacts
on intertidal invertebrates
and seaweeds due to
refurbishment of harbour
walls would result in a shortterm loss of habitat and prey
items for an extremely limited
number of birds which use
this habitat.

Clearance outside bird nesting
season.
Localised, temporary, Minor
Negative impact.

None required - no impacts
are likely to be visible within
approximately 2 years of the
repairs and renewals.
Localised, medium-term
Minor Negative impact.

Localised, medium-term
Minor Negative impact.
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Construction Impacts on Ornithology
Proposed Activity

South Quay wall repair works
to East side breach

Description of
Unmitigated Impact

Mitigation (CEMP to
Detail Measures)

Significance of Impact

Significance of Residual
Impact

Full reconstruction of wall
would create additional
155m2 of intertidal hard
substrate habitat for
invertebrates and algae.
There would be a loss of a
slightly larger area of sloping
intertidal boulder habitat.
Some loss of feeding habitat
for waterfowl, in particular
turnstone and redshank.

None required.
Localised, permanent, Minor
Negative impact.

Localised, permanent Minor
Negative impact on
waterfowl feeding area.
Renovation of existing South
Quay harbour walls

The additional harbour walls
would provide new intertidal
habitat. In general however,
these would not be used by
many waterfowl species apart
from specialist e.g. potentially
turnstone.
Negligible to localised,
permanent Minor Positive
impact on waterfowl.

New quay wall construction
adjacent to Carnsew Pool

Occasional disturbance to
waterfowl on Carnsew during
construction.
Localised, temporary Minor
Negative impact.

New quay wall construction
adjacent to Carnsew Pool

Occasional disturbance to the
little grebe on Carnsew during
construction.
Localised, temporary Minor
to Major Neagtive.

None required.
Turnstone may use as feeding
resource depending on
substratum/construction type.
Negligible to localised,
permanent Minor Positive
impact with new habitat for
niche species of waterfowl.

Potential to undertake work
during the late winter and
spring period when waterfowl
usage is lower.
Impact likely to be
Negligible to localised,
temporary Minor Negative.
Potential to undertake work
during the late winter and
spring period when waterfowl
usage is lower.
Impact likely to be localised,
temporary Minor Negative.
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Construction Impacts on Ornithology
Proposed Activity

Renovation of existing South
Quay harbour walls

Description of
Unmitigated Impact

Mitigation (CEMP to
Detail Measures)

Significance of Impact

Significance of Residual
Impact

The renovation of old walls or
construction of new walls
could result in localised minor
negative impacts to wader
feeding and roosting activity
in the area, but as the
Carnsew Wharf area is
relatively unimportant for
waterfowl within the context
of the Hayle, negative
impacts would be of limited
severity.

The CEMP will describe
measures to reduce direct
impacts from disturbance,
particularly on the relatively
important Carnsew Pool, as
well as indirect effects such
as contamination of the water
(and by association,
invertebrates) by harmful
substances.
Negligible impact.

Negligible to localised,
temporary, Minor Negative
impact on waterfowl.
South Quay wall remedial
works

Possible contamination due to
spillages of lime-based
mortars, hydraulic cements or
other materials. Disturbance
to local waterfowl.
Negligible to localised and
temporary Minor Negative
impact to prey availability.
Very limited disturbance due
to low importance to
waterfowl.
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The CEMP will describe
measures to prevent spillage
of any harmful substances
and reduce disturbance to
waterfowl (eg. seasonal
timing of works in closest
proximity to Pool)
None to Negligible, localised
and temporary impact.
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Table 11.10 Summary of Operational Impacts for Ornithology
Operational Impacts on Ornithology
Proposed activity

Description of
unmitigated impact

Mitigation

Significance of impact
Improved access to Triangular
Spit

Improved access to the
Triangular Spit would have a
disturbance impact to usage
on Carnsew Pool e.g. little
grebe.
Site specific, permanent,
Minor to Moderate
Negative impact.

Significance of residual
impact
An Access Management Plan
will be produce, and approved
by the LPA in consultation
with Natural England and the
RSBP before the proposed
development is started.
Negligible to localised,
permanent Minor Negative
impact.
Possibly site specific
depending on efficacy of
visitor management around
Carnsew.

Light Spill towards Carnsew
Pool

The introduction of the
proposed development may
result in light spillage towards
the SSSI at Carnsew Pool.
Localised and permanent
Minor Negative impact

A Light Spillage Management
Plan will be prepared and
approved by the LPA, Natural
England and the RSBP before
the proposed development is
started.
Negligible to localised,
permanent Minor Negative
impact.

Biodiversity Enhancements

Introduction of wildlife
planting, bird and bat boxes
to enhance the biodiversity of
the built and natural
environment associated with
the proposed development.

None required.

Site-specific and permanent
Minor Positive impact

CUMULATIVES IMPACTS
11.176 Taking into consideration the proposed development in combination with other
permitted and proposed developments in the vicinity, the overall cumulative impact is
deemed to be localised, permanent and Minor Negative. Full details of the cumulative
impacts are contained at Chapter 17.0 of this ES.

Chapter 11.0: Ecology
Volume 1: Main Text & Figures

276

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard

SUMMARY & CONCLUSIONS
Terrestrial Ecology
11.177 The terrestrial habitat within the application site is of limited value compared to the
surrounding land and development sites in the vicinity of Hayle Harbour.
11.178 The most important species found at the application site was petalwort, which is fully
protected under Schedule 8 of the Wildlife & Countryside Act 1981 1 and listed in the EC
Habitats Directive6. Only relatively small numbers of the plant are found on South
Quay. Mitigation is proposed in the form of translocation of any sizeable colonies of
petalwort found on South Quay, as agreed with the LPA and Natural England through
the production of the Petalwort Translocation and Monitoring Plan.
11.179 The limited impacts of the proposed development would be experienced during the
construction and the operational phase and will affect both species and habitats.

Aquatic Ecology
11.180 The aquatic flora and fauna of the Hayle Estuary complex is restricted due to historical
contamination of the sediments and the continued poor water quality due to mining
drainage and spoil heaps in the various catchments. This makes any environmental
impacts from construction and operation lower than for uncontaminated systems. The
limited amount of work that impacts on the aquatic ecology means that any impacts
during the construction and operational phases are minimal.

Ornithology
11.181 The Hayle Estuary and Carrack Gladden SSSI encompasses the Porth Kidney sand
dune system west of the estuary mouth and the main inter-tidal basins of Lelant Water
in the southwest of the estuary, Carnsew Pool south of the harbour, and Copperhouse
Pool to the east.

The primary reason for the SSSI status of the estuary lies in the

populations of waterfowl and shorebirds that occur in winter and pass through on
spring and autumn migration.
11.182 Carnsew Pool was identified as being of particular interest with an area of open
seawater available over the entire tidal cycle supporting little grebe at a regional
(possibly national) importance level, and with an area of intertidal habitat exposed
over each tide at the western end of the pool supporting feeding and roosting
waterfowl.
11.183 The main focus of potential construction impact is around Carnsew Pool, with some
construction activities potentially causing indirect loss of habitat and associated habitat
function through disturbance. The CEMP will manage potential construction disturbance
impacts and impacts arising from noise, dust and accidental spillages.
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12.0 ARCHAEOLOGY & CULTURAL HERITAGE
INTRODUCTION
12.1

This Chapter assesses the potential impacts that the proposed development will have
on archaeological and cultural heritage resources. Cultural heritage can include a wide
range of features resulting from human intervention; it varies in scope from ancient
buried archaeological remains up to late 20 th century industrial structures. This broad
topic is normally divided into two distinct disciplines: built heritage and archaeology.
Since March 2010, both topics are now covered in national policy terms by Planning
Policy Statement 5: Planning for the Historic Environment (PPS5) .
1

12.2

Archaeology generally comprises sub-surface remains; when designated, these are
scheduled monuments. Cultural heritage generally comprises upstanding structures
and includes assets falling under designations such as world heritage sites, statutory
listed buildings/structures, registered parks and gardens and conservation areas.
There are no standing buildings on the application site, and it does not contain built
heritage assets (both designated and undesignated).

12.3

This Chapter also describes the relevant planning policies and the methods used to
assess the potential effects. It includes a description of the baseline conditions, and
identifies the potential direct and indirect effects of the proposed development. A
mitigation strategy to prevent/reduce the effects has been included as part of the
assessment, in addition to avoidance measures incorporated within the design.

PLANNING POLICY & LEGISLATIVE CONTEXT
Legislation
Scheduled Monuments
12.4

Nationally important archaeological sites (both above and below-ground remains) may
be identified and protected under the Ancient Monuments and Archaeological Areas Act
1979 . An application to the Secretary of State is required for any works affecting a
2

Scheduled Monument (also named Scheduled Ancient Monument).
Listed Buildings
12.5

Legislation regarding buildings and areas of special architectural or historic interest is
contained in the Planning (Listed Buildings and Conservation Areas) Act 1990 (the
3

1990 Act). Section 66 of the 1990 Act is of particular relevance. It states that special
regard must be given by the decision maker in the exercise of planning functions to
the desirability of preserving a listed building and its setting.
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National Planning Policy Context
Planning Policy Statement 5: Planning for the Historic Environment (PPS5)
12.6

PPS51 replaced Planning Policy Guidance Note 15: Planning and the Historic
Environment (PPG15)

4

and Planning Policy Guidance Note 16: Archaeology and

Planning (PPG16) in March 2010. It sets out planning policies on the conservation of
5

the historic environment

1

and is intended to be read alongside other relevant

statements of national planning policy. Guidance to help practitioners implement the
policy in PPS5 is provided in Planning for the Historic Environment Practice Guide .
6

12.7

The policies in PPS5 are a material consideration which must be taken into account in
development management decisions, where relevant. Therefore the development
management policies in the PPS can be applied directly by the local planning authority
when determining applications.

12.8

The PPS presents guidance on 'Heritage Assets', which it describes as 'those parts of
the

historic

environment

that

have

significance

2

because

of

their

historic,

archaeological, architectural or artistic interest'. However, unlike PPG15, which dealt
only with designated assets (such as listed buildings and conservation areas designations which remain unchanged), the PPS casts its net wider to also include
heritage assets that are undesignated, but which are of 'heritage interest' and
therefore a material planning consideration.
12.9

Heritage assets are defined as:
'A building, monument, site, place, area or landscape positively identified as having a
degree of significance meriting consideration in planning decisions. Heritage assets are
the valued components of the historic environment. They include designated heritage
assets and assets identified by the local planning authority during the process of
decision-making or through the plan-making process.'

12.10

The relevant PPS5 policies are summarised below.

12.11

Policy HE6 deals with the information requirements for applications for consent
affecting heritage assets. In essence it places the onus on the applicant to describe the
significance of the heritage assets to be potentially affected and the contribution of
their setting to that significance. The level of detail presented should be proportionate
to the importance of the heritage asset and no more than is sufficient to understand
the potential impact of the proposal on the significance of the heritage asset. The

Defined as 'All aspects of the environment resulting from the interaction between people and places through time,
including all surviving physical remains of past human activity, whether visible, buried or submerged, and landscaped and
planted or managed flora.'
1

2
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impacts should also be assessed. It concludes that local planning authorities should not
validate applications where the extent of the impact of the proposal on the significance
of any heritage assets affected cannot adequately be understood from the application
and supporting documents.
12.12

Where an application site includes, or is considered to have the potential to include,
heritage assets with archaeological interest, local planning authorities should require
developers to submit an appropriate desk-based assessment and, where desk-based
research is insufficient to properly assess the interest, a field evaluation.

12.13

Policy HE7 deals with policy principles guiding the determination of applications for
consent relating to all heritage assets. It notes that the significance of heritage assets
needs to be established and that the impact assessment should take into account the
particular nature of the significance of the heritage asset and the value that it holds. It
also states that where the 'special significance' of a heritage asset to a particular
community may not be fully understood, the local planning authority should take
reasonable steps to seek the views of that community.

12.14

However, PPS5 also recognises that local planning authorities should take into account
the desirability of new development making a positive contribution to the character
and local distinctiveness of the historic environment.

12.15

Policy HE8 provides additional guidance for undesignated heritage assets. It notes
that the 'effect of an application on the significance of such a heritage asset or its
setting is a material consideration in determining the application.' It does not,
however, suggest in any way that undesignated heritage assets cannot be altered, or
indeed entirely removed. In fact this policy does not attempt to set out what might be
acceptable in terms of impacts on undesignated heritage assets. It follows that each
case will have to be judged on its own merits, and in accordance with professional
judgement.

12.16

In terms of identifying undesignated heritage assets, it goes on to suggest a general
presumption that identification of any previously unidentified heritage assets will take
place during detailed pre-application discussions with the local planning authority.
Otherwise, the local planning authority should assist applicants in identifying
undesignated heritage assets at the earliest opportunity.

12.17

Where a development proposal is subject to detailed pre-application discussions with
the local planning authority, there is a general presumption that identification of any
previously unidentified heritage assets will take place during this pre-application stage.
Otherwise the local planning authority should assist applicants in identifying such
assets at the earliest opportunity.
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12.18

Policy HE9 deals with additional policy principles guiding the consideration of
applications for consent relating to designated heritage assets. It notes that there
should be a presumption in favour of the conservation of designated heritage assets.
3

The more significant the designated heritage asset, the greater the presumption in
favour of its conservation.
12.19

It goes on to state that significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting. Loss affecting any
designated heritage asset should require clear and convincing justification.

12.20

Where a proposal has a harmful impact on the significance of a designated heritage
asset which is 'less than substantial harm' (again this is a vague concept and no
threshold of what constitutes substantial harm is given), in all cases local planning
authorities should:


Weigh the public benefit of the proposal against the harm; and



Recognise that the justification for harm or loss will be proportionate to the
significance of the heritage asset.

12.21

There are many heritage assets with archaeological interest that are not currently
designated as scheduled monuments, but which are demonstrably of equivalent
significance. The absence of designation for such heritage assets does not indicate
lower significance and they should be considered subject to the policies in HE9.1 to
HE9.4 and HE10.15.

12.22

Policy HE10 deals with consideration of applications for development affecting the
setting of a designated heritage asset. It is quoted in full below:
HE10.1
‘When considering applications for development that affect the setting of a heritage
asset, local planning authorities should treat favourably applications that preserve
those elements of the setting that make a positive contribution to or better reveal the
significance of the asset. When considering applications that do not do this, local
planning authorities should weigh any such harm against the wider benefits of the
application. The greater the negative impact on the significance of the heritage asset,
the greater the benefits that will be needed to justify approval.’

Defined in PPS5 as 'The process of maintaining and managing change to a heritage asset in a way that sustains and
where appropriate enhances its significance.' This reference to a process of managing change quite clearly suggests
change should not be seen as incompatible with conservation of the historic environment, as long as the significance of
heritage assets are not harmed.
3
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HE10.2
‘Local planning authorities should identify opportunities for changes in the setting to
enhance or better reveal the significance of a heritage asset. Taking such opportunities
should be seen as a public benefit and part of the process of place shaping.’

Sub-Regional Planning Policy
Cornwall Structure Plan
12.23

The Cornwall Structure Plan sets out policies to guide changes in development and
7

transport over the next 10-15 years and although the Plan will be replaced by the RSS,
until this time, these policies are used by local councils as a basis for making planning
decisions and for drawing up more detailed plans.
12.24

Policy 2- Character Areas, Design & Environmental Protection addresses the need to
promote and enhance the quality, character, diversity and local distinctiveness of the
natural and built environment of Cornwall. Throughout Cornwall, development must
respect local character and contribute to the regeneration, restoration, enhancement
or conservation of the area.

12.25

The conservation and enhancement of sites, areas, or interests, of recognised
international

or national importance

for their landscape, nature

conservation,

archaeological or historic importance, including the proposed World Heritage Site,
should be given priority in consideration of development proposals.

Local Planning Policy
Penwith District Local Plan
12.26

Within the Penwith Local Plan, adopted in 2004, there are numerous policies relating to
the heritage of Hayle. Policy TV-D is site specific and states that:
‘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 for 25% of provision being
“affordable” and meeting the requirements of policy h-14;
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(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.’
12.27

Policy TV - 6:
‘Proposals for development which would affect a conservation area must not conflict
with the objective to preserve or enhance the character or appearance of the area
in terms of scale, siting, design and materials.

Developments which would have an

adverse effect on the character, appearance or architectural and historic importance
of a conservation area will not be permitted.’
12.28

Policy TV - 10:
‘Proposals for development which would directly or indirectly affect a listed building will
not be permitted unless they respect:
(i) It’s intrinsic architectural and historic value;
(ii) It’s design and particular physical features; and
(iii) It’s setting and contribution to the local scene.’

12.29

Policy TV - 14:
‘Within historic settlements proposals for development will be required to respect
their medieval origins as manifested in their layout and built fabric.
development would be likely to

affect

buried

layers

of

Where

archaeological remains

conditions will be imposed, or a planning obligation sought, to ensure that prior
site investigations and recording are undertaken.’
12.30

Policy TV - 16:
‘Major retail, office, entertainment, leisure or community developments should be
located in the town centres of Penzance, St. Ives and Hayle, where the greatest
benefits to the community can be provided in terms of:(i) Accessibility, without the use of the private car, to a significant proportion of
the population; and
(ii) Contribution to the vitality and viability of the town centres.
Proposals for edge-of-centre sites will only be permitted where the development
cannot be accommodated within the town centre.
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Development on out-of-centre sites will not be permitted unless all potential town
centre and edge-of-centre options have been demonstrated to be unsuitable.
In examining these options, flexibility will be required about the format, design and
scale of the development in relation to local circumstances.’

ASSESSMENT METHODOLOGY
12.31

The assessment has been carried out, based on previous desk-based assessments and
reports produced for the application site (in association with the Hayle Harbour
Masterplan application, as well as the outline application for South Quay, submitted in
December 2009 and withdrawn in March 2010). This previous assessment (Hayle
Harbour PPG 15 Statement) is included at Appendix 12.1 in Volume 2: Main Text &
Appendices of this ES. Within this report, reference to at the most up-to-date records
of the buildings, structures and archaeologies sites of all known sites within the
application site and surrounding area are also referenced and detailed.

12.32

In addition, following the implementation of PPS5, a cultural heritage statement has
been prepared in support of this application, and is included at Appendix 12.2.
Furthermore a harbour conditions wall survey is also included at Appendix 12.3, which
provides details of the current condition of the Listed harbour walls on-site to inform
the extent of the repair required as part of the Listed Building Consent.

Impact Significance
12.33

The determination of the importance of archaeological resources is based on
professional judgement against criteria that include: statutory protection or other
formal

designation;

date;

rarity;

state

of

preservation;

diversity/complexity;

contribution to published priorities; supporting historical documentation or association;
collective, group value and comparative potential; and educational, social or economic
value. Where the resource has been badly damaged or compromised in some way, its
importance may be downgraded. Individual archaeological sites and features can form
part of a group of associated features that together have a collective higher
importance value. Table 12.1 provides an indication of the criteria used to assess
resource importance.
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Table 12.1 Importance of Baseline Resources
Importance of
Resource

Examples

Very High



World Heritage Sites

(International/National)



Scheduled Monuments



Non-designated sites, settlements and landscapes of equivalent
status (exceptional heritage value)



Grade I and II* Listed Buildings



Sites of International/National importance

High



Burial grounds

(National/Regional)



Registered parks and gardens



Designated battlefields



Conservation Areas



Protected landscapes with heritage value (e.g. SSSI, AONB,
ancient woodland/hedgerows)



Non-designated sites, settlements and landscapes of equivalent
status (rare and well-preserved examples)

Medium
(County/City/Borough)
Low
(Local/District/Parish)

Non-designated sites, settlements and landscapes of equivalent status
(good preservation, sufficient for comparative study and
educational/cultural appreciation)
Low significance and/or poor state of preservation results in resources
of no more than local value

Very Low

Insignificant and/or badly damaged resources of little appreciable
value that do not form a material consideration in the planning
process

Uncertain

Resources that have a clear potential, but for which current knowledge
is insufficient to allow significance to be determined or where the
archaeological and/or cultural heritage importance is unknown

Magnitude of Change
12.34

The determination of magnitude of change is based on the severity of proposed impact
(e.g. from piling, ground reduction, etc.). Table 12.2 provides a list of the criteria used
to determine magnitude of change.
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Table 12.2 Criteria Used to Determine Magnitude of Change
Magnitude of
Change
High

Description of Change
Complete destruction of the application site or feature;
Change to the application site or feature resulting in a fundamental
change in our ability to understand and appreciate the resource and its
historical context and setting
Substantial harm to or total loss of significance of the heritage asset

Medium

Change to the application site or feature resulting in an appreciable
change in our ability to understand and appreciate the resource and its
historical context and setting
A harmful impact on the significance of a heritage asset which is less
than total loss/substantial harm, but nevertheless moderately harmful
in terms of the significance of the heritage asset

Low

Change to the application site or feature resulting in a small change in
our ability to understand and appreciate the resource and its historical
context and setting
A minor harmful impact on the significance of the heritage asset

Negligible

Negligible change or no material change to the application site or
feature. No real change in our ability to understand and appreciate the
resource and its historical context and setting
The heritage asset will not be materially affected

Uncertain

Level of survival/condition of resource in specific locations is not
known: Magnitude of change is therefore not known.
The extent or nature of the impact on the significance of the heritage
asset is unknown, because the level of significance of the heritage
asset is unknown

Significance of Environmental Impact
12.35

Significance of environmental impact is determined by comparing the importance of
baseline resources with the magnitude of change implied by the development
proposals, as outlined above.

Chapter 12.0: Archaeology & Cultural Heritage
Volume 1: Main Text & Figures

290

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Table 12.3 Significance of Impact
Importance of Resource

Magnitude of
Change

Very
High

High

Medium

Low

Very
Low

Uncertain

High

Major

Major

Major

Moderate/Mi
nor

Minor

Uncertain

Medium

Major

Major

Moderate

Minor

Minor

Uncertain

Low

Moderate

Moderate

Minor

Minor/ None

None

Uncertain

Negligible

Minor

Minor/ None

None

None

None

Uncertain

Uncertain

Uncertain

Uncertain

Uncertain

Uncertain

Uncertain

Uncertain

Setting
12.36

The concept of setting can be interpreted in different ways but PPS5, for the first time,
defines setting. The definition is set out in Annex 2 of PPS5 as follows:
'The surroundings in which a heritage asset is experienced. Its extent is not fixed and
may change as the asset and its surroundings evolve [i.e. an asset's setting may
change over time]. Elements of a setting may make a positive or negative contribution
to the significance of an asset, may affect the ability to appreciate that significance or
may be neutral.'

12.37

There are no set criteria identified for the definition of the setting of a building, the
constituent parts thereof or prescribed methodology for how it should be assessed.
Indeed, the Government's advisors on the historic environment, English Heritage,
define setting slightly differently, as: 'the surroundings in which a place is experienced,
its local context, embracing present and past relationships to the adjacent landscape'.
The concept of setting can be interpreted widely, and it has been a subject of much
discussion between professionals in the field in recent years, although the definition in
PPS5 has served to narrow it down somewhat.

12.38

At present there is no specific additional or supplementary guidance defining the
setting of listed buildings in more detail. A common theme in both English Heritage's
and PPS5's definition of setting is the 'surroundings' in which an asset is 'experienced'.
Although that implies a reliance on visibility, it should be noted that it is not suggested
anywhere that 'setting' is the same as 'visibility' (and vice versa) - as is sometimes
claimed or assumed.

12.39

PPS5 recognises that the extent of the setting of a heritage asset is not fixed and that
it may change as the asset and its surroundings evolve. Changes to the surroundings
of an asset, including tree/vegetation screening, topography, boundary treatments and
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other buildings/structures can all intervene with, limit, or in effect serve to contain its
setting (or conversely extend it to previously unexposed areas).
12.40

In terms of defining the setting of a heritage asset, it is not always possible to define
to an exact extent of its setting, particularly if there are no physical boundaries to act
as reference points. In some cases, the setting of a heritage asset can be described as
gradually diminishing or 'fading away' with distance rather than a hard edge. That is to
say, it would be difficult to try to impose an exact outer edge to the 'surroundings in
which the heritage asset is experienced'.

12.41

In such cases it would be very difficult to say exactly or conclusively where the
heritage asset's setting ceases (the precise point at which the surroundings in which
the heritage asset is experienced stops) without clear boundaries or physical features
to demarcate the extents of its setting. Instead one would have to acknowledge that
the surroundings in which the heritage asset is experienced is a rather more
ambiguous and vague concept. However, it would be correct to describe the
surroundings in which the heritage asset is experienced as diminishing in intensity and
quality as one moves away from it. In such cases one also has to accept that there
may be differences in opinion and interpretation as to the exact extents of the asset's
setting.

12.42

Any effects on the heritage asset must be related to how its significance would be
affected.

Therefore, the fact that a development is within the setting of a heritage

asset, or visible from it, does not in itself imply that the significance of the heritage
asset is affected in any way.
12.43

The

assessment

has

been

undertaken

having

regard

to

relevant

statutory

requirements, national planning policies and professional good practice guidance,
including PPS5.

Assessment of Effects
12.44

The assessment stage considers the heritage assets and known archaeological
resources according to their relative significance. The scale and nature of the potential
effect determines how the significance of the heritage asset will be affected (i.e.
direct/indirect; total loss/minor change; harm/enhance etc.). The significance of a
heritage asset is guided by a number of factors.

12.45

The Secretary of State’s criteria for Scheduling Ancient Monuments
assessing

archaeological

assets,

but

the

significance

of

the

8

is used when

cultural

heritage

asset/archaeological resource is also based guidance set out in PPS5, which defines
significance as the 'value of a heritage asset to this and future generations because of
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its heritage interest'. The interest may be 'archaeological, architectural, artistic or
historic'. Listed buildings are of national importance and undesignated heritage assets
4

are classified according to the level of their significance in terms of regional or local
value. The vagueness of the definitions (both in terms of what constitutes a 'heritage
asset' and what constitutes 'significance') imply that a degree of professional
judgement is required.
12.46

As set out within the Heritage Statement, the significance of the World Heritage Site
(as well as the Conservation Area and Listed Building) status for the proposed
development has been assessed. The significance of these have been assessed against
the following three component values:


Narrative Values – Intangible or abstract values or the emotional texture of the
place. These are learned values and can be protected by presentation and
education;



Visual Values – Addresses the setting of the designated status, correlating closely
with judgements made in changes to the overall area; and



Values of the Surviving Fabric – Values of the fabric and features, concerning built
form, structures and spaces.

BASELINE CONDITIONS
12.47

As described in Chapter 2.0: Proposed Development of this ES, the application site and
surrounding area has an extensive industrial history. South Quay, which forms the
dominant part of the application site was built in 1819; as described in Appendix H of
the Cultural Heritage Statement (Appendix 12.2 of this ES), the quay was constructed
alongside an existing slipway or graving dock. Subsequent maps also show a sequence
of slipways of different shapes and sizes, including a short and narrow slipway which
was extended by 1903, when a second weight was introduced, close the western
boundary of the application site. This was filled in by 1936-38, and some retaining
walls revised.

12.48

Aerial photographs taken in 1931 shows buildings along the western side of South
Quay, as well as ships being broken up on-site. These buildings were removed in the
1960s-70s, around the same time that the slipways were filled in.

12.49

Currently, the listed quay walls survive and remain on-site, although parts of the wall
are in bad repair and have collapsed. The area of the historic harbour of Hayle is
considered to be poor and this detracts from the site and surrounding area generally.
Despite the current condition of the application site, the site and surrounding area

This is a more conservative allocation than that of the Design Manual for Roads and Bridges, Volume 11 – Environmental
Assessment, Section 3 – Environmental Topics Part 2, HA 208/07 Cultural heritage, revised August 2007.
4

293

Chapter 12.0: Archaeology & Cultural Heritage
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

have a number of statutory designations placed upon them, which are discussed
below.

Archaeological Investigation Results
12.50

In August 2010, Northamptonshire Archaeology undertook an investigation of the east
wall of the Carnsew slipway ensemble by excavating seven trenches to determine the
position of the retaining wall and assess its condition.

12.51

Through a combination of a desk-based assessment and trial trench evaluation, the
character and extent about the quaysides and slipways lying within the application site
boundary have been established. In particular, the results were able to locate and
characterise the walls buried beneath the modern in-fill along the western edge of
South Quay.

12.52

Appendix L in Appendix 12.2 of this ES summarises the following with respect to the
archaeological baseline of the quaysides:
‘Cartographic and documentary evidence indicates that South Quay was constructed in
the period 1817-1818 by Harvey and Co and that three slipways were eventually
located at the head of the Carnsew Channel. The most westerly of these, alongside
South Quay, was constructed at a relatively late date, first appearing on Ordnance
Survey maps of 1907/8.
Some debate exists as to whether this slipway was temporarily in-filled as it is not
depicted on the Ordnance Survey map of 1936 but is clearly rendered on that of 1938
as well as appearing on photographs of the 1940s and 1960s. Whilst the evidence for
this

temporary

in-filling

remains

equivocal,

the

slipway

had

definitely

been

permanently buried by 1968.
Trenches 1-6 of the evaluation successfully located elements of the buried quayside
and slipway, demonstrating that while its northern reaches were constructed in granite
ashlar similar to the exposed fabric at the very end of the South Quay (observed in
Trenches 1 and 2), a timber revetment was used further to the south (the change
occurring somewhere between Trenches 2 and 3. This change from granite blocks to
less expensive timber probably reflects Harvey and Co’s weakened financial position
when the ‘new’ slipway was inserted in the first decade of the 20th century.
This timberwork observed in Trenches 3, 5 and 6, and clearly depicted on photographs
of the early 19th century (see photographs 2 and 3), comprised planks retained by
vertical posts, braced with cross timbers and tied into the quayside with iron rods. In
Trench 6 both sides of the c 15m-wide slipway were located together with a base
comprised of compacted iron slag. The western side of the slipway was also located in
Trench 5, together with an area of its base. The eastern revetment, however, was not
located and, based on the excavated evidence, could exist either side of Trench 4.
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The material used to in-fill the channel and former slipway, deposited post-1960,
largely comprised brick and concrete building rubble, probably deriving from the
demolition of nearby industrial buildings. Of the apocryphal ship buried in the slipway,
there was no trace. Local residents claim it lies to the southwest of the proposed
development, in the former slipway beneath Jewson’s builder’s yard.
The southernmost trench, Trench 7, was located to evaluate the projected south-east
corner of the middle slipway whose defining walls were, on the basis of photographic
evidence, constructed in stone. The walls, however, were not present; instead concrete
beams and probable machine bases were found which relate to industrial buildings
built of the 1960s. As such the slipway fabric, if it survives, would appear to lie a short
distance to the west of the trench.
For the most part the trenches were positioned too close to the edge of the quayside to
pick up the buildings depicted by the historic maps of the period. Evidence for the
construction of the quayside itself was, however, revealed in each of the trenches;
clean sand was consistently observed at depth and the surface of the quay constructed
over layers of clinker, slag, ash and stone.
The slipways adjacent to Carnsew Dock are part of a large number of slipways around
Hayle Harbour including those at Coppertown and North Quay. These slipways were an
essential part of a busy port and they supported the trading and fishing fleets that
used the harbour. Whilst the wider mining landscape is a designated World Heritage
Site, and the importance of transport is recognised in that designation, the shipbuilding
industry is not included as an integral associated industry and the slipways’ importance
is more by association with the WHS than as a specific part of it.’

Designated Areas
World Heritage Site
12.53

World Heritage Sites (WHS) are places that are listed by UNESCO , as of special
5

cultural or physical significance, maintained by the international World Heritage
Programme, administrated by the UNESCO World Heritage Committee. These sites are
places of ‘Outstanding Universal Value’, recognised as such under the terms of the
1972 World Heritage Committee.
12.54

‘Outstanding Universal Value’ is defined by the UNESCO World Heritage Committee as:
‘Cultural and/or natural significance which is so exceptional as to transcend national
boundaries and to be of common importance for present and future generations of all

5
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humanity. As such, the permanent protection of this heritage is of the highest
importance to the international community as a whole.’
12.55

As of 2009, 890 sites were listed worldwide: 689 cultural, 176 natural and 25 mixed
properties across 148 sites. Of these, 28 are located within the United Kingdom. Whilst
each Heritage Site is considered in the interest of the international community to
preserve each site, it is the property of the state on whose territory the site is located.

12.56

The application site at South Quay, Hayle Harbour forms one of ten sites within the
Cornwall and West Devon Mining Area, which was inscribed as a WHS by UNESCO in
July 2005 under the following generic criteria:
‘Criterion (a) (ii): Exhibits an important interchange of human values, over a span of
time or within a cultural area of the world, on development in architecture or
technology, monumental arts, town-planning or landscape design;
Criterion (a) (iii): Bears a unique or at least exceptional testimony to a cultural
tradition or to a civilisation which is living or which has disappeared; and
Criterion (a) (iv): Is an outstanding example of a type of building or architectural or
technological ensemble or landscape which illustrates (a) significant stage(s) in human
history.’

12.57

There are ten areas that make up this WHS represents landscape of former mining
districts, ancillary industrial concentrations and associated developments. Collectively
these areas form cultural landscapes that whilst never having been spatially
continuous, share a common identify.

12.58

The designation of the Cornwall and West Devon Mining Area WHS is a recognition of
the international importance of the area, and crucially, it’s role in the industrialisation
of Britain. Within the UK, the metals from the mining industry went into production of
alloys including bronze, bass and tins, which a number of developing industries were
dependant on, such as the Lancashire cotton industry, Birmingham brass industry,
textile and canning industries, as well as crucial to making steam engines and shipmaking.

12.59

Cornwall’s contribution to the industrial revolution extends beyond the provision of raw
materials. Two early atmospheric steam engines were developed by Cornishmen
(owing to the ever increasing depth of mines within Cornwall), which indirectly helped
in the development of the Watt steam engine (Birmingham). The high premium that
had to be paid encouraged local engineers to experiment with different types of
engines, to develop the high pressure steam, which led directly to the first locomotive
and the invention of the Cornish boiler.

12.60

As such, Cornwall is regarded as one of the pioneers of the transfer of the industrial
revolution to the world and has played a key role in the growth of a global industrial
society.
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12.61

At the time of inscription, the ‘Outstanding Universal Value’ of the Cornwall and West
Devon Mining Landscape WHS was defined as:
‘The Cornwall and West Devon Mining Landscape were transformed during the period
1700-1914 by early industrial development that made a key contribution to the
evolution of an industrialised economy and society in the United Kingdom, and
throughout the world. Its outstanding survival, in a coherent series of highly distinctive
cultural landscapes, is testimony to this achievement.’

12.62

Overall, the WHS is considered to be of International value. However, the individual
value of structures/buildings within the WHS designation may be lower depending on
their conditions and contribution to the character and setting of the WHS.

12.63

Hayle Harbour, as one of the ten sites within the WHS is considered to be intimately
linked to the activities identified above, as a port for the export of ore and import of
coal, but also as a centre for engineering, especially associated with the mining
industry. Pumps to drain the mines were built in Hayle which led to the production of
steam pumps to drain the ‘podders’ of Holland – the largest steam pump ever built in
the world still stands as a national monument in the Netherlands. Other engineering
products include ore crushers, ladders, standing pipes for the pumps and smaller
objects such as picks ad shovels. These were used no only in Cornwall but were
exported to every part of the world where hard rock mining was being carried out.
Harveys of Hayle also exported the Cornwall boiler, which led to the building of
specially designed ships to carry the boilers.

12.64

The baseline condition of the WHS is varied; while the Outstanding Universal Value of
the WHS relate directly to the surviving fabric and monuments, others are more
abstract and relate to the history and reputation of the Cornwall and West Devon
mining industry. Therefore, the authenticity and integrity of the WHS (at the time of
6

nomination) indicate that the application site at South Quay was a cleared space from
which buildings had been demolished, placing more importance on narrative values to
explain the merits and significance of the site. In addition, the nomination also
recognised the intention to bring forward development proposals of the quay, whilst
ensuring that any contemporary architecture does not compromise the values of the
historic urban landscape.
12.65

As detailed within the Heritage Statement at Appendix 12.2, it is considered that the
application site is not visible from much of the WHS; to the east and west, the hills
screen the Quay, and the railway viaduct to the south introduces a visual (albeit a
perforated) barrier between the town and the application site. As such, the most

Authenticity relates to a number of attributes including the form and design, materials and substance, use and function,
location and setting, spirit and feeling. Integrity relates to a measure of ‘the wholeness and intactness of the natural
and/or cultural heritage and its attributes.’
6
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significant impacts to the WHS is considered to be from the north. Visual impacts as a
result of the proposed development have been assessed and are included within
Chapter 8.0: Landscape & Visual of this ES and are not replicated here.
12.66

Table 12.4 below detailed the value of individual structures within the application site.
In addition, as detailed in Appendix B and C of the Heritage Assessment (at Appendix
12.2), an analysis of the contribution that the application site and Hayle contributes to
the Outstanding Universal Value has been made.
Conservation Area

12.67

The Hayle Conservation area, which was designated in 1998 (and extended in 2004)
encompasses much of the town of Hayle, including the Copperhouse and Foundry
areas.

12.68

While there is a Conservation Area as a whole is based on the activities and heritage of
the two great historic companies of the town, the Cornish Copper Company and
Harveys, it is made up of a number of areas that have their own distinctive characters.

12.69

The characteristics of the harbour area are defined by its history; namely the
movement of engineering products and raw materials, as well as other general goods
and a passenger service. The raw materials (imported coal and exported ore) lay in
heaps on the quays or were held in open ore budgets. In addition, for much of the
nineteenth century shipbuilding took place at South Quay, and was replaced by ship
breaking in the twentieth century. The area was serviced by the Hayle Wharf Railway
which meant that much of the quay areas were covered with rail track, including land
along Penpol Terrace; this area is isolated by the railway viaduct.

12.70

The present characteristic of this part of the Conservation Area is of a neglected post
industrial site. The baseline condition of the site is considered to be generally poor,
with a number of the important industrial buildings have been demolished. However,
the essential defining elements that have survived include the harbour quay walls and
a number of associated features such as bollards, rings and mooring posts. These
features are an important to the present and future character of the application site.

12.71

Overall, the Conservation Area is considered to be of Regional/County value. However,
the individual value of structures and buildings within the Conservation Area may be
lower depending on their condition and contribution to the character and setting of the
Character Area. The table below details the value of individual structures within the
site. In addition, the following five character areas have been identified, which are
considered to be different across the designated area in character and appearance:


Foundry Square – just south of the railway viaduct, this area lies within the valley
of Penpol Stream with high ground on both sides. The viaduct forms a high
perforated edge to the north of the square and around this space are streets with
clusters of building;
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Coppertown Area – a close-knit urban area comprised of predominantly residential
dwellings, as well as shops, churches and a small number industrial buildings;



Coppertown Pool – low lying estuarine valley of the Angarrack River;



Village of Phillack – one of the older parts of the town, comprised of a houses,
farm building around the church; and



Quays and harbour – the character and appearance is formed of two components.
The first is the main estuary channel lined on its easy side with quays and harbour
building. A sloping foreshore defines both the easy and west sides of the Estuary
channel below Lelant; however, this village lies outside the Conservation Area.
Moreover, part of the foreshore on the western side has been reinforced to
support coal straits and nearer Carnsew Dock form part of Carnsew Pool.

Listed Building
12.72

South Quay is a Listed Building for its group value comprised of a number of listed
structures, which are of national significance (as shown in Table 12.4 below).

12.73

The only Listed Structures in the application site are the quay walls and the associated
quay furniture, which are generally poor in condition. Between the 24th November to
10th December 2004 and in April 2009, a harbour wall condition survey was
undertaken for the application site and wider Hayle Harbour area to provide
information for the preliminary stages of the harbour renovation of repairing and
stabilising all harbour walls. As described in paragraph 12.49 above, several areas of
the quay wall along Penpol Creek (along the eastern boundary of the application site)
have previously collapsed with one area left in this condition, and another repaired
using sheet piling, in addition to more recent repairs made using original masonry.

12.74

This latest repair being made at the northern tip of South Quay and was undertaken by
the applicant for the proposed development using traditional materials. The condition
of the walls, listed below in is a general description of the state of the wall in question,
even where there has been localised collapse.

12.75

Further details of the quay wall from the survey are provided at Appendix 12.3
Extracts from Harbour Wall Condition Survey of this ES.

12.76

In addition, there are a number of Listed Buildings immediately around the application
site, which are also of national significance. The following structures that are identified
as being within close proximity of the application site have been identified:
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The Coppertown settlement with its quay, tidal poor and wier;



Carnsew Dock and Carnsew Pool;



East Quay; and



Carnsew Hillfort (a Scheduled Monument).
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12.77

There are also a number of other buildings in the surrounding area, which are not
listed but are considered to be of local significance as these contribute to the shape,
grain and colour of the overall fabric of the town. Of these, the railway viaduct,
bordering the south of the application site is considered to be an ‘undesignated
heritage asset’, of local significance, making a particular contribution to the character
and appearance to Hayle.

12.78

A summary table of the receptors, condition and value of archaeological and cultural
heritage importance is identified below at Table 12.4 below; the references within this
table correlate to Figure 12.1 to Figure 12.3 below.
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Figure 12.1 Carnsew Quay
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Figure 12.2 Railway Viaduct
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Figure 12.3 South Quay
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Table 12.4 Summary Table Receptors, Condition and Value
Name of
Receptor

Ref

Receptor Class

Type of
Receptor

Statutory
Protection

Assessment of
Importance and
Sensitivity

Condition

Tunnel (site of)

SQ16

Listed structure

Hidden Archaeology

Curtilage
listed

Local/District

Unknown

Quay wall (east)

SQ17

Listed structure

Harbour Structure

Listed

National/International

Fair to good

Warping post

SQ18

Listed structure

Harbour Furniture

Curtilage
listed

National

Good

Loading slot

SQ19

Listed structure

Harbour Structure

Listed

National

Fair

Dock wall

SQ4

Listed structure

Harbour Structure

Listed

National/International

Very poor

Wooden structure

SQ5

Listed structure

Harbour Structure

Listed

National

Poor

Quay walls

SQ6

Listed structure

Harbour Structure

Listed

National/International

Fair to good

Paving and railway

SQ2

Hidden Archaeology

Hidden Archaeology

Local/District

Fair

Shipyard buildings
(site of)

SQ815

Hidden Archaeology

Hidden Archaeology

Negligible

Unknown

Foundry Lane wall

SQ1.
1

Other

Structure

Low local

Fair

Carnsew Road wall

SQ1.
2

Other

Structure

Low local

Poor

Wall and steps

SQ1.
3

Other

Structure

Low local

Good

Wall

SQ1.
4

Other

Structure

Low local

Fair

Saw mill (site of)

C!9

Hidden Archaeology

Hidden Archaeology

Negligible

Unknown
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ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
Hidden Archaeological Features
12.79

Where there are hidden archaeological features on a site, there is potential for these to
be lost and destroyed during the construction of buildings, particularly as a result of
demolition of any building foundations on-site and piling. Depending on the nature of
the receptor, this can determine the significance of the impact.

12.80

As identified in the table above, there are four known hidden archaeology receptors
within the application site, which are of negligible to local/district importance. As South
Quay was constructed in 1819, it is considered that there are no additional unidentified
archaeological features that pre-date this period.

12.81

Therefore, based on the assessment methodology identified at Table 12.1 to Table
12.3 above, the proposed development during the construction phase is considered to
result in a large magnitude of change, but at a local/district level. On this basis, the
impact is considered to be long-term Moderate Negative.
World Heritage Site

12.82

As identified above and within Chapter 8.0: Landscape & Visual, the application site is
visually accessible from different locations within the WHS. The visual impacts to and
from within the application site and the surrounding areas of the WHS are considered
to be at worst, of Moderate Negative impact, and temporary in nature.

12.83

However, when taking into consideration of the impacts to the narrative values and to
the building fabric, this is considered to be Negligible, as this will not affect these
values.

12.84

Therefore, overall, the impact to the WHS is considered to be temporary and Minor
Negative in significance.
Conservation Area

12.85

During the construction phase of the proposed development, this is considered to
result in visual impacts that are likely to alter the character and appearance of the
application site within the context of the character areas of the surrounding area, as
identified above. However, when compared with the existing baseline of the application
site (which is derelict and of a poor condition, detracting from the overall site and
surrounding areas), these impacts are considered to be of Minor Negative
significance and temporary in nature.
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Operational Phase
Hidden Archaeological Features
12.86

There is considered to be no further impacts to hidden archaeological features at the
operational phase.
World Heritage Site

12.87

It is considered that the original activities within Hayle are no longer existent – the
surviving building fabric and structures are a testimony to these activities. Therefore,
the values of the World Heritage Site and surviving fabric have informed the design of
the proposals. The retail element of the proposed development, as well as the piazza
which will incorporate a feature of cultural asset (e.g. the Goonvean Engine), which will
has been designed to form the centre of gravity of the proposals close to the centre of
Hayle around Foundry Square.

12.88

The proposed development is consistent with the objectives set out by the UNESCO
World Heritage Committee and the 2005 Vienna Memorandum, which addresses
development in historic cities. These objectives relate to recognition of the role of
contemporary architecture in historic cities, to ensure that the values of the historic
urban landscape and the nature of the cities is not compromised.

12.89

Moreover, the significance of the proposed development with the condition of the quay
is noted within the World Heritage Nomination, which also recognised the intention to
bring forward development proposals on-site. Whilst this will visually alter the
appearance of the application site, this will not detract from the integrity and
authenticity of this part of the application site, nor will the narrative values of the
World Heritage Site change. On this basis, the impact of the proposed development
will be Negligible.
Conservation Area

12.90

An assessment of the proposed development to the identified character areas have
been undertaken, and are discussed in detail below:


Foundry Square – there will be an impact on the character and appearance to this
part of the Conservation Area, where views through gaps of the railway viaduct,
as well as the changes made to the Isis Gardens. On this basis, the impacts are
considered to be of Minor Negative impact;



Coppertown Area – it is considered that there will be no impact to the character
and appearance of this part of the Conservation Area. Therefore, the impacts are
considered to be Negligible;
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Coppertown Pool – it is considered that there will be no impact of the proposed
development on the character and appearance of this part of the Conservation
Area. Nevertheless, investments associated with the proposals in the harbour area
to the west, will generate enhancement of the Conservation Area and particularly
the harbour. The impacts are considered to be Minor Positive;



Village of Phillack – the proposed development is considered to have a Negligible
impact to this nuclear settlement; and



Quays and harbour – the character and appearance of this area is defined west by
quays and an urban edge on the east and south. However, much of this part of
the Conservation Area is an estuarine. Overall, this area is not affected by the
proposed development apart from changes in long views across the open spaces
and Estuary. Immediately on-site and around Carnsew Road, the proposed
development will result in the reuse of a derelict brownfield site, and will forward
new buildings that are consistent with the scale of the buildings in Hayle, and are
generally no higher than the railway viaduct. The proposed development will
enhance the appearance of the application site compared with its baseline
conditions, and enhance the character and appearance of this part of the
Conservation Area. Therefore, the impacts are considered to be of Moderate
Positive impact.

Listed Building and Other Buildings
12.91

As identified in paragraph 12.49 above, the quay walls and structures that form the
group Listed status of the application site is currently of generally of a poor state of
repair. As part of the proposed development under the Listed Building Consent, the
fabric of the quay (particularly of the stonewalls) will be repaired or rebuilt. Therefore,
this is considered to result in a Moderate Positive impact to the Listed Building.

12.92

With respect to the impact of other Listed Buildings within close proximity of the
application site, it is concluded that:


The Coppertown settlement will not be affected the application site, as most of the
surviving buildings and structures are south of the railway viaduct. Therefore the
impact is considered to be Negligible;



While the application site is within the setting of Carnsew Dock and Carnsew Pool,
it is considered that the design of the proposed development will not affect the
overall setting of this Listed Building. As such, the impact is considered to be
Negligible;



The application site is within the setting of East Quay and its associated structure
which is a Listed Building. However, the proposed development is not considered
to have any impact to the overall setting of this Listed Building. As such, the
impact is considered to be Negligible; and
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The application site is within the setting of Carnsew hillfort, a Scheduled
Monument. However, owing to the changes made in and around the hill has
resulted in a diminished significance of the monument. Overall the impact of the
proposed development to the Monument and it’s setting is considered to be
Negligible.

12.93

In addition, the proposed development will provide space for a heritage feature, such
as the Goonvean Engine (as shown at Figure 2.1 in Chapter 2.0: Proposed
Development), which will present an important relic of the engineering industry of
Hayle close to where it was established. Therefore, the incorporation of such a heritage
feature is considered to result in a Minor Positive impact to the overall setting at
Hayle. Moreover, the proposed landscaping strategy will include changes to Isis Garden
at the foot of the railway viaduct, as well as presentation of the infilled slipways and
graving dock. The proposed promenade will introduce a public space around the
perimeter of South Quay on-site, and in addition to the proposed footbridge will
sustain access into the harbour area with views across the harbour and Estuary, which
is considered to result in a Minor Positive impact as the changes will reinforce a
sense of place to the local area.

MITIGATION MEASURES
Construction Phase
Hidden Archaeological Features
12.94

Following successful implementation of an agreed watching brief and preservation of
record in situ, it is anticipated that the identified environmental impacts for possible
archaeological resources would be reduced to a Negligible residual effect.
World Heritage Site

12.95

Whilst it is acknowledged that there may be moderate impacts associated with the
construction of the proposed development on the overall world heritage site, these
impacts are considered to be temporary in nature, and as such, no mitigation
measures have been proposed at this stage.
Conservation Area

12.96

Whilst it is acknowledged that there may be minor impacts associated with the
construction of the proposed development on the conservation area, these impacts are
considered to be temporary in nature, and as such, no mitigation measures have been
proposed at this stage.
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Operational Phase
12.97

It is important to recognise that potential adverse effects to the designated status of
the application site and its setting have been avoided insofar as possible by the design
of the proposed development (avoidance measures). Details of how the design of the
proposed development have evolved to respond to the heritage assets identified on
and around the application site are contained within the stand-alone Design & Access
Statement.

12.98

Features that have been incorporated within the design of the development include:


Inclusion of public realm to increase access, activity and opportunities to view the
surrounding landscape, townscape and listed quayside connecting the proposed
development to the town centre;



Layout to accommodate distant views between key local landmarks;



Improvement of connectivity and ease of movement within Hayle’s town centre,
including linkage under the viaduct to Isis Gardens and Foundry Square, linkage
under the viaduct between the two parts of Foundry, improved linkage across
Penpol Creek adjacent to the viaduct for pedestrians via a footbridge to Penpol
Terrace;



No buildings have been proposed where quayside remains have been identified;
and



Dedication of a site to accommodate a heritage asset (Goonvean Engine).

RESIDUAL IMPACTS
Construction Phase
Hidden Archaeological Features
12.99

Following successful implementation of an agreed watching brief and preservation of
record in situ, it is anticipated that the identified environmental impacts for possible
archaeological resources would be reduced to a Negligible residual impact.
Cultural Heritage

12.100 Whilst it is acknowledged that there may be Minor to Moderate Negative impacts
associated with the construction of the proposed development on the overall World
Heritage Site and Conservation Area, these impacts are considered to be temporary in
nature, and appropriate given the long-term benefits that the proposed development
will bring forward, not only with respect to cultural heritage assets but also
employment generation and provision of housing.
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Operational Phase
Hidden Archaeological Features
12.101 There is considered to be no residual impacts to hidden archaeological features at the
operational phase.
Cultural Heritage
12.102 As identified within the stand-alone Heritage Statement, the values of the World
Heritage Site and surviving fabric have informed the design of the proposed
development. Overall, it is considered that the proposed development complements
the values of the World Heritage Site, and do not harm views across the affected part
of the World Heritage Site and therefore does not disrupt the setting of Hayle or the
World Heritage Site. As such, the proposed development will have a Negligible
residual effect.
12.103 With regards to the Conservation Area, the residual impacts of the proposed
development on the different character areas range from Minor Negative to
Moderate Positive. In particular, the reuse of a currently derelict brownfield site, to
bring forward new building consistent with the scale of the buildings in Hayle are
considered to enhance the appearance of the application site and this area of the
Conservation Area.
12.104 The proposed development will have a Negligible to Moderate Positive impact upon
the Listed Building and other buildings on-site and in the immediate area. As part of
the Listed Building Consent, the fabric of the quay will be repaired or rebuilt, which is
considered to be a Moderate Positive impact to the Listed Building. Furthermore, the
dedication of a space at the Foundry Yard car park is considered to have a Minor
Positive impact.
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13.0 SOCIO-ECONOMIC
INTRODUCTION
13.1

This Chapter presents a review of the relevant national, regional and local policy
objectives with regards to social and economic considerations, and details the current
social and economic conditions of the application site and surrounding area, to
establish the baseline against which the significance of the socio-economic impacts
from the proposed development are examined.

13.2

This Chapter also identifies the likely impacts generated from the proposed
development, and assesses their significance.

PLANNING POLICY & LEGISLATIVE CONTEXT
13.3

A number of social and economic policy documents, area assessments and
regeneration strategies have been produced, by a range of organisations, which
together set the social and economic policy context for the area. The key policy
documents relevant to the study area, in descending order of national to local scale
are:


Planning Policy Statement 1: Delivering Sustainable Development (PPS1) ;



Planning Policy Statement: Planning and Climate Change, Supplement to PPS1 ;



PPS3: Housing3;



PPS4: Planning for Sustainable Economic Growth4;



Local Government Act 20005;



Safer Places – The Planning System and Crime Prevention6;



Regional Planning Guidance for the South West (RPG10) ;



The Draft Regional Spatial Strategy for the South West (RSS) ;



The Cornwall Structure Plan ;



The Penwith District Local Plan ;



Penwith Local Development Framework (LDF) ; and



The Hayle Area Plan .

1

2

7

8

9

10

11

12
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National Level
Planning Policy Statement 1: Delivering Sustainable Development (PPS1)
13.4

Central to achieving sustainable development is an integrated approach to planning
and development. Pursuant to this, the key principal governing planning policy is that
of sustainable development, as established in PPS1 1. In accordance with Securing the
Future, the UK's strategy for sustainable development, Paragraph 3 of PPS1 states:
‘At the heart of sustainable development is the simple idea of ensuring a better quality
of life for everyone, now and for future generations.’1
PPS: Planning and Climate Change, Supplement to PPS1

13.5

The PPS: Planning and Climate Change2 was published as a supplement to PPS1. The
document sets out advice on how planning, in providing for new homes, jobs and
infrastructure needed by communities should contribute to reducing carbon emissions
and stabilise climate change.

13.6

Climate

change, identified

as the greatest long-term

challenge, remains the

Government's principal concern for sustainable development. In particular a key
planning objective within the document seeks to ensure that new developments should
be secured which 'minimise vulnerability, and provide resilience to climate change and
in ways that are consistent with social cohesion and inclusion.'2
PPS3: Housing
13.7

PPS33 the planning policy statement for housing, is intended to make planning more
responsive to housing need and demand, using sub-regional housing market areas
rather than local administrative boundaries.

13.8

It’s goal is to ‘ensure that everyone has the opportunity to live in a decent home,
which they can afford’3 and as such, it includes a requirement for regional planning
bodies and local planning authorities to take account of affordability and housing
market

information

alongside

other

factors

such

as

the

environment

and

infrastructure, when deciding how many homes to build.
13.9

PPS3 contains housing policy objectives that seek to provide the context for planning
for housing through development plans and planning decisions. The specific outcomes
that PPS3 requires the planning system to deliver are:


‘High quality housing that is well-designed and built to a high standard;



A mix of housing, both market and affordable, particularly in terms of tenure and
price to support a wide variety of households in all areas, both urban and rural;



A sufficient quantity of housing taking into account need and demand and seeking
to improve choice;
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Housing developments in suitable locations, which offer a good range of
community facilities and with good access to jobs, key services and infrastructure;
and



A flexible, responsive supply of land – managed in a way that makes efficient and
effective use of land, including re-use of previously-developed land, where
appropriate.’3

PPS4: Planning for Sustainable Economic Growth
13.10

PPS44 sets out the Government's streamlined planning policies for economic
development, incorporating PPG4: Industrial and Commercial Development and Small
Firms, PPG5: Simplified Planning Zones, PPS6: Planning for Town Centres, PPS7:
Sustainable Development in Rural Areas (relating specifically to economic development
policies), and PPG13: Transport (Annex D)13.

13.11

In order to achieve the Government's overarching aim in achieving sustainable
economic growth, the Government's objectives for planning are to:


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



Reduce

the

gap

in

economic

growth

rates

between

regions,

promoting

regeneration and tackling deprivation;


Deliver more sustainable patters of development, reduce the need to travel,
especially by car and respond to climate change;



Promote the vitality and viability of town and other centres as important places for
communities. To do this, the Government wants:
o

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

o

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

o

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



Raise the quality of life and the environment in rural area by promoting thriving,
inclusive and locally distinctive rural communities whilst continuing to protect the
open countryside for the benefit of all.'4
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Local Government Act 2000
13.12

Central Government recognised that as the first tier of local government, local councils
have a vital role to play in improving local services and invigorating local democracy.
As such, the Local Government Act 20005 was introduced to give powers to local
authorities to promote economic, social and environmental well-being within their
boundaries. This is enacted through Section 2(1) of the Act, known as the ‘well-being
power’.

13.13

The well-being power enables local authorities to do anything they consider likely to
promote or improve the economic, social or environmental well-being of their area.
The breadth of the power is such that councils can regard it as a ‘power of first resort’
that is rather than searching for a specific power elsewhere in statute in order to take
a particular action, councils can instead look to the well-being power in the first
instance. However, the power is limited to that which is likely to promote or improve
the well-being of the area and does not involve raising money. Further, what Council’s
propose must be neither explicitly prohibited, nor explicitly subject to limitations and
restrictions, on the face of other legislation.

13.14

The well-being power has been used by Councils for a variety of purposes from
enabling the formulation of a district agreement on establishing a Waste Transfer
Station to providing additional Police Community Support Officers

14

and its use as a

power of first resort has been born out in the Courts (R (J) v Enfield LBC and R (Khan)
v Oxfordshire CC) . Lord Justice Dyson confirmed in the Enfield case that the section
15

‘has a broad purpose’ and the scope of the powers ‘should not be narrowly construed’.
The power is to ‘do anything’ which an authority considers is likely to achieve one or
more of the promotion or improvement of the economic, social or environmental wellbeing of their area.
Safer Places – The Planning System and Crime Prevention
13.15

This guidance6 highlights both the need to consider crime prevention as part of the
design process and the contribution that good quality design can make to creating
places where people want to live, work and enjoy themselves in, in the knowledge that
they can do so safely.

13.16

The guidance provides examples of planning and design interventions that can block,
weaken or divert any one of the causes of the Conjunction of Criminal Opportunity

16

(CCO), which is considered to be circumstances whereby a criminal event happens,
such that:
‘When a predisposed, motivated and resourceful offender encounters, or engineers, a
conducive crime situation. The situation in turn comprises a suitable target in a
favourable environment, in the absence of people who might prevent the crime and in
the presence of those who might promote it.’
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13.17

The attributes of safe, sustainable places are stated as:


‘Access and movement: places with well-defined routes, spaces and entrances
that provide for convenient movement without compromising security;



Structure: places that are laid out so that crime is discouraged and different uses
do not cause conflict;



Surveillance: places where all publicly accessible spaces are overlooked;



Ownership: places that promote a sense of ownership, respect, territorial
responsibility and community;



Physical

protection:

places

that

include

necessary,

well-designed

security

features;


Activity: places where the level of human activity is appropriate to the location
and creates a reduced risk of crime and a sense of safety at all times;



Management and maintenance: places that are designed with management and
maintenance in mind, to discourage crime in the present and the future.’6

13.18

Since the publication of the guidance, the CCO has been further developed as a crime
reduction tool into the 5I’s Framework incorporating: intelligence, intervention,
implementation, involvement and impact . However, the design and planning aspects
17

of the guidance remain relevant.

Regional Level
Regional Planning Guidance for the South West (RPG10)
13.19

The current Regional Spatial Strategy for the South West is Regional Planning
Guidance 10 (RPG10)7 published in 2001, although the regional planning body has
recently undergone significant changes.

13.20

The abolition of the Regional Assemblies was announced in July 2007, with their
functions to pass to Regional Development Agencies in 2010. The South West Regional
Assembly (SWRA) was wound up in May 2009 with its responsibilities for planning,
housing and transport transferred to the Strategic Leaders' Board (SLB) of South West
Councils on 13 May 2009.

13.21

The SLB is formally designated as the Regional Planning Body (until this designation
ceases under legislation). The SLB makes Regional Planning Body decisions in
partnership with the South West Regional Development Agency (SWRDA) Board
Members and Stakeholders. In the longer term (2010), the SLB and SWRDA Board will
be jointly responsible for producing a Single Regional Strategy (SRS). In the interim
therefore, the SLB is responsible for the monitoring and implementation of the RSS
and keeping regional planning matters under review, whilst RPG10 remains the current
Regional Spatial Strategy for the South West.
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13.22

The over arching vision of RPG10 for the South West is as follows:
‘Developing the region, in a sustainable way, as a national and European region of
quality and diversity, where the quality of life for residents, the business community
and visitors will be maintained and enhanced.’

13.23

This is to be realised through four underlying aims expressing, at the regional level,
the four objectives for sustainable development set out by central government:


‘Protection of the environment – the effective safeguarding and enhancement of
the region’s environmental resources, both natural and built, including those
which are crucial to maintaining its overall attractiveness as an area in which to
live, work and play;



Prosperity for communities and the regional and national economy – improving
the competitive position of the South West within the EU and internationally to
increase sustainable prosperity for all its residents and businesses;



Progress in meeting society’s needs and aspirations – recognising people’s
requirements for good and improving standards of housing and accessibility to
facilities; reducing inequalities; and promoting social inclusiveness throughout the
region; and



Prudence in the use and management of resources – reducing the consumption of
irreplaceable natural resources and making best use of past investment including
buildings and infrastructure.’

7

13.24

RPG10 will eventually be replaced by the Regional Spatial Strategy for the South West.
The Draft Regional Spatial Strategy for the South West 2006-2026 (RSS)

13.25

The Draft RSS for the South West8, produced by the former SWRA, is a full revision of
RPG10 and sets out the long-term spatial planning framework for the region. It
provides a spatial context within which Local Development Frameworks and Local
Transport Plans need to be prepared, as well as other regional and sub-regional
strategies and programmes that have a bearing on land use activities.

13.26

The Draft RSS was out to public consultation during summer 2006. Consultation
responses were submitted to the independent Examination in Public (EiP) in 2007, and
the Panel’s report was submitted to the Secretary of State (SoS). The SoS’ Proposed
Changes

18

were consulted on in 2008 and in September 2009 the Government Office

for the South West (GOSW) announced that further Sustainability Appraisal work
needed to be carried out. This work has delayed the final publication of the RSS.
13.27

The Draft RSS sets the spatial framework for the future development of the region up
to 2026 and so seeks to tackle the major challenges that the region faces over this
period, including: accommodating a substantial increase in population and a growing
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economy; tackling climate change; and reducing the region's ecological footprint as
defined by the consumption of natural resources and energy.
13.28

The main regional agencies and organisations of the South West have endorsed the
Integrated Regional Strategy (IRS) Just Connect!

19

This overarching document

contains five headline aims and a series of ‘crunch’ objectives which the regional
partners have agreed will be the focus for regional policy and delivery. The RSS will be
a key delivery mechanism for Just Connect!; consequently, its aims have been
incorporated within the RSS as follows:
Aim 1
To harness the benefits of population growth and manage the implications of
population change.
(RSS reference: Section 3, Section 4 and Section 6)
Aim 2
To enhance our distinctive environments and the quality of our cultural life.
(RSS reference: Section 3, Section 4 and Section 7)
Aim 3
To enhance our economic prosperity and quality of employment opportunity.
(RSS reference: Section 4 and Section 8)
Aim 4
To

address

deprivation

and

disadvantage

to

reduce

significant

intra-regional

inequalities.
(RSS reference: Section 4 and Section 9)
Aim 5
To make sure that people are treated fairly and can participate fully in society.
(RSS reference: Section 4 and Section 10)
13.29

Thus, it is considered that the RSS is the spatial expression of the region’s vision
described in the above aims.
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13.30

With regard to the Cornwall area, the RSS states the following:
Policy 4.1.64
‘The West Cornwall HMA [Housing Market Area] includes the three 'core' settlements of
Truro, Camborne/Pool/Redruth and Falmouth-Penryn, which the RSS considers as a
single SSCT [Strategically Significant Towns and Cities]. The HMA extends over the
lower part of the Cornwall peninsula, including larger towns such as Penzance,
Newquay and St Austell, as well as extensive coastal and rural areas. Tourism is a key
part of the local economy and, consequently, retirement migration, second homes and
holiday accommodation are significant factors in the housing market.’
Policy 4.1.65
‘Cornwall is a priority area for addressing regional disparities in economic performance
and qualifies for EU Convergence Funding for the period 2007-2013. This reflects its
low GVA and high levels of deprivation. The spatial strategy for the HMA needs to build
on Objective 1 and Convergence Funding opportunities and create a framework to
enable sustained prosperity and growth in the future. This will require concerted action
to stimulate the economy across the whole sub-region, including cultural and
environmental tourism.’

13.31

The EU designated ‘Convergence Objective’ (formerly Objective 1) covers regions
who’s GDP per capita is below 75% of the EU average and is aimed at accelerating
their economic development. All other remaining EU areas fall under the ‘Regional
Competitiveness and Employment Objective’ that aims to reinforce competitiveness,
employment

and

attractiveness

of

the

areas.

Innovation,

the

promotion

of

entrepreneurship and environment protection are the main themes of this objective.

Sub-Regional Policy
13.32

From the 1st April 2009, the six District Councils and the County Council became a
Unitary Authority, Cornwall Council covering the Unitary Authority area of Cornwall and
the Isles of Scilly (CIoS). As a result, work is underway on producing a Local
Development Framework for the new authority, however, until this is produced,
existing planning policy – at a national, regional and local level – will be used to
determine applications.
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Cornwall Structure Plan
13.33

Within the Cornwall Structure Plan

20

the following policies are considered to be relevant

to the proposed development:
‘Policy 1 – Principles for Sustainable Development:


‘The regeneration of towns and villages in meeting the needs of their population
and surrounding area;



Fostering the links between the environment and the economy;



A reduction in the need to travel, whilst optimising the choice of modes,
particularly opportunities for walking, cycling and the use of public transport;



Access for all sectors of the community to well paid and rewarding employment,
satisfactory housing and adequate services and facilities; and



Meeting needs where they arise.’

Policy 3 – Use of Resources


‘… Developments should give priority to the re-use of previously developed land
and buildings to meet development needs including, where appropriate, derelict
land reclamation.’

Policy 4 – Maritime Resources:


‘Development should be within or well integrated with the existing developed
coast and help enhance the quality of the environment and economic regeneration
of the coastal town.’

Policy 11 – The Urban and Rural Economy


‘Economic growth and employment will be encouraged through the regeneration
and investment in the Strategic Urban Centres (SUCs) and other towns and rural
restructuring and diversification. In the towns this will be by:
o

Prioritising the regeneration of urban areas and town centres as a focus for
retail, commercial and business activity;

o

Maintaining a range and choice of sites to meet the needs of existing and new
firms within or well integrated with built up areas.’

Policy 12 – Sites and Premises for Employment:


‘A range and choice of marketable and quality sites for employment should be
made available based on assessments of likely demand from existing and new
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firms, the need for employment in the locality, the suitability of sites in terms of
their prospect of development and accessibility by all modes of travel;


In considering land allocations or development proposals local plans should review
existing and new sites taking account of the need for better quality employment
opportunities suitable to meet local skills.’

Policy 14 – Town Centres and Retailing:


‘Priority will be given to the improvement and enhancement of town centres in
providing shopping, office and leisure facilities to meet the needs and aspirations
of the whole community;



Retail, office and leisure development should be in or adjoining town centres
where they can help sustain the centre's viability and vitality, contribute to the
improvement of the town centre environment and can be accessible to all sectors
of the community by a choice of means of transport;



Development should not be harmful to the vitality and viability of existing centres;



Locations should be in or well integrated with towns where the impact on travel
patterns would be unlikely to lead to increased car usage and where convenient
access by public transport serving the catchment area is available; and



Consideration should be given to the potential role of retail and other commercial
development in the physical and economic regeneration of urban areas.’

Local Policy
The Penwith Local Plan
13.34

The Penwith Local Plan10 was adopted in February 2004, and a number of policies from
this document were ‘saved’ by the SoS in September 2007. The Plan addresses more
local issues, setting out the Council's policies for the control of development and
allocating land for specific purposes such as housing, employment, shopping and
leisure.

13.35

The Local Plan takes into account regional and local issues providing planning guidance
for the control and regulation of development. It includes policies specifically for
particular large-scale strategic proposals, site-specific policies and general policies that
are applicable to Hayle Town Centre.

13.36

An aim of the Local Plan is; ‘The provision of adequate services in such areas as
education, health care, social and community facilities is fundamental within our
society.’10

13.37

Policies from the Local Plan of particular relevance to the proposed development in
Hayle with regard to socio-economic impacts are as follows (policies relating to the
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viability of the food store and Hayle town centre are addressed within the stand-alone
Retail Planning Statement submitted as part of the planning application):
Policy ST-1:


‘Development will be focused on the main urban centres of Penzance/Newlyn, St.
Ives (including Carbis bay) and Hayle together with, in the case of serviced
industrial land, the St. Erth station area.’

Policy CS Community Services:


‘The

Structure

Plan requires that

development should

be located

where

infrastructure facilities and services are available or can be made available and
there is general emphasis on specific types of development being within or
adjoining the main towns and villages, an approach which maximises accessibility
to such facilities.’
Policy GD-2:


‘The design and layout of development should where appropriate: iv) provide a
safe and secure environment which reduces the risk of crime.’

Policy TV-1:


‘Development will be focused on the towns of Penzance, Newlyn, St. Ives,
including Carbis Bay, and Hayle… Proposals should maximise the use of previously
developed land.’

Policy TV-16:


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

(i) Accessibility, without the use of the private car, to a significant proportion
of the population and

o

(ii) Contribution to the vitality and viability of the town centres.’

Proposal TV-D:


‘South Quay/Foundry Yard (6.0 ha), … [is] 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:-

Chapter 13.0: Socio-Economic
Volume 1: Main Text & Figures

322

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

o

(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; and

o

(iv) Provide for at least 400 dwellings [across all three quays] with a target
for 25% of provision being ‘affordable’ and meeting the requirements of
Policy H-14.’

13.38

With regard to housing the Local Plan is stated as taking the following position:


‘To allow for development at a scale that can be well integrated with existing
settlements and meets the requirements of the Structure Plan;



To place emphasis on the provision of locally affordable housing in order to meet
the housing needs of the whole community;



To focus development on the main towns of Penzance, Newlyn, St. Ives and
Hayle, and, to a lesser extent, in St. Just and the principal villages where there is
a range of services including public transport;



To give priority to the re-use of previously developed land and buildings;



To meet the needs of different types of households by providing a mix of housing
types and sizes; and



To maximise the use of sites for housing, in terms of densities, while ensuring that
attractive, safe and accessible living environments are achieved.’

13.39

The above position is implemented via the following policies:
Policy H-1:


‘Provision will be made for about 4,800 new dwellings in Penwith District during
the Local Plan Period (1991-2011). This figure will include a target of about 1,400
affordable dwellings to meet identified local needs.’

Policy H-3:


‘Proposals for housing development will be permitted in Penzance, Newlyn, St.
Ives and Hayle provided that the proposal is for the re-use, renovation or
redevelopment of previously developed land or buildings on site within the towns.’

Policy H-13:


‘An element of affordable housing which meets the requirements of Policy H-14
will be sought through negotiation in proposals for:
o
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o

2 or more dwellings, subject to financial viability, in settlements with a
population of 3,000 or less.

The number and type of dwellings sought in each case will be assessed against the
suitability of the site, the need to create a successful housing development; the
identified need for such housing and the provision permitted or proposed in the
locality.’
Policy H-18:


‘The design and layout of residential development will be required to:
o

(i) Make the most efficient use of the land available and achieve a density of
between 30 and 50 dwellings per hectare net or, on sites with good public
transport accessibility, more;

o

(ii) Discourage extraneous traffic from using residential access roads and be
compatible with 20 MPH zones; and

o

(iii) Provide for dwelling types and sizes that are appropriate to the mix of
households in the area.

General amenity space and, where family dwellings are proposed, children’s play space
will be required where provision in terms of garden space or in the immediate locality
is inadequate to serve the development.’
Policy R-2:


‘The provision of children’s play space to serve residential development will be
permitted in locations which are appropriate in term of safe access and visibility.
Where such provision has been included within existing or proposed housing areas
the development of such sites for other uses will not be permitted.’

13.40

Throughout the policy objectives in the Local Plan, regard is given to safeguarding
amenity value, and to environmental protection and enhancement.
Cornwall LDF: Core Strategy Place-Based Issues Paper: Hayle And St. Ives
Community Network Area

13.41

This paper

21

summarises the key emerging issues for the Hayle & St. Ives Community

Network Area brought together to inform the Cornwall Core Strategy.
13.42

The key issues being:


‘Issue 1: Housing growth should be carefully managed to ensure that the right
size, mix and tenure of housing is delivered to meet the local housing
requirements;
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Issue 2: New employment schemes could be provided through the regeneration of
Hayle harbour and the development of Wave Hub. These schemes could also
enhance the area’s tourism draw. There are also retail development pressures
which require a strategic response;



Issue 3: Traffic congestion and parking are key issues in the area, with tourist
movements during the peak months being the main difficulty to overcome. The
development of a new Park and Ride could help in this respect;



Issue 4: Health care, education, and open space provision may require further
investment and current levels of provision should be protected;



Issue 5: Drug crime, alcohol related crime and anti-social behaviour needs
addressing; and



Issue 6: Development should be sensitive to the outstanding natural, built and
historic environment of the area. Careful consideration therefore needs to be
given to the location, scale and design of new development.’

Local Policy
Penwith Local Development Framework (LDF)
13.43

As previously stated, work is underway to produce a LDF for the new authority,
Cornwall Council, and until this is produced, existing planning policy, at a national,
regional and local level, will be used to determine applications.

13.44

Prior to the formation of the new Unitary Authority, Penwith District Council had begun
to produce the LDF and had progressed with regard to the Core Strategy document to
the Preferred Options stage . Further development plan documents had also been
22

progressed including the Hayle Area Action Plan . As these documents were not
23

formally adopted, they represent material planning considerations but should be
accorded less weight than the statutory development plan.
Penwith Core Strategy Preferred Options
13.45

The Core Strategy Preferred Options22 comprises objectives to guide change in the
District over the next 20 years, a development strategy for the towns, villages and
countryside to direct where new development will go, and policies to aid the
implementation of the strategy. As the Core Strategy document is a material
consideration, direction has been sought from the objectives with regard to the
aspirations for the District.


‘Vision Outcome 1. Jobs - a prosperous area with job opportunities for all:
o

Core Strategy Objective 1a:- To sustain and enhance the vital roles of our
towns, which will contain a wide range of employment, retail, housing,
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community facilities and cultural opportunities; and to sustain the viability of
the smaller rural settlements through the provision of jobs, services and
appropriately scaled housing development;
o

Core Strategy Objective 1b:- To facilitate sustainable employment initiatives
that strengthen and broaden the local economy through the provision of
suitable employment sites and premises that can raise business productivity;
and to promote the development of both new and emerging technologies as
well as high value manufacturing, the visitor economy and creative
industries;

o

Core Strategy Objective 1c:- To facilitate the provision of employment land in
areas that can be accessed by rural and/or the most deprived areas, with an
emphasis on re-using buildings and land of low bio/geo diversity value and to
promote well designed, high quality economic and retail development.

o

Core Strategy Objective 1d:-To continue to support tourism as a vital part of
our local economy and to support a prosperous working countryside and
coastal zone, with an emphasis on the creation of better paid and more
permanent employment opportunities;



Vision Outcome 3. Safe, strong communities - an area that supports safe,
empowered and thriving communities:
o

Core Strategy Objective 3a:- To recognise and support the different roles of
our towns, key villages, and smaller rural settlements by the provision of
jobs, services and community facilities appropriate to their needs;

o

Core Strategy Objective 3b:- To endeavour to create sustainable communities
across the District where people have access to employment, housing, shops,
healthcare, education, recreation, sport and leisure opportunities and
community facilities;

o

Core Strategy Objective 3c:- To ensure that the location of development
maximises existing or proposed infrastructure provision and accessibility to
services and community facilities; and

o

Core Strategy Objective 3d:- To create well designed environments which are
safe and accessible for all.’

Hayle Area Action Plan
13.46

The Hayle Area Action Plan23 (AAP) Issues and Options Paper consults on the key
issues facing Hayle presenting the opportunities and options for regeneration and
growth over the next twenty years. It was the first step towards producing the Hayle
AAP that would have been part of the Penwith LDF. However, due to formation of the
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new unitary authority, this Paper now forms a material consideration for planning in
the area and part of the evidence base for the Cornwall Council LDF.
13.47

The Hayle AAP proposes the following vision for the town:
'A revitalised and distinctive waterside town, rich in culture and with strong focal
points, Hayle will be an attractive, thriving, vibrant and safe place to live, work and
visit. It will have capitalised on its unique location, character and urban form by acting
as a focus for carefully managed growth in housing, employment, shopping, leisure,
and tourism, together with provision of the infrastructure that is required to enable and
support it. It will have a complementary and sustainable mix of appropriate uses and
high quality, well designed and accessible buildings and open spaces, together with
new and improved local facilities and services to support diverse residential and
business communities. Links into Hayle from the surrounding area and between the
harbour area and the two key centres at Foundry and Copperhouse will be improved,
ensuring better accessibility and functionality together with the successful integration
of new areas of development, whilst also resulting in a reduction in traffic congestion
along principal routes through the town. Hayle's transformation will encourage new
investment and innovative development whilst also respecting the town's heritage and
traditions together with the natural environment of its setting and surroundings.’

13.48

As can be seen, the planning policies and guidance for Hayle operate at a number of
spatial scales and have not all progressed to the same maturity as the existing
Structure Plan and RPG10. However, it is clear from all of the policies referenced above
that Hayle needs inward investment to ensure that the town and local community
thrive. Fundamentally, regeneration of the harbour area is a priority for the town and
this should be guided by the above policies with regard to socio-economic issues.

ASSESSMENT METHODOLOGY
13.49

The assessment of socio-economic impacts has comprised of the following key steps:


A policy review to provide an outline of the relevant local and regional, social and
economic objectives for the area;



A desk-top review of all available information on current socio-economic
conditions in the assessment area, including the prevailing baseline conditions
with regard to demography, deprivation, employment & income, education,
housing, crime, and health;



Appraisal of the additional benefits and any potential negative effects resulting
from the proposed retail and new residential accommodation to be provided within
the application site; and



Consideration

of

a

variety

of

additional,

more

intangible

socio-economic

components that the proposed development will deliver, such as improving the
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quality of life for users of the site and its immediate surroundings, and meeting
established economic and social policy objectives.

Assessment Tools
Additionality Assessment
13.50

No specific, comprehensive, quantitative socio-economic assessment methodology
exists. As such, a quantitative analysis of the potential social and economic benefits
has been undertaken, where feasible, using the Additionality Guide24, a standard
method to assessing the impacts of projects published by English Partnerships.

13.51

Additionality is considered to be the difference between the reference case position
(i.e. what would happen anyway) and the position if the proposed development were
implemented.

13.52

The English Partnerships guidance recommends accounting for the following factors
when assessing additionality:


Leakage: The number or proportion of outputs that benefit those outside of the
project’s target area;



Displacement: The number or proportion of project outputs accounted for by
reduced outputs elsewhere in the target area; and



Economic Multiplier Effects: Further economic activity (jobs, expenditure or
income) associated with additional local income, local supplier purchases and
longer term development effects that should be accounted for within the project’s
benefits.

13.53

Thus, an additionality assessment has been applied to the likely construction and
operational phase employment generation and to the housing being brought forward.
Demographics

13.54

To assess the potential impacts upon aspects such as healthcare provision, the likely
population of the proposed residential development has been forecast and measured
against the existing baseline or policy standards.

13.55

For education provision, the likely impacts have been assessed for the anticipated child
yield of the proposed residential development, in the context of the baseline and policy
benchmarks.
Professional Judgement & Literature Evidence Base

13.56

With regard to the proposed development’s potential impacts on aspects such as
crime, deprivation and general well-being (of both the development’s forecast
population and those existing residents in the local area), quantitative techniques are
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not available and therefore, professional judgement and experience has been applied,
informed by an evidence-base from literature describing relevant best practice.
13.57

Data for this assessment has been drawn from a variety of sources including:


Experian data including Office of National Statistics (ONS) Census data interpreted
by Micromarketer Generation 3 Geographic Information Systems (GIS) software;



ONS and NOMIS data products, for example:
o

Statistics for Cornish Towns;

o

Regional, sub-regional and local Gross Value Added (GVA) data;

o

Labour Market Statistics;

o

Annual Business Inquiry;

o

Labour Market Profile for Cornwall and the Isles of Scilly;



Department for Communities and Local Government Indices of Deprivation 2007;



Department for Business Enterprise and Regulatory Reform (BERR) Construction
Statistics;

13.58



Royal Institute of Chartered Surveyors’ UK Construction Market Survey data; and



Devon & Cornwall Constabulary’s Local Crime Mapping data.

Data has been presented at a number of geographical levels depending on the
availability of data. All sources have been referenced as endnotes at the rear of the
chapter.

Limitations & Assumptions
13.59

No specific, comprehensive socio-economic assessment methodology exists; as a
result, the significance of impacts has been evaluated where feasible in a quantitative
and qualitative manner, using professional judgement and experience, and a literature
evidence-base. Where quantitative analysis of the potential social and economic
benefits has been undertaken using the Additionality Guide24, this has been informed
by subjective assessment of the level of influence that a project may have.

13.60

Where data was not available, professional judgment has been used to ascertain the
significance of any impacts.

Significance Criteria
13.61

The assessment of the likely impacts of the proposed development has been informed
by their significance. Significance of any impacts has been evaluated in a qualitative
manner, using professional judgement and applying the significance criteria detailed in
Chapter 1.0: Introduction & Assessment Methodology of this ES.
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Geographical Scope
13.62

It is important when undertaking an assessment of the social and economic effects
that the geographical scope of the assessment is clearly understood. The area within
which the majority (75%) of the economically active population both live and work is
known as the Travel to Work Area (TTWA). The TTWA is generally defined by the
willingness to travel to work and is influenced by salary, employment availability, and
ease of commute. The TTWA is considered to be an appropriate geographical indicator
for the level of projects that will generate employment effects or other economic
benefits24.

13.63

For this study, the TTWA is ‘Penzance and Isles of Scilly’ (P&IoS) (a map of TTWA
areas in the UK is located in Appendix 13.1 in Volume 2: Technical Appendices of this
ES) and is considered to represent the extent of the Economic Area for this
assessment. It is noteworthy that this TTWA is one of the most remote and isolated
TTWAs in the UK.

13.64

To facilitate data analysis, the local level of data assessment has been established as
the census-based boundary classification of lower layer super output area (LSOA). An
LSOA is a geographical area that encompasses a minimum population of 1,000
residents (400 households) but that typically averages 1,500 residents. This equates
well to the area that most people would consider to constitute their neighbourhood or
locality (a more detailed explanation of LSOAs and their formation can be found at
Appendix 13.2).

13.65

In this instance, the relevant LSOA for Hayle is Penwith 002D (hereafter, ‘the LSOA
002D’).

13.66

As a result of work undertaken by the ONS, data has been made available for the
twenty main towns within Cornwall

25

through the aggregation of LSOAs, which includes

Hayle. As a result some additional data has been assessed and presented for the town
of Hayle where available.
13.67

This assessment will, therefore, consider and assess the data available for the LSOA
002D, in which the application site is located and benchmark this against information
for the town of Hayle, the TTWA, the Unitary Authority Area of CIoS, and the South
West.

13.68

Data will also be compared to England, where suitable, to appreciate the national
context.

13.69

In terms of the geographical extent of impacts, the following definitions have been
adopted for the purposes of this socio-economic assessment:


Local level: relating to the LSOA 002D;



Town level: relating to Hayle;
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Economic Area level: relating to the P&IoS TTWA;



Unitary Authority Area level: relating to CIoS;



Regional level: relating to the South West; and



National level: relating to England.

BASELINE CONDITIONS
13.70

The following section describes and summarises the prevailing baseline conditions with
regard to the LSOA 002D, the P&IoS TTWA, CIoS, and the South West. Appendix 13.3
contains all data upon which the below statements and assessments have been based
and should be referred to for details regarding specific figures. Data regarding the
town of Hayle has been referenced in the endnotes accordingly.

Indices of Deprivation
13.71

The IMD

26

is the principal official Government measure of the spatial distribution of

deprivation factors across the country and provides a key ranking of local authorities
on a general deprivation measure.
13.72

Levels of deprivation are also calculated for LSOAs. At the LSOA level, deprivation is
ranked across several separate indices including income, employment, education,
health, skills and training, barriers to housing and services, and crime. This represents
the proportion of the population at most risk from a given type of deprivation.

13.73

The IMD for the LSOA 002D provides an indication of overall deprivation across the
range of deprivation indicators. With a rank of 11,938 out of the 32,482 LSOAs in the
country, the LSOA 002D has a below average level of deprivation. The IMD data for
Hayle corroborates this, in that approximately 29% of the population are within the
second most deprived IMD decile25.

13.74

Further discussion regarding the sub-indicators and how they have affected the overall
IMD rank for the LSOA 002D is provided below under the relevant areas.

Population Demographics
13.75

The LSOA IOG has a population of 1,569, of which 48.6% are male and 51.4% are
female. The data indicates that the Unitary Authority Area has a relatively low
population density of just 1 person per hectare compared to the national average of 2
per hectare. However, over half of the total population of Cornwall live in the twenty
main towns25.

13.76

Nevertheless, it is recognised that it is difficult to assess deprivation in dispersed rural
populations due to inaccurate representations of the social and economic nature of
such communities.
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13.77

CIoS has typically seen a higher proportion of over 65 year olds within the population
that correlates with the traditional image of the area as a haven for both retirees and
tourists due to its scenic nature. This is mirrored in the LSOA 002D with over a quarter
of the population over 65 years.

13.78

Both nationally and regionally a recent baby boom has been experienced that has seen
the proportion of under 15 year olds exceed the over 65’s for the UK, compared to the
relatively small proportion of 15–24 year olds. However, similarly high rates for the
under 15’s have not been seen in the LSOA 002D, although there is still a pronounced
paucity of 15-24 year olds.

13.79

CIoS, the TTWA and the LSOA 002D all have a slightly higher proportion of widowed
residents than seen nationally and a higher percentage of first marriage couples,
consistent with an older population.

Economy, Employment & Income
Economy & Industry
13.80

Traditionally, like much of Cornwall, the TTWA and LSOA 002D’s economy relied
heavily upon mining and fishing, which have been considerably affected by the decline
of these industries. Although the district has tried to stimulate employment through
tourism, many of these jobs are seasonal or part-time and cannot replace the skilled
jobs lost by the closure of the mines. Similarly, farming has declined in recent years
due to the pressure of globalisation making the industry unfeasible for many small
scale farms.

13.81

The poor state of the local economy is reflected in CIoS recording the lowest GVA per
head of all the counties in the UK at approximately £11,939. This is despite the South
West having the fourth highest GVA of all the regions (£18,195)

27

and highlights the

significant disparities within the region.
13.82

As per the UK, the region, and the Unitary Authority Area, the majority of people
within the TTWA are employed within ‘Wholesale and retail trade; motor and goods
repair’. However, a higher proportion within the TTWA is employed within the ‘Hotels
and restaurants’ industry and this can also be seen in CIoS and the LSOA 002D, which
reflects the importance of the tourist trade to the Cornish economy. An unusually high
proportion of the working age population in the LSOA are employed in the ‘Health and
social work’ industry, which reflects the presence of St Michael’s Hospital within the
vicinity.

13.83

The TTWA also has a relatively high percentage of working age people within the
‘Fishing’ industry when compared to the rest of CIoS even, which would in turn have
contributed in part to the high proportion of self-employed people within the TTWA.
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13.84

Within CIoS, the broad industry category that contributes most to GVA is ‘Public
Administration, education, health and other services’ at 29%; this reflects the
contribution to the economy of the Council, NHS and school’s system at £1,836 million.
Following this, ‘Distribution, transport and communication’ is another key contributor
at 28%, followed by ‘Business Services and Finance’ at 17%27. Notably, the
‘Agriculture, forestry and fishing’ industries in CIoS contribute 3% of the areas GVA,
compared to just 1% of the GVA for both the South West and England, indicating the
small but significant contribution the industries make to the Cornish economy 27.
The Construction Industry

13.85

The Royal Institute of Chartered Surveyors (RICS) undertakes a quarterly Construction
Market Survey; the most recently available is for the first quarter of 2009 . It reports
28

that from 1995 there was a general increase in the number of people employed in the
construction sector; however, this peaked in 2007 with construction industry
workloads declining sharply subsequently. Construction activity in the UK continued to
decline in the first quarter of 2009, but at a marginally slower pace than in the last
quarter of 2008.
13.86

The proportion of respondents to the RICS survey reporting skills shortages for trades’
persons remained unchanged from the previous quarter (Q4 2008), which was the
lowest in the survey’s history (1998). On average, 3% of respondents reported skills
shortages. In terms of the breakdown of this figure, skills shortages were least visible
for bricklayers, carpenters and plasterers and more evident for plumbers and
electricians.

13.87

Compared to the other UK regions, in the South West workloads declined at a slower
pace across all sectors apart from infrastructure where workloads stabilised and the
private commercial sector, where they fell faster.
Employment

13.88

Within the TTWA, only 60% of the working age population are economically active, and
18% are retired. Of the economically active population, the TTWA has approximately
12% fewer ‘employees’ when compared to the national average, although nearly
double the proportion are self-employed in the TTWA compared to that seen in the UK.
Further, the TTWA has half the amount of 16-74 year olds listed as students when
compared to the UK. The statistics for the LSOA mirror those of the TTWA.

13.89

The LSOA 002D has, relatively, one of the lowest rates (2.9%) of unemployment, with
only the region (2.57%) achieving a lower rate. In contrast, the TTWA has a high
proportion of unemployed people, particularly when compared to the UK and CIoS. As
a result, the proportion of the working age population in Hayle town claiming for Job
Seekers Allowance was just 3% in July 2009, higher than that of CIoS but the same as
that seen for the South West and lower than the average for England 25.
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13.90

The latest (July – September 2009) data from the Labour Market Statistics Statistical
Bulletin

29

shows the employment rate nationally has fallen. This has been compounded

by both the number of vacancies falling, whilst the number of unemployed people, the
unemployment rate and the claimant count increasing. Further, growth in average
earnings, both excluding and including bonuses, has also fallen.
13.91

For CIoS the data shows that for the 18-24 age group the claimant count has risen
every month since May and is now 2.1% higher than the national average; a lack of
employment opportunities in the region for this age group will only worsen the
demographic profile of the area and see more of the 18-24 age group leave in search
of job opportunities elsewhere .
30

13.92

In terms of employment, the LSOA 002D is in the 41% most deprived in the country
according to the IMD.
Income

13.93

The wage distribution of Cornwall reflects the industrial structure of the County, where
there is a greater dependence on lower value added sectors, with correspondingly low
wages than that seen nationally. In addition, there are a high proportion of workers in
low paying occupations in Cornwall. This is partly related to the industrial structure,
but also the high level of small businesses that restricts the types of occupations
available.

13.94

Median gross weekly pay in CIoS at £388.40 is notably less than that of the South
West at £450.80 and the average for Great Britain at £479.30. This equates to a
shortfall of approximately £360 per calendar month for employees resident in CIoS
compared to the national average that will have a significant impact on the quality of
life for such residents. This is independent of the income of any retirees in the area.

13.95

With regard to income the LSOA 002D fairs slightly better, ranking in the 41% least
deprived LSOAs across the country, this may result from one section of the population
being employed in an industry that provides a relatively good wage, this industry may
be healthcare, resulting from the presence of the hospital within the LSOA as
previously mentioned.

Education
13.96

Education is key to explaining the inequality gaps between advantaged and
disadvantaged groups in terms of health, living standards and social participation.
There is a clear relationship between the level of educational attainment, and
employment rates and earnings, demonstrating that those people achieving a higher
level qualification are more likely to enjoy higher earnings. Statistics also show that
those with higher level education are also more likely to be employed .
31
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13.97

The TTWA and the LSOA 002D have a high percentage of unqualified people within
their populations when compared to the average for the UK. While they both also have
a relatively high proportion of people qualified to GCSE/A Level standard, they also
have a relatively low proportion of the population that have achieved degree level or
equivalent.

13.98

The IMD data for the LSOA places it in the 41% least deprived in the country,
indicating that the majority of residents do typically complete compulsory education
but fail to go on to achieve higher education qualifications; this may contribute to the
high unemployment rate seen in the 18-24 age group.

13.99

Given the strong correlation between the level of educational attainment with
prospective income levels, this suggests that income levels of those living in LSOA
002D are lower than average (as discussed above), and are unlikely to increase.
Local Education Capacity

13.100 In its ‘Basic Need’ calculation, the Department for Education (DfE) (former,
Department for Children, Schools and Families, (DCSF)) states a radius of two miles as
an expected distance to travel for primary schools and three miles for secondary
schools . In general, admissions to primary schools are most commonly determined
32

on the basis of proximity, after factors such as siblings on the roll and special needs
have been taken into account.
13.101 Paragraph 75 of PPG13 however, recommends that a distance of 2km and under,
equivalent to 1.2miles, ‘offers the greatest potential to replace short car trips.’

33

Accordingly, this assessment will focus upon the availability of primary places within a
one mile radius (1.53km) of the application site and the availability of secondary
places within a two mile radius (3.22km) of the application site. However, due to the
rural nature of the district the assessment has included those schools within the wider
radii stated within the DSCF’s ‘Basic Need’ calculation.
13.102 Figure 13.1 shows all primary schools within a two mile radius and all secondary
schools within a three mile radius (see Appendix 13.4 for a schedule of all the schools).
Primary Schools
13.103 Six establishments identified by Directgov

34

as catering to the primary age group are

located within a 2 mile radius of the application site. Of the establishments, the
following have been discounted: St Piran’s School and St Ia School, which are both
independents and therefore, not funded by the Local Authority. Only those remaining 4
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schools have been considered, as listed in Table 13.1 including the capacity as
identified in June 2010 .
1

13.104 Details regarding Net Capacity have been obtained from Cornwall Council’s Primary
35&36

Strategy for Change report

. Number on the Roll (NOR) data has been retrieved

from the DirectGov Schools Finder website34. Additionally, the most recent supply of
school places data at both the primary and secondary level has been ascertained via a
telephone survey of the local schools conducted in June 2010.
13.105 Table 13.1 indicates that three of the schools have some minor capacity based on the
advised telephone survey data, although the exact quantity could not be confirmed at
Bodriggy Primary School. Based upon the NOR and Net Capacity data the four schools
show a deficit of 29 places.
13.106 The DfE via its TeacherNet website states:
‘You cannot and should not try to eliminate all surplus capacity. A certain level of
surplus places is necessary because:


It allows greater opportunity to respond to parental choice;



There may be unpredicted changes to demographic patterns, with a sudden influx
of children to particular areas;



There may be unexpected changes to house building patterns;



There may be special circumstances in some areas, such as unexpected troop
movements in garrison towns; and



In some areas, changes in the state of the economy affect the number of children
leaving the state sector for the independent sector.’

37

13.107 Teachernet recommends at both primary and secondary level a surplus of between 510% with the 5% figure more appropriate for mainly urban areas of comparatively
dense population. Whilst this surplus figure is applied across the county, it is expected
that most schools maintain some form of surplus so that the county does not maintain
any one school with a surplus above 25%.

A telephone survey of schools in the vicinity was undertaken on 23/06/2010 in order to gain information about pupil
capacity.
1
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Table 13.1 Schedule of Local Primary Schools

NOR

Surplus/
Deficit

Advised
Places
(Surplus/
Deficit)

315

314

1

6

0.55

294

323

-29

Capacity at
Years 2,3
and 4

St Erth
Community
Primary
School

1.44

101

68

33

16

St Uny CofE
School

1.86

210

244

-34

0

-29

~22

Distance
(Miles)

Net
Capacity

Penpol School

0.38

Bodriggy
Primary
School

School

Total

13.108 The Primary Strategy for Change report35 stated in 2008 that across Cornwall there
were 237 primary schools ranging in size from 17 to 513 on the roll, of these schools
there were 52 with a greater than 25% surplus with the figure set to rise. The overall
surplus places figure for the Local Authority in 2008 was 11%, although this was
forecast to increase to 17% by 2012, reflecting the impact of falling rolls, rurality and
transport issues35.
13.109 Further, the 2010 Hayle & St Ives Community Network Area21 paper notes that St Uny
school is full to capacity and would need to extend in the future should further
development occur. St Uny is the furthest of the four primary schools but still within
the 2 mile Basic Need catchment and as the only faith school (Church of England) in
the local area would potentially have specific applications made to it.
13.110 Therefore, based on the Net Capacity, NOR and telephone survey data, it is considered
that the immediately local schools identified are bordering on capacity, although across
the Local Authority area capacity is readily available. The ease with which this could be
re-distributed, if at all – especially when aspects such as the physical limitations of
premises are considered – requires that conservatively, the local schools should be
taken as at capacity.
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Secondary Schools
13.111 The closest secondary school is Hayle Community School just over half a mile from the
application site. St Ives School is also captured within the Basic Need catchment
although at over 2km distance, it is not considered accessible by pedestrians.
13.112 Cambourne Science and Community College is the closest 6 th Form provision and at
over 5 miles away, it is recognised that this has implications on young people’s post16 study including travel cost and time21.
13.113 Hayle Community College was stated as being at capacity and is also understood to
require a new sports hall21. St Ives School has some places available, although it is
likely that these in part meet surplus requirements for the Local Authority area.
13.114 As such, it is considered that in the local area there is a need for increased suitable
secondary and post-16 education provision.
Table 13.2 Schedule of Local Secondary Schools
Distance (Miles)

Places (Surplus/Deficit)

Hayle Community School

0.56

At capacity

St Ives School, A Technology
College

2.74

Spaces available

Cambourne Science and
Community College

5.22

A few spaces in certain years

School

Total

–

Housing
Households
13.115 Population growth puts pressure on local services, housing, and job opportunities, and
as such, it is critically important to plan for forecast population increases. In addition
to forecast population growth that will increase demand for housing, household
structures are also changing.
13.116 The LSOA has the lowest proportion of ‘One person households’ (24.85%), when
compared to the average for all other comparison areas. Of the one person
households, these are mainly pensioner (15.09%). The high quantity of pensioner
single households reflects the typically elderly age of the southwest and the retirement
lifestyle associated with Cornwall.
13.117 The LSOA also has a lower proportion of ‘Other’ households and consequently, a higher
proportion of ‘one family’ households (71.04%), which is approximately 10% higher
than that seen in the P&IoS TTWA, and on average 7% higher than that seen in CIoS,
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the South West, and England. The LSOA has an above average proportion of ‘Married
couple family households’ (40.4%) and a low percentage of ‘Lone parent households’
(6.25%) when compared to P&IoS TTWA, CIoS, the South West, and England.
13.118 Within the LSOA, the majority of households are occupied by two people (41.35%),
followed by one person households (24.96%). Again, this reflects the high proportion
of pensioners or retired couples with non-dependent children in the area. The trend
towards more independent living, an ageing population, and the increase in
relationship breakdown, indicates that the percentage increase in the number of
households by 2026 will be more substantial than that of the population increase. This
would suggest that there is a greater need for one and two bed dwelling types to
accommodate the increasing proportion of single person or retired couple households.
Housing Type & Tenure
13.119 The majority of dwellings in the LSOA are unshared houses or bungalows (90.92%),
which is higher than the averages for C&IoS, the TTWA and 10% higher than the
average for England. However, notably within this dwelling type the LSOA has a
substantially higher proportion of the community living in detached housing (57.10%)
when compared to the TTWA (31.4%) or C&IoS (38.68%), and significantly higher
than the average for England at 22.51%. As a result, the LSOA has a lesser proportion
of semi-detached, and terraced housing and also a much lower proportion of flats. As
terrace houses and flats are typically one or two bed dwellings, this indicates that the
local area would benefit from such housing provision, particularly with regard to the
changing social demographic of households as discussed in paragraph 13.118 above.
13.120 Fifty per cent of the housing within the LSOA is owned outright, and a further 33.48%
is owned with a mortgage, this is markedly different to the TTWA, C&IoS and the
average for England, which may be a reflection of the proliferation of second homes.
Only 2.27% of homes are social rented, which is 10% less than that seen in the TTWA
and on average 3% less than that seen in C&IoS, the South West and England.
Housing Need
13.121 The West Cornwall Housing Requirements Study 2007: Findings for Penwith

38

found

that a total of 2,110 households were considered to be living in technically
overcrowded housing within Penwith, or just fewer than 8%. A further 13.2% of
households across Penwith reported that there was at least one serious problem with
their property.
13.122 Figure 13.2 taken from the Study38 shows that in total in 2006-07, there were over
5,500 households in unsuitable housing due to a variety of circumstances and drivers,
including: shared facilities, support needs or harassment. However, for a significant
proportion of those in unsuitable housing, alternatives to new accommodation will
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remedy the situation. Of those in housing need, the Study 38 identified a total of 2,347
households.
Figure 13.2 Households in Unsuitable Housing38

Housing Affordability
13.123 Figure 13.3 illustrates house price fluctuations over a nearly 15 year period for both
Cornwall and the average for England and Wales. It can be seen that prices have
somewhat recovered from the recession, although they have not reached the values
that were seen in July 2007. Significantly, whilst the average for England and Wales
recently broached the £100,000 mark, properties in Cornwall are on average more
recently achieving over £140,000 in sales value. This indicates that housing
affordability in the area is a problem. This is further confirmed by the Hayle & St Ives
Community Network Area Paper21 that has identified that the average price of a
property in the St Ives area is over £318,000, with second home ownership levels at
just under 30% in that area.
13.124 It is recognised in the Paper21 that there is an acute shortage of social rented
accommodation across the area, particularly one and two bedroom properties.
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Figure 13.3 House Price and Sales Volume – A Comparison between
Cornwall and, England and Wales.

Housing and Living Environment Deprivation
13.125 The need for more affordable housing is reinforced by the IMD indicator ‘Barriers to
Housing and Services’, which is composed of two sub-domains: wider barriers and
geographical barriers. Overall, the LSOA ranks 422 out of the total 32,482 LSOAs with
regard to ‘Barriers to Housing and Services’, placing it within the 1.3% most deprived.
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13.126 The geographical barriers sub-domain refers to the distance to various services
including GP surgeries, general stores/supermarkets, primary schools, and post offices.
As with many areas of the South West, the rural nature of the application site
surroundings results in difficulty in accessing services. Therefore, the LSOA scores
poorly as a result of geographical barriers.
13.127 The sub domain of wider barriers, includes the issues of ‘Homelessness’ and ‘Difficulty
of access to owner-occupation’, under which the LSOA also scores poorly, ranking near
the bottom of the two indicators. This is considered reflective of the high level of
affordable housing need in the area.
13.128 The IMD ‘Living Environment’ indicator also examines two sub-domains: ‘Indoor Living
Environment’ and ‘Outdoor Living Environment’. Overall, the LSOA ranked below
average on the ‘Living Environment’ index, at 11,205 out of 32,482 LSOAs. This placed
the LSOA within the 34.5% most deprived in terms of ‘Living Environment’.
13.129 The Indoor Living Environment sub-domain is factored from the quantity of housing
(social and private) in poor condition and without central heating. The Outdoor Living
Environment sub-domain considers the local air quality and the number of road traffic
accidents (RTAs) involving pedestrians and cyclists. The LSOA scores well under local
air quality and the number of RTAs but the overall Living Environment IMD is distorted
by the indoor housing condition, which is a further cause of housing need.

Open Space and Play Space
13.130 Fields in Trust (FIT, former National Playing Fields Association (NPFA)) is the only
national organisation dedicated to the provision of recreational space. It has the
specific objective of acquiring, protecting and improving playing fields, playgrounds
and play space where they are most needed, and for those who need them most, in
particular, children of all ages and people with disabilities. FIT established the Six Acre
Standard, which aims to ensure a sufficient level of open space is provided, in order to
enable residents of all ages to participate in sports and games with an emphasis on
access for children to playgrounds and other play space. In 2008, FIT published the
New Six Acre Standard – Planning and Design for Outdoor Sport and Play

39

(PAD). PAD

recommends the following benchmarks for rural locations.


For each 1,000 residents there should be:
o

1.72ha for playing pitches;

o

1.76ha for all sports (tennis, bowls, athletics); and

o

0.8ha for children's playing space, with about 0.25ha of this equipped play
space.
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13.131 For all new residential developments, the availability of sites for children’s play areas
must be an integral part of the design process. There are three categories of play
provision for children of different age groups identified by FIT:


A local area of play (LAP);



A local equipped area for play (LEAP); and



A neighbourhood equipped area for play (NEAP).

13.132 These categories of play areas are recommended to be provided within a certain
walking distance of the development. There are no play areas within the immediate
vicinity of the site, or, the wider area that qualify as a LAP, LEAP or NEAP. It is
considered therefore, that there is a deficit in provision of play space in the immediate
vicinity of the application site.
13.133 In 2008 as part of the government’s £235 million commitment to children's play, the
DfE allocated £2.6 million Play Pathfinder funding to Cornwall.
13.134 Cornwall established Playbuilder, a 3 year project with a target of developing a
minimum of 28 play sites across the County, awarding up to approximately £50,000 to
each site with a requirement that the design is innovative and attractive to children,
particularly 8-13 year olds, and inclusive for disabled children and minority groups.
Hayle Recreation Ground has been identified as a recipient of funding to re-design the
play area making the site more challenging, appealing and inclusive to all. It is
intended that the re-designed site will provide a natural play area to stimulate
imaginative play and social skills.
13.135 As can be seen in Figure 13.4, Hayle Recreation Ground is approximately 1.5km
distant ‘as the crow flies’ from the application site (near Foundry).
Figure 13.4 Location of the Proposed Playbuilder Works at Hayle Recreation
Ground
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13.136 Figure 13.5 below, shows the eight open space designations set out in the Hayle AAP
Issues and Options Paper23. Of particular note is Ellis Park, which at approximately
500m distance is within walking distance of the application site for older children and
provides a youth shelter with a built-in solar powered radio and football pitch.
13.137 Given the rural nature of Hayle, there are a number of natural play opportunities
around the town from the coastline to more rural fields. However, in terms of formal
play space that affords improved safety through natural surveillance and provides
further play equipment (natural or man-made) there are very opportunities. Although
the Playbuilder project is seeking to improve this, in the locality of the application site
there is a deficit of play for younger children, particularly the under 5 year olds.
Figure 13.5 Hayle Open Space Designations – Hayle AAP

13.138 In terms of general open space provision, rural towns can often suffer from a dearth of
accessible public open space, as although there is countryside, its agricultural nature
and access rights can lead to it being un-utilised.
13.139 However, Hayle has several open space opportunities that are well distributed around
the town. Further, the town has achieved ‘Walkers Are Welcome’

40

status, a condition

of which is the maintenance of the public footpaths around the town and surrounding
countryside. It is significant that visitors will travel to Hayle, specifically to enjoy the
walking opportunities presented. Therefore, it is considered that the town has a
sufficient level of designated open space in addition to informal countryside that can be
readily enjoyed by the local population.
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Crime
13.140 Crime and notably, fear of crime can profoundly affect the quality of people's lives .
41

Fear of crime can be a cause of mental distress and social exclusion; in particular,
women and older people tend to worry more about becoming victims and this may
prevent them from engaging in social activities41.
13.141 The LSOA 002D is fairly average in terms of crime compared to the UK; the area is
ranked in the 45% least deprived of LSOAs in the country. The most recent data
comparing July to September 2009 with the same period in 2008 shows that crime has
decreased in Hayle, with a fall in the average number of incidents from 49.3 to 42.7
per 1,000 people .
42

13.142 Burglary, vehicle crime and anti-social behaviour have all declined by between 10% to
15%, with violence seeing the greatest fall of 45% from 10.3 incidents to 5.7 per
1,000 people.
13.143 Although the area currently suffers from average to low levels of crime, perception of
crime may be equally as debilitating to local residents. These fears are heightened in
areas where it is perceived that there is a higher likelihood of crime, such as derelict
and brownfield sites. Thus, it is considered likely that this area of the town sees less
pedestrian activity – especially by the elderly and women – during the winter months
when nightfall occurs earlier in the day.

Health
13.144 In terms of health, LSOA 002D ranks in the 40% most deprived within the UK; 10.9%
of the population considers themselves in ‘not good health’ with a similar proportion
seen in the TTWA (11.5%), compared to just 8.51% for the South West. There are
limited health services within Hayle, with St Michael’s Hospital assessed by the NHS as
‘Weak’ for it’s overall quality score . The older age profile of the area suggests a
43

strong demand on an already pressured health and social care service.
GP Surgeries
13.145 According to Part VI, paragraph 24(2)(a)&(b) of The National Health Service (General
Medical Services) Regulations 1992 , the statutory limitation on the number of
44

persons that can be held on a surgery’s books cannot exceed a ratio of 3,500 persons
per General Practitioner (GP).
13.146 However, a best practice list size figure used by the Department of Health (DoH) and
the NHS is 1,800 people per GP, the average list size for the UK .
45

13.147 Figure 13.6 shows the health facilities (including GP surgeries, hospitals (including
those with A&E departments), dentists, pharmacies and opticians) that are local to the
area and those that cover a wider catchment, but one that extends to the application
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site. In some cases, for example hospitals, the catchments are quite large extending to
approximately 10 miles, which is a reflection of the rural nature and dispersed
population of the Cornish peninsula.
13.148 A telephone survey was conducted of the four GP surgeries within a 5 mile radius of
the application site. Dr Hamilton & Partners surgery confirmed that the application site
sits outside the surgery’s catchment. Both Dr Fairlie & Partners, and the Stennack
Surgery have confirmed that the application site is at the edge of their respective
catchments and therefore, it is not confirmed that they would cover the application
site; however, any requests to join the list would be considered.
13.149 Consequently, the closest surgery of Dr Higgs & Partners caters to the application site.
Table 13.3 GP Surgeries Capacities
Distance Miles

Best Practice
List Maximum

Surplus Spaces

Dr Higgs & Partners

0.44

14,400

4,130

Dr Fairlie & Partners

2.53

5,400

Accepting patients
but list size
unconfirmed.

Stennack Surgery

3.19

21,600

8,622

GP Surgery

Total

Circa 12,752

13.150 There is currently according to the NHS best practice measure of 1,800 patients per
GP, available capacity of 4,130 places on Dr Higgs & Partners list.
Other Healthcare Facilities
Hospitals
13.151 Figure 13.6 illustrates that there are six hospitals within a ten mile radius of the
application site. The closest facility, located in Hayle is St Michael’s Hospital, although
this has neither an Accident and Emergency Department (A&E) nor a Minor Injury Unit
(MIU).
13.152 The nearest MIU is at the Stennack Surgery in St Ives (3.19 miles), and the nearest
A&E at West Cornwall Hospital, Penzance which is 7 miles distant; however, it is
readily accessed from Hayle by the A30 that is a well maintained road and a major
artery for the Cornish region.
13.153 Therefore, although hospital services are distributed across the wider area, for a rural
region there is considered to be adequate coverage with two locations providing
emergency care if required.
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Dentists
13.154 Figure 13.6, there are two dentists located in Hayle, Hayle Dental Practice and the
Copperhouse Dental Surgery. Hayle Dental Practice, will accept new children (aged up
to 18 years) for NHS treatment, and will provide urgent dental care for patients
already registered with the practice. The Practice will not accept new charge exempt or
new fee-paying NHS patients.
13.155 Copperhouse Dental Surgery will not accept:


New fee-paying NHS patients;



New charge-exempt adults for NHS treatment;



New children aged 0-18 years for NHS treatment; and



Does not provide urgent dental access slots.

13.156 Three further dental surgeries, are located within a two mile and five mile radius, at
Carbis Bay and St Ives. However, all of these surgeries are also either not accepting
new patients or, specialise in orthodontics requiring referral from a dentist.
13.157 Locating an NHS dentist has been difficult since April 2006 when the most significant
reforms since the NHS’ establishment (in 1948) were introduced. In recognition of this,
several organisations have established campaigns for better NHS dental provision,
including ‘Which?’ . The NHS states:
46

‘Your primary care trust (PCT) is now responsible for local NHS dental services. This
means it:


Has money that must be used for local dental services,



Agrees contracts with NHS dentists for services that local people need,



Can influence where new practices are established, and



Is responsible for urgent and out-of-hours care in your area.

If a dentist moves, closes a practice or reduces the amount of NHS dentistry he or she
provides, the money to provide this service remains with your PCT for reinvestment in
NHS dentistry for the local community.’

47

13.158 Therefore, adequate NHS dental provision should be available within the area.
However for new patients, there is no immediate capacity and waiting lists can reach
up to 12 months. Thus, it is considered that there is currently a deficit of appropriate
NHS dentistry provision in the local area.
Pharmacies & Opticians
13.159 There is one pharmacy adjacent to the application site and a further two at
Copperhouse and Ventonleague, respectively. There is an opticians near Copperhouse.
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All of these facilities are located within a 2km radius of the application site (the
distance considered most likely to replace car travel with walking (paragraph 13.101))
and as mainly commercial businesses, are considered to adequately adapt to meet the
demands of the local population.

Summary
13.160 Deprivation in Hayle and the surrounding area manifests itself in the form of high
youth unemployment, a low mean income and a low percentage of people with higher
degrees. Interestingly, a high level of educational attainment at GCSE and A-level
demonstrates the depth of local aptitude, however, poor career prospects and
opportunities result in much of the younger population leaving the area and never
returning.
13.161 School and healthcare facilities are either currently meeting existing demand or in
deficit (for example, dentists). However, due to the rural nature of the county and
dispersed population, it is considered that Hayle is well-catered for in terms of
accessibility to the majority of the necessary local facilities.

ASSESSMENT OF POTENTIAL IMPACTS
Proposed Development’s Demographics
Population
13.162 The proposed development is anticipated to commence construction in 2011 with
occupation occurring at the earliest at the end of 2012, though this is more likely to
occur in 2013 onwards. The Average Household Size (AHS) within Cornwall is 2.29
persons per dwelling, thus the projected population increase as a result of the
development will be approximately 69 people. It is estimated that the proposed
development’s population will comprise 34 males and 35 females, based upon the
current demography within the LSOA.
Child Yield
13.163 It is generally accepted that new developments attract young families and generate a
greater proportion of young children compared to average statistics for existing,
established households. The number of children generated from a new development
has the potential to impact upon areas such as education provision and play space
within the local area, and as such, it is important that the potential child yield of any
new development is considered in the context of the current capacity of the local area.
13.164 Correspondence with the local Council

48,49

has confirmed that the current child yield

multiplier calculation is one primary and one secondary school place for every nine
houses built. Cornwall Council is currently undertaking research to update and enhance
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this calculation, although this is not anticipated before submission of this application.
Using the current child yield multiplier calculations for the area, the total child yield
from the approximately 30 units proposed as part of the outline residential element of
the hybrid application, will be 3.33 primary and 3.33 secondary school places.
13.165 The socio-economic impacts of the proposed development have been assessed against
the existing baseline conditions, the forecast population of the outline residential
development and the units therein proposed, and in the context of the employment
opportunities the proposed development is forecast to generate at both the
construction and operational stages.

Construction Phase
Primary Impacts – Construction Employment
13.166 Construction employment is important as it represents part of the continual supply of
work that construction firms, and local tradesmen, rely upon. Without such schemes,
construction and related employment opportunities are significantly reduced.
13.167 The scale of employment is a direct function of the scale and type of construction
project being undertaken, which in turn is reflected in the overall capital construction
costs. In an absence of detailed information regarding the recruitment practices of the
principal contractor, a calculation based upon Annual Business Inquiry (ABI)
construction sector data

50

has been made to estimate the likely impact on the local

area in terms of construction employment.
13.168 The average amount of construction expenditure required to support a construction job
for a year has been derived from the ABI’s data on the turnover of construction
businesses in Great Britain for 2008 (£223,322 million) divided by the number of
construction workers for that year (1,511,000)50.
13.169 The resulting figure of £147,797 is the approximate amount of capital construction
expenditure that supports one person year of employment. Based upon a ratio of the
capital construction cost of the build to the above figure, it is estimated that
approximately 304.5 gross person years of employment will be generated over the life
of the construction period for the proposed development.
13.170 Using a standard ratio of 10 person years of construction work being equivalent to one
permanent job in the economy , this is equivalent to some 30.5 permanent jobs in the
51

economy. It is important to note however, that this is a conservative estimate of
overall additional jobs to the economy over the long-term; essentially this is the
equivalent of 30.5 additional accountants or teachers in full-time employment for ten
years in the UK. The construction period duration has been identified as a minimum of
24 months, however, to account for potential construction employment generated as a
result of the outline aspect of the application being further developed, a conservative
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assessment of 36 months has also been made within this Chapter. Therefore, the
actual employment generated over that term will be for between approximately 152.3
to 101.5 construction jobs (dependent upon the duration of the construction phase).
13.171 As stated in paragraphs 13.85 to 13.86, since a peak in 2007, construction
employment levels have declined steeply. Therefore, there is a significant surplus of
construction workers, especially bricklayers, carpenters and plasterers, and it is
considered that there is more than sufficient to meet the employment demand. To
maximise local recruitment, there is a commitment to advertise job vacancies in local
job agencies and newspapers in accordance with ‘local and relevant postcodes’ to
maximise those employed locally.
13.172 Thus, there is anticipated to be a number of benefits from the construction phase of
the proposed development, in addition to the direct employment of between 152.3 to
101.5 employees from the locality and TTWA. There will also be those who will benefit
from skills training, resident employment opportunities and secondary impacts as
discussed below.
Secondary Impacts – Construction Phase Indirect and Induced Employment
13.173 Further to the direct employment generated from the construction of the development,
additional benefits will result from the construction phase. These secondary impacts
will arise from the need to purchase supplies for the proposed development (indirect
employment), and from the increased expenditure in the locality by the construction
workers (induced employment). Together this beneficial economic multiplier effect will
sustain and generate further economic activity in the area, boosting the local economy.
13.174 The concept of ‘additionality’ combines the direct and indirect employment impacts of
a proposal against the baseline position to identify the overall ‘net’ impact 24.
13.175 By undertaking an appraisal of the additional benefits using the adjustment factors
from Additionality Guide24, estimations of indirect and induced employment levels can
be calculated (for full details see Appendix 13.5). Three adjustment factors will be
applied to understand the employment arising from the construction stage.
Leakage
13.176 Firstly, a leakage factor will be applied; this estimates the proportion of outputs that
benefits those outside the target area, which is the town of Hayle and the TTWA. In
this case due to the isolated nature of the TTWA, in accordance with guidance provided
by English Partnerships24, a low level of leakage has been assumed at 10%, i.e. 90%
of benefits will be retained within the TTWA.
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Multiplier
13.177 The second adjustment factor will be a multiplier; this calculates the secondary
(indirect and induced) benefits as a result of the construction phase, as discussed
above. The multiplier adjustment factor varies according to the project size and
geographic area. Typically, the larger the project and geographic area under
consideration, the greater the multiplier factor. The multiplier factor is also influenced
by the likely number of local supply linkages, as the TTWA is relatively isolated it is
considered that there will be strong local supply linkages within the area. The
composite multipliers developed by English Partnerships are based upon two spatial
scales: the local level and regional level. The proposed development is not considered
to operate at the regional scale nor is its effects likely to remain within the local level.
Therefore, a high composite multiplier of 1.43 at a mid-point between the two spatial
scales has been applied24.
Displacement
13.178 Finally, a displacement adjustment factor will be applied. Displacement takes into
account the proportion of development outputs accounted for by reduced outputs
elsewhere. In respect to construction, this may result from competition for
construction staff that could result in delays and increased costs etc., although there is
unlikely to be a shortage of construction workers, as discussed above in paragraph
13.171. Nevertheless, for the purposes of this assessment this has been accounted for,
and estimated to be at a very low level of 10% in accordance with English
Partnerships24 guidance. Thus, the assessment of additional benefits should be
considered conservative.
13.179 Further to the ‘leakage’, ‘multiplier’ and ‘displacement’ adjustment factors from English
Partnerships24, it is also necessary to take account of ‘deadweight’. Deadweight can be
defined as the output that would have occurred in the event that the proposed
development is not brought forward. Consequently, it is necessary to subtract the
deadweight additional benefits from the proposed development’s additional benefits to
leave the net additional benefits the proposed development will bring forward over and
above those of any other scenarios.
Deadweight
13.180 The ‘Deadweight’ is considered to be what would occur if no development was brought
forward. The development is being promoted in the context of the Hayle Harbour
Regeneration proposals, for which there is a resolution to grant in 2009 (subject to the
Local Authority’s approval.
13.181 The Hayle Harbour Masterplan application identified for the South Quay area a variety
of uses, including, 260 residential units, 10,585m2 of retail (A1 – A5) floorspace,
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5,150m2 of office (B1) floorspace, and 2,000m2 of leisure and non-residential (D1 &
D2) floorspace.
13.182 As a result of the economic climate and the significant fall in the level of available gap
funding, the viability of the Masterplan application has continued to be marginal. There
are significant financial costs associated with the development of this site, including,
inter alia:


Site preparation by raising site levels;



Infrastructure costs associated with the introduction of utilities;



Repairs to the listed quay walls; and



Highway improvements.

13.183 However, the applicant recognises an opportunity to substitute for the element of the
development that was to be entirely funded by the private sector (South Quay and
Foundry Yard); and this fresh application will be anchored by the retail floor space for
which there is current demand.
13.184 In this regard, the previous Masterplan application has been precluded from being
brought forward on the application site. As a result, it is considered that the
Masterplan does not represent a viable deadweight alternative to the proposals.
Hence, were the proposed development not brought forward, this derelict brownfield
site would remain as it currently stands and consequently, it is not considered that
there is a deadweight alternative to the proposals.
Additionality Appraisal - Construction
13.185 The additionality analysis is summarised in Table 13.4 below, which shows the number
of direct gross and net construction jobs generated from the construction phase of the
proposed development, and the number of indirect and induced additional employment
opportunities during the same phase.
Table 13.4 Construction Phase Direct and Induced Employment
Construction Period
Construction Employment
Gross direct jobs
Estimated leakage (10%)
Gross local direct jobs
Less displacement (25%)
Net local direct jobs

24 mth

36 mth

152

102

15

10

137

92

14

9

123

83
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Construction Period
Construction Employment
Plus multiplier effects (1.43)

Total net local jobs

24 mth

36 mth

53

36

176

118

13.186 Over the construction period that is anticipated to last approximately 24 to 36 months,
the peak construction employment requirement for the proposed development is
estimated to be between 123 to 83 people, which represent the net local direct
employment generation. The additional opportunities arising via induced and indirect
employment is estimated to be 53 to 36.
13.187 Overall the total net local employment opportunities resulting directly from the
construction phase of the proposed development are between 176 to 118, which is
considered to be a temporary Moderate Positive impact at the local level.

Operational Phase
Primary Impacts – Operational Phase Direct Employment
13.188 Full details of the proposed development are contained at Chapter 2.0: Proposed
Development of this ES. As a final tenant has not as yet been ascertained for the retail
units, the operational employment details are not available. In their absence, the scale
of the opportunities arising from the commercial space can be forecast through the
application of ‘employment densities’. The term ‘employment density’ refers to the
average floorspace per person in an occupied building. It is a measure of intensity of
use and indicates how much space each person occupies within the workplace .
52

13.189 The Arup Economics and Planning publication Employment Densities: A Full Guide52
(hereafter, ‘The Guide’), provides advice to appraisers of regeneration and economic
development projects on the employment densities associated with different types of
property use. The Guide was prepared for English Partnerships and the Regional
Development Agencies for forecasting the job creation potential of proposed
developments.
13.190 Section 2.3.1 of The Guide notes:
‘Figures for floorspace in economic development and regeneration projects should
typically be gross internal…; and
‘Density

figures

have

been

adjusted

to

show

gross

internal

floorspace…per

52

workspace…’

13.191 Section 2.5 of The Guide notes for the purposes of planned regeneration and economic
development projects at the pre-development stage, ‘the number of workspaces’
should be calculated. It is noted that development may generate more ‘full-time
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equivalent’ (FTE) employees than workspaces but that the accurate calculation of FTE’s
is only possible where the future occupier of a development is known. Accordingly,
calculation

of

the

prospective

number

of

occupied

workspaces

provides

for

‘conceptually sounder’ forecasts, however, this is likely to represent a conservative
appraisal.
13.192 ‘Workspaces’ are defined as the number of desks and/or posts, whilst ‘full-time
equivalent’ is a calculation of the total number of hours worked by part-time staff
(including permanent and on-site contract staff) each week divided by the number of
hours in the working week (usually 37.5 hours).
13.193 To forecast the number of ‘workspaces’ associated with the proposed development and
quantify the benefits, recommended employment densities have been applied 52 to the
following uses and areas shown in Table 13.5 below that also shows the corresponding
forecast employment opportunities.
Table 13.5 Projected Permanent Employment
GIA (m2)

Employment
Density (GIA)

Projected
Employment

5,230

1 per 19m2

275

433

1 per 90m2

5

As either: A1

407

1 per 90m2

5

Or: A3

407

1 per 13m2

31

1,990

1 per 90m2

22

372

1 per 13m2

29

Uses
Class A1 Supermarket
Cinema
Retail/ Restaurant
Units F & G

3 Non-Food Retail Units (A, B, & C)
Restaurant

336 to 362

Total (dependent upon A1 or A3 for units F & G)

13.194 The forecast figure of 336 to 362 employment opportunities reflects the end use of the
supermarket and retail units. It should be acknowledged that The Guide notes that ‘a
development may generate more full-time equivalents than workplaces’; therefore,
this prediction should be considered a conservative scenario.
13.195 The commercial aspects will employ approximately 336 to 362 whole time equivalent
(WTE) people when operational that are considered to be gross long-term additional
employment opportunities for the local area.
13.196 To understand the net additional benefits of the proposed development’s operational
employment, however, an additionality appraisal has been applied.
13.197 There are different adjustment factors for particular use classes. For example, leakage
is assumed to be higher for B1 employment uses, which have a wider employment
catchment and often require more highly skilled employees than retailing, leisure and
hospitality uses. The latter tend to be lower skilled in nature and more accessible to a
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wider component of the labour force and therefore tend to draw more on the local
catchment area. The displacement factor also differs for different employment uses;
B1 typically causes less displacement when compared to retail uses. Thus, as the
proposed development is retail in nature, the adjustment factors have been selected
on that basis, as discussed below.
13.198 For the purposes of this assessment, an overview for the rationale of applying each
(leakage, displacement and multiplier) is provided below applicable to the proposed
development. As previously discussed in paragraphs 13.180 to 13.184, it is considered
that there is not a viable deadweight alternative to the proposed development.
Therefore, this has not been assessed.
Leakage
13.199 This is the proportion of outputs that benefit those outside the development target
area i.e. outside the town of Hayle and the TTWA.
13.200 The appropriate leakage rate is influenced by factors including accessibility, suitability
and surrounding environment. As previously discussed the TTWA is significantly
isolated and therefore, accessibility to the town of Hayle situated on the western tip of
the Cornish Peninsula is not comparable to that of a more central town. Accordingly, it
is considered unlikely that the additional value of the proposed development’s
operational employment would ‘leak’ outside of the TTWA or even Hayle itself
significantly.
13.201 With regard to suitability and the surrounding environment, it has been established
that the area is suffering from the continued out migration of the 18-24 age group and
that this group has seen a recent increase in the number of Job Seeker’s Allowance
claimants, therefore, there is a high degree of suitability for lower skilled and
accessible employment opportunities that retail offers. Further, the flexibility of retail
work ensures that it is suitable to a number of people who may benefit from some
additional income through undertaking part-time employment.
13.202 As such, due to the considerations outlined above and in accordance with guidance
provided by English Partnerships24, a low level of leakage has been assumed of 10%.
Displacement
13.203 Displacement

arises when a

project

takes a market

share

(product

market

displacement), or labour, land or capital (factor market displacement) from other
existing local firms or organisations producing the same goods or providing the same
services.
13.204 For employment purposes, depending upon the target group, displacement affects the
number of absolute jobs that are created. At the local level, the guidance provided by
English Partnerships24 suggests that displacement can be influenced by:
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‘The accessibility of the employment type, for example lower-skilled positions are
more accessible in terms of the breadth of potential employees’ suitability and
therefore are less likely to cause displacement as there is more likely to be
available staff, this is also intrinsically linked to…



…market buoyancy, if local markets are buoyant and staff are in short supply then
displacement will be greater than where there is a surfeit of suitable applicants
due to poor market buoyancy; and



Knock-on effects, should a proposal result in displacement from existing jobs due
to staff relocating, in overall terms, absolute jobs have not been lost but ‘freed –
up.’

13.205 In terms of displacement, the proposed employment opportunities (A1 and A3) are
typically considered lower-skilled placements that are readily accessible to a large
proportion of the economically active population. Further, as unemployment in the
area is relatively high there is a ready supply of labour locally. However, due to the
relatively poor transport accessibility in Cornwall, it is considered likely that some
residents of Hayle employed further afield, for example in Penzance, will seek to
relocate to jobs within the proposed development, to reduce their daily commute. As
such, there will be some displacement from wider locations. However, as stated above,
in absolute terms this will free-up employment opportunities rather than remove jobs
although there would be costs associated with recruitment for those businesses.
Therefore, due to the current lack of buoyancy in the local market, leading to high
unemployment and low-skilled nature of the employment opportunities created,
displacement has been set at 15%.
Multiplier
13.206 Similarly to the construction phase, it is likely that an influx of employees and new
residents will support secondary employment within existing businesses in the local
area. The wider TTWA may also be supported through supplies needed by the
operating businesses (also known as induced employment).
13.207 The multiplier takes account of additional employment generated indirectly as a result
of the proposed development and this is influenced by the type of development
brought forward. For the retail and A3 uses, a multiplier of 1.3 has been used as per
English Partnerships’ guidance.
13.208 The additionality appraisal is summarised in Table 13.6 below.
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Table 13.6 Additionality Appraisal – Total Operational Employment Effects
Proposed Development
Operational Employment

Gross direct jobs
Estimated leakage (10%)
Gross local direct jobs
Less displacement (15%)
Net local direct jobs
Plus multiplier effects (1.3)

Total net additional local effects

Assuming
F & G: A1

Assuming
F & G: A3

336

362

34

36

302

326

45

49

257

277

77

83

334

360

13.209 The gross direct employment opportunities are considered to be 364 to 385 arising as
a result of the proposed development. Following the consideration of displacement and
leakage factors, the net local direct employment opportunities arising as a result of the
proposed development are considered to be 257 to 277 likely to be filled by those
living within Hayle and the TTWA. The significance of this direct employment effect is
considered to be a long-term Major Positive effect at the local level.
Secondary Impacts – Operational Phase Indirect and Induced Employment
13.210 An additional 77 to 83 indirect and induced employment opportunities are estimated as
a result of the proposed development; that are likely to include lower skilled
employment opportunities that are, in general, more likely to be filled locally 24. This is
considered a long-term Moderate Positive impact at the local level.
13.211 It is clear from the baseline conditions assessment that the town of Hayle would
benefit from further employment opportunities, particularly those that are accessible to
the 18-24 age bracket. The retail nature of the proposed development would provide
lower skilled employment opportunities and flexible working opportunities that would
suit both the 18-24 age bracket and other residents seeking to generate a second
source of income, which is known to be lower in CIoS. Overall, the proposed
development is considered to contribute positively to the economic well-being of local
residents.
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Primary Impacts – Operational Phase Housing Provision
13.212 To establish the additional benefits resulting from the proposed outline market
residential component of the development, an additionality appraisal has been applied.
Leakage
13.213 Leakage is not considered to apply to the market dwellings as they are intended to
provide regeneration to the area through improvements to the application site and the
promotion of a new community that will bring increased spending into the local area.
Therefore, there is no ‘target’ market and as such, ‘leakage’ cannot occur.
Displacement
13.214 With regards to the proposed development, there is demand for housing of all tenures
in both the Local Area and the TTWA as detailed earlier in this Chapter. Consequently,
product market displacement of housing in the local area has not been accounted for.
Factor market displacement, which may arise due to competition for construction
workers and subsequent reduced housing outputs elsewhere, has been accounted for
at a very low estimate of 5%. It should be noted that displacement of construction
workers has also been accounted for in the construction employment appraisal so this
represents a conservative scenario.
Multiplier
13.215 Multipliers are not applicable to the additionality assessment of housing provision.
Table 13.7 Additionality Appraisal – Housing Effects
Market Housing
Gross Direct Housing Units
Estimated Leakage

Proposed Development
30
0

Gross Local Direct Affects

30

Less Displacement (5%)

1.5

Net Local Direct Effects
Plus Multiplier Effects

Total net additional local effects

28.5
0

29

13.216 Table 13.7 demonstrates that the Local Area and the TTWA will benefit from a
minimum net additional 30 market residential units as a result of the proposed
development compared to the existing situation (see also Appendix 13.5).
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13.217 The provision of such units in a mix of sizes and types will enable a greater range of
access for local residents seeking to move into accommodation better suited to their
circumstances. Whilst the outline proposals do not include for provision of affordable
housing units, further development will honour all provisions stated within the Hayle
Harbour Masterplan regarding affordable housing provision, including those regarding
the trigger points requiring affordable units to be brought forward on-site once a
threshold of market units has been reached. The proposed development does not pass
this agreed threshold and as such, will not bring forward affordable housing as part of
these proposals, although it will comprise an element of future proposals. Therefore, it
is considered that the provision of an additional 29 market residential units (following
displacement) would result in a Minor Positive impact.
Impacts on Local Schools’ Provision
Demand on Primary Educational Facilities
13.218 The predicted child yield from the proposed development is 6.66 children of which 3.33
would be primary school aged.
13.219 Although it is recognised that across Cornwall there is a surfeit of surplus places, these
are not located in the environs of Hayle and it does not entail that these can be
accessed by the forecast primary aged child yield.
13.220 Although the proposed development will lead to only 3.33 primary aged children,
appropriate local capacity does not exist, therefore the development is considered
likely to result in a Minor Negative impact upon local primary school provision.
Demand on Secondary Educational Facilities
13.221 As discussed under the baseline section, the closest secondary school, Hayle
Community School, is at capacity and the next nearest facility that has some spaces
available (St Ives School) is nearly 3 miles away, which would not be accessible on
foot according to PPG13’s best practice standard. Further, the nearest post-16
provision is over five miles away with only a few places available, thus, adding further
constraints to students wishing to undertake A-Level qualifications, a prerequisite for
most universities.
13.222 Since the Education and Skills Act 2008

53

the mandatory education/training age has

been raised to 17 years from 2013. As such, children who entered secondary education
in September 2008 will be expected to continue some form of education/training for a
further year past the current school leaving age of 16.
13.223 Consequently, it is considered that the 3.33 secondary aged children the proposed
development is forecast to generate would lead to a Minor Negative impact on local
secondary education provision.
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Demand on Local Health Facilities
GP Surgeries
13.224 As stated within the baseline analysis at paragraph 13.150, Dr Higgs & Partners
surgery located 0.44 miles distant from the application site has an available list
capacity of approximately 4,130 places based on the NHS best practice guide of 1,800
persons per GP.
13.225 The proposed development is forecast to generate 69 persons, which are considered to
be adequately catered for by the available list at Dr Higgs & Partners surgery.
Therefore, the proposed development is considered to have a Negligible impact upon
local GP surgery capacity.
Hospitals
13.226 The baseline assessment established that there are several hospitals within an
accessible radius of the application site, with St Michael’s Hospital located in Hayle, an
MIU at Stennack Surgery in St Ives just over 3 miles away and an A&E department at
Penzance 7 miles away via a direct route along the A30.
13.227 As such, it is considered that the proposed development would have a Negligible
impact upon secondary and hospital care provision in the local area. However, this
assessment is based upon the continued local provision of St Michael’s Hospital which
is under consideration, although no confirmed plans have been made 21. Should this
alter then it is considered likely that the proposed development would potentially result
in negative impact, albeit a minor one.
Dentists
13.228 Current NHS dentist provision within the whole of Cornwall is stretched and locally, in
proximity to the application site, there is no access to a dentist providing NHS care. As
such, it is considered that the proposed development would exacerbate the situation
and therefore, the likely impact is considered to be Major Negative.
Pharmacies & Opticians
13.229 As both pharmacies and opticians are typically commercial enterprises, they will
expand to meet their customer base, either by increasing the number of staff and/or
enlarging or moving to new, larger premises.
13.230 There is a pharmacy and an opticians within walking distance (2km) of the application
site. Therefore, it is considered that the proposed development would have a
Negligible to Minor Positive impact upon pharmacy and opticians provision, as an
increased customer base could lead to better, larger businesses.
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Reduced Crime/Fear of Crime
13.231 Although, the application site and its environs are not considered to suffer from above
average levels of crime, it is considered likely that the current derelict nature of the
site could increase the propensity for local residents (particularly vulnerable groups) to
feel higher levels of fear of crime in the area.
13.232 The overall physical rejuvenation of the application site will help the local area in terms
of crime reduction/fear of crime. The proposals will mean the development of a
previously under-utilised site, and is anticipated to result in a more secure
environment on and around the site. Accordingly, the design has been drawn up in line
with the ‘Secure By Design’ principles.
13.233 The development of the application site will enhance the public realm and improve
natural surveillance that will act as a deterrent to criminal acts such as vandalism. To
ensure that street cleanliness is maintained, street furniture will include bins to seek to
minimise any litter along the historic quay.
13.234 Given the existing levels of crime deprivation, at the application site. The significance
of this is rated as long-term Negligible to Minor Positive at the local level.

MITIGATION MEASURES
Construction Phase
Construction Employment
13.235 As the construction employment impact is considered to be temporary Moderate
Positive, mitigation measures are not deemed necessary. However, the impact could
be enhanced through advertising of employment opportunities in the local papers to
improve the take-up rate by local residents. Further, as youth employment is a
particular issue in Cornwall and the local area, a commitment to actively promote
opportunities including on the job training and work experience for 16-25 year olds
would be beneficial.

Operational Phase
Operational Phase Direct Employment
13.236 As for the construction employment, the operational direct employment is considered
to result in a Major Positive impact and as such mitigation measures are not
required. However, as described above, the benefits to the local community could be
maximised by a commitment to advertise positions locally and to promote the
employment of 16-25 year olds where feasible; ways in which this can be achieved
other than direct employment include, by:
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Offering an Apprenticeship; or



Providing experience of work, through: a graduate internship, a work placement
scheme, or through a mentoring scheme.

Operational Phase Indirect and Induced Employment
13.237 Due to the Moderate Positive impact at the local level on indirect and induced
employment, specific mitigation measures are not required; however, the benefits to
the local community of induced and indirect employment may be enhanced through
promoting local purchasing policies as a facet of the operational activities of the final
commercial tenants.
Operational Phase Housing Provision
13.238 Due to the identified Moderate Positive impact of the proposed market units,
mitigation measures are not required.
Impacts on Local Schools’ Provision
Demand on Primary Educational Facilities
13.239 The proposed development is anticipated to result in a Minor Negative impact upon
local primary school provision; therefore, it is recommended that a reasonable and
relevant financial contribution is negotiated with the Local Authority to ensure that
suitable provision is available to cater to the primary yield from the proposed
development at either Penpol School or Bodriggy Primary School.
Demand on Secondary Educational Facilities
13.240 As the forecast impact upon secondary level provision is anticipated to be a Minor
Negative, it is recommended that a reasonable and relevant financial contribution is
negotiated with the Local Authority to ensure that suitable provision is available to
cater to the secondary yield from the proposed development at Hayle Community
School and that measures are promoted to ensure that constraints to post16 education
are mitigated.
Demand on Local Health Facilities
GP Surgeries
13.241 As the proposed development is predicted to have a Negligible impact upon local GP
surgery capacity, no mitigation measures are proposed.
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Hospitals
13.242 As the proposed development is predicted to have a Negligible impact upon hospital
provision, no mitigation measures are proposed.
Dentists
13.243 Due to the identified deficit in the current provision of NHS dental care in the local
area, the proposed development is considered to have a Major Negative impact. To
mitigate this, it is recommended that a reasonable and relevant financial contribution
is negotiated with the Primary Care Trust to ensure that suitable NHS dental care
provision is available to cater to needs of the future residents of the proposed
development.
Pharmacies & Opticians
13.244 As the proposed development is predicted to have a Negligible to Minor Positive
impact upon pharmacy and opticians provision, no mitigation measures are proposed.
Reduced Crime/Fear of Crime
13.245 As the proposed development is predicted to have a Negligible to Minor Positive on
crime and fear of crime, no mitigation measures are proposed.

RESIDUAL IMPACTS
Construction Phase
Construction Employment
13.246 Following the recommended enhancement measures, the residual impact is considered
to potentially improve from a Moderate Positive impact, to Major Positive impact.

Operational Phase
Operational Phase Direct Employment
13.247 Following the recommended enhancement measures, the residual impact is considered
to remain a Major Positive impact.
Operational Phase Indirect and Induced Employment
13.248 Following the recommended enhancement measures, the residual impact is considered
to remain a Moderate Positive impact.
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Operational Phase Housing Provision
13.249 The residual impact is predicted to remain a Minor Positive impact.
Impacts on Local Schools’ Provision
Demand on Primary Educational Facilities
13.250 Following the recommended mitigation measures the residual impact is considered to
be mitigated to a Negligible impact.
Demand on Secondary Educational Facilities
13.251 Following the recommended mitigation measures, the residual impact is considered to
be mitigated to a Negligible impact.
Demand on Local Health Facilities
GP Surgeries
13.252 The residual impact is predicted to remain a Negligible impact.
Hospitals
13.253 The residual impact is predicted to remain a Negligible impact.
Dentists
13.254 Following the recommended mitigation measures, the residual impact is considered to
be mitigated to a Negligible impact.
Pharmacies & Opticians
13.255 The residual impact is predicted to remain Negligible to Minor Positive.
Reduced Crime/Fear of Crime
13.256 The residual impact is predicted to remain Negligible to Minor Positive.

SUMMARY & CONCLUSIONS
13.257 The proposed development is anticipated to result in the generation of up to 176
construction employment opportunities including induced and indirect employment.
Further, up to 360 operational employment opportunities may be generated (including
induced and indirect employment). Both the construction and operational employment
generation is considered to result in a Major Positive impact for the local area,
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particularly given the lasting impacts of the recent economic crisis and the continued
effects on out-migration of the 16-25 year old population seeking employment.
13.258 The proposed development will provide 30 market housing units that will afford Hayle
with a greater breadth of dwelling type built to a high sustainability and liveability
standard.
13.259 The introduction of the considerable public realm provision particularly the promenade
and proposed footbridge linking the site to Penpol Terrace and the Foundry town
centre will create a unique new civic amenity space that can we enjoyed by both future
residents and the existing local community.
13.260 Following suitable mitigation measures, it is considered that the proposed development
will have a Negligible to Minor Positive impact upon health care provision and
education provision, a Minor Positive impact upon crime.
13.261 Overall, the proposed development is considered to bring forward considerable benefits
to the local area and kick-start the regeneration of the harbour at a time when the
current baseline social and economic conditions require intervention to alleviate the
deprivation experienced.
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14.0 ENERGY
INTRODUCTION
14.1

This Chapter presents a review of the relevant national, regional and local policy
objectives with regards to energy, and details the current baseline conditions of the
application site and surrounding area with respect to energy consumption. A worstcase scenario of the proposed development is developed (based on a development
built to current standards). From this, mitigation measures, in line with best practices,
have been identified, and the residual impacts examined.

LEGISLATIVE CONTEXT
National Legislation
Building Regulations
14.2

The Building Regulations 2000 (England & Wales) set out standards and requirements
that individual aspects of building design and construction must achieve. The
'functional' requirements are also considered in a series of Approved Documents that
provide general guidance in common building situations.

14.3

In total, there are 14 technical areas that each Approved Document provides practical
guidance on, including fire safety, ventilation, hygiene, drainage and access. Approved
Document Part L (Conservation of Fuel and Power) of the Building Regulations deals
with the energy efficiency requirements:
Approved Document Part L – the Conservation of Fuel and Power
'Reasonable provision shall be made for the conservation of fuel and power in buildings
by:
a. limiting heat gains and losses:
i. through thermal elements and other parts of the building fabric; and
ii. From pipes, ducts and vessels used for space heating, space cooling and hot
water services;
b. providing and commissioning energy efficient fixed building services with effective
controls; and
c. providing to the owner sufficient information about the building, the fixed building
services and their maintenance requirements so that the building can be operated in
such a manner as to use no more fuel and power than is reasonable in the
circumstances.'
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14.4

On 1st April 2002, Part L of the Building Regulations came into force, with a view of
reducing heating costs, conserving fuel and protecting the environment from the
effects of climate change. However, to ensure that Part L of the Building Regulations
were in line with the commitments made in the Energy White Paper (2003) of reducing
CO2 emissions from buildings, and to implement the Energy Performance of Buildings
Directive (EPBD), amendments to the Approved Document were made in 2006.

14.5

On 6th April 2006, the amends to the 2002 version of Part L of the Building Regulations
were implemented, introducing new energy efficiency requirements and other relevant
changes, which included:


A single calculation method was introduced (setting maximum CO 2 emissions for
the whole building), replacing the three methods of demonstrating compliance;



The CO2 emissions standards for new buildings were raised by between 20% and
28% compared to 2002 standards (dependant on the type and size of building);
and


14.6

Standards for work on the existing buildings were generally higher than in 2002.

More recently, with the introduction of new planning policy and legislative drivers,
identified above, a need to reconsider and revise the 2006 editions of the Approved
Documents L has been identified. The latest revision to the document, the 2010
version of Part L, was adopted from October 2010.

14.7

Within the updated 2010 version of Part L, a number of changes have been made,
including the following:


The Target Emissions Rate (TER) is no longer based on a 2002 notional building
and an improvement factor but will take an ‘aggregate approach’ for the nondwellings sector. The TER will be based on a building of the same size and shape
as the actual building, constructed to a concurrent specification, provided in the
2010 NCM modelling guide. This approach has been adopted, as the level of
improvement that can be reasonably expected is considered to vary significantly
across the building sector; a blanket improvement factor is therefore inequitable.
Therefore, some buildings (e.g. those buildings that use a higher load of lighting
versus, say, hot water) will be expected to exceed the 25% reductions target,
while other buildings will be allowed to achieve less than 25%;



In order to assist Building Control Officers to enforce regulations, design-stage
submissions must be accompanied by a copy of the design specifications. This will
also increase the emphasis on commissioning to ensure that systems perform as
intended. This is also to enable the Building Controls Officer to be able to check
that the relevant elements are in place. Should any changes be made to the
building to the design stage list of specifications, a list of these changes must be
provided to the Building Control Officers, as well as a certificate signed off by a
suitably accredited energy assessor; and
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Accredited construction details that cover building elements, such as thermal
bridging will no longer make assumptions. Under the 2010 Building Regulations,
each of the junctions will need to be measured, multiplied by the appropriate psi
value (values supplied by the SAP 2009 document), and added up to produce an
‘effective’ y value.

14.8

In addition to the revisions that will be implemented in 2010, the Government has also
announced further revisions to Part L that will be used as a catalyst of achieving the
target for zero carbon dwellings by 2016 and zero carbon non-domestic buildings by
2019. It is expected that amendments to the Part L documents will expect a 44%
improvement of the Target Emission Rate (TER) or the CO2 emissions of a new building
in the 2013 revision (relative to the 2006 requirements) for domestic buildings and an
aggregated 44% improvement of the TER for non-domestic buildings.

PLANNING POLICY CONTEXT
14.9

There are a number of international and national policy drivers for increased energy
efficiency and reduced carbon dioxide (CO2) emissions, which have been introduced to
address the issue of global warming and the implications of climate change. This
includes the Kyoto protocol on an international level, and in response to the UK
governments commitment to this, national policies have been developed such as the
Energy White Paper , PPS22 and Supplement to PPS1 .
1

14.10

2

3

In addition, regard must be given to the existing Regional Planning Guidance for the
South West (RPG 10) (September 2001)4 and the emerging Development Plan system,
which at the regional level comprises the Regional Spatial Strategy for the South West
(RSS)5 that was intended to replace RPG 10 and the saved policies from the Cornwall
Structure Plan7. The RSS was in the process of being prepared and, in July 2008, the
Secretary of State published the Proposed Changes6 to the RSS. However, as
discussed above, this process has now been suspended as part of the Government’s
move towards Localism.

14.11

More recently, Community Secretary Eric Pickles notified local planning authorities on
27th May 2010 that he was to imminently revoke Regional Spatial Strategies; this was
unilaterally undertaken with immediate effect on 6 th July 2010.

14.12

Subsequently, Cala Homes (South) Ltd challenged the revocation and on 10 th
November 2010 the High Court ruled that the act had been unlawful. In response, the
Department for Communities and Local Government has stated that this judgement
does not affect the Government’s direction to ignore the RSS’. The rationale for this is
that the RSS’ will be formally removed as a result of a clause to be included within the
Localism Bill that is expected to begin its passage before Parliament in December
2010.
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14.13

Consequently following the High Court’s judgement, the regional level of planning
policy remains in abeyance until it is formally revoked and thus, policy guidance
remains in the first instance at the national and local level. However, Regional Planning
Guidance (RPG) and emerging RSS’ have been confirmed by Cornwall Council as
material considerations until the new legislation is brought forward. As such, relevant
policies contained within the RPG have been included within the planning policy context
section of this Chapter.

14.14

On a regional level, the Regional Planning Guidance for the South West (RPG10), and
the REvision2020 strategy provides the policy drivers and objectives for energy
efficiency for major developments within the South West region, at the local level,
Cornwall Structure Plan, the draft Renewable and Low Carbon Supplementary Planning
Document (currently out at consultation) and the saved policies of Penwith Local Plan
outlines the approach for projects referable at the local level.

14.15

The current Statutory Development Plan for the area comprises the saved policies from
the Cornwall Structure Plan (September 2004)7 and the saved policies from the North
Cornwall Local Plan (September 2007)8.

International and National Policy
Climate Change Act 2008
14.16

On 26th November 2008, the UK Government published the Climate Change Act 2008,
the world's first long-term legally binding framework to mitigate against climate
change. Within this framework, the Act sets legally binding targets to increase
greenhouse gas emission reductions through action in the UK and abroad from the
60% target to 80% by 2050. In addition, there is an interim target that the carbon
budget (i.e. the CO2 emissions) must be at least 26% lower than the 1990 baseline.
Energy White Paper

14.17

The Energy White Paper: Our Energy Future – Creating a Low Carbon Economy1 is a
change in direction for energy policy in response to the increasing challenges faced by
the UK, including climate change, decreasing domestic supplies of fossil fuel and
escalating energy prices. The Energy White Paper sets four priorities:


Cutting the UK’s carbon dioxide emissions - the main contributor to global
warming - by some 60% by about 2050, with real progress by 2020;



Security of supply;



A competitive market for the benefit of businesses, industries and households;
and
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14.18

Meeting the Challenge A White Paper on Energy1 published in 2007 sets out the
Government’s international and domestic energy strategy to respond to changing
circumstances, address long-term energy challenges and deliver on the four energy
policy goals set in the Energy White Paper 2003.
PPS1: Planning and Climate Change Supplement to Planning Policy Statement
1

14.19

PPS1 Planning and Climate Change Supplement to Planning Policy Statement 1
strengthens the drivers for energy efficiency, low and zero carbon technologies (LZCs),
and the setting of specific carbon reduction targets. Planning and Climate Change Supplement to PPS1 specifically requires planning authorities to ‘expect a proportion of
the energy supply of new development to be secured from decentralised and
renewable or low-carbon energy sources’ and to ‘set out a target percentage of the
energy to be used in new development to come from decentralised and renewable or
low-carbon energy sources where it is viable’ within Local Development Documents.
PPS 22: Renewable Energy

14.20

PPS22 Renewable Energy seeks to deliver the Government’s vision for a low carbon
economy as detailed in the Energy White Paper and promotes the generation of
renewable energy.

Regional Policy
Regional Planning Guidance for the South West (RPG10)
14.21

The Regional Planning Guidance for the South West (RPG10)

9

was approved in

September 2001 and sets out a broad development strategy for the period to 2016
and beyond.
14.22

Within RPG10, Policy RE 6: Energy Generation and Use sets out the current and
adopted regional approach with regards to energy within the South West of England:
‘Local authorities, energy suppliers and other agencies should:


Support and encourage the region to meet the national targets for:
o

A 12.5% reduction in greenhouse gas emissions below 1990 levels by 20082012 and a 20% reduction (from 1990 levels) in carbon dioxide emissions by
2010;

o

A minimum of 11-15% of electricity production to be from renewable energy
sources by 2010;

o

Encourage and promote the greater use of renewable energy sources,
including community-based projects, such as Combined Heat and Power and
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Community Heating and their integration into more energy efficiency new
build or redevelopment proposals; and
Have

o

full

regard

to

the

recommendations

and

detailed

background

information contained in the report Renewable energy assessments and
targets for the South West.’
REvision2020:

South

West

Renewables,

Electricity,

Heat

and

On-site

Generation Targets for 2020
14.23

Within the draft RSS, local planning authorities are advised to consult REvision2020:
South West Renewables, Electricity, Heat and On-site Generation for 2020 (REvision
2010)

10

to set feasible and viable targets within the Development Plan Documents

(DPDs).
14.24

This document, which was the outcome of the project funded by the Government
Office for the South West (GOSW) in partnership with the South West Regional
Assembly (SWRA) took forward the REvision2010 target setting report, to extend to
2020, with the objective for the outcomes of REvision 2020 to be incorporated within
the RSS.

14.25

In particular, Section 3 of the REvision 2020 promotes sustainable energy use within
new development and regeneration. The following policy in particular, provides details
on the approach that new development should take with respect to energy efficiency
and renewable sources.
Policy E5 Sustainable Energy within Development Proposals
‘All developments will include a proportion of their energy from renewable sources.
Major developments will be expected to provide, as a minimum sufficient on-site
renewable energy to reduce carbon dioxide emissions from energy use on site by 20%.
Proposals for major developments must be accompanied by an energy use assessment
which sets the baseline for the calculation of the proportion of on site generation and
describes the measures that are being taken to put the ‘Energy Hierarchy’ into effect.’

Local Policy
Cornwall Structure Plan
14.26

The Cornwall Structure Plan, adopted in 2004 sets out the policies to guide change in
development and transport over the 10-15 years, and to provide a basis for local
authorities to make planning decisions and for drawing up more detailed plans. A
number of policies have been formally saved by the Secretary of State. The following
policies that have been saved have been identified as being of relevance to this ES
Chapter.
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Policy 3 Use of Resources
‘Development must be compatible with the prudent use of natural and built resources
and energy conservation. Development should:


… facilitate energy conservation and the utilisation of renewable energy sources
reducing energy consumption and CO2 emissions…’

Policy 7 Renewable Energy Resources
‘Provision should be made for renewable energy generation to maximise environmental
and economic benefits whilst minimising any adverse local impacts.
A range of technologies for renewable energy production (for heat and electricity) will
be encouraged. Schemes for electricity generation will contribute to a Cornwall target
of about 93MW of installed capacity from renewable resources by 2010. This should be
through development that increases local benefits, particularly diversification of the
rural economy, and minimises any adverse effects on the natural or built environment.
In respect of land-based wind energy, the scale and location of development should
respect landscape character and distinctiveness and reflect, in particular, county-wide
priorities to avoid adverse effects on the Area of Outstanding Natural Beauty,
significant intrusion into coastal landscapes, and the unreasonable proliferation of
turbines in the landscape.’
Renewable and Low Carbon Energy Supplementary Planning Document
14.27

The Renewable and Low Carbon Energy Supplementary Planning Document (SPD)

11

is

a document, currently out for public consultation, produced by Cornwall Council to
provide additional planning guidance for development proposals regarding renewable
and low carbon energy in Cornwall.
14.28

Fundamentally, this draft SPD11 sets out the principles of the Energy Hierarchy
(described below in paragraph 14.56), and the different options for incorporating low
and zero carbon technologies with respect to existing and new developments of a
varying scale. The SPD also provides guidance with regards to community projects,
delivery options and financial considerations, set within the policy framework context.
Penwith Local Plan

14.29

The Penwith District Local Plan

12

was adopted in February 2004; a number of the

policies from this document were ‘saved’ by the Secretary of State in September 2007.
Until the Local Development Framework for Cornwall Council becomes adopted, these
saved policies form material consideration within the Penwith District area. The
following policies have been identified as being relevant with regards to this ES
Chapter.
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Policy GD-2
‘The design and layout of development should:


Respect traditional patterns of development and building styles, forms and
detailing;



Incorporate materials that are in keeping with the locality;

And where appropriate:


Maximise passive solar gain and utilise energy efficient building types…..’

Policy CS9
‘Proposals for renewable energy schemes will be permitted provided that any adverse
impact on the character or nature conservation interests of the surrounding area or
likely significant disturbance by noise, smell, dust, vibration or maintenance activities
are outweighed by the need for the development. Where proposals involve the
generation of energy from wind power they must not conflict with Policy CS-10.’

Key Drivers
14.30

As identified in this section above, there are a number of key legislative and policy
drivers existing at the national, regional, sub-regional and local level, relating to
energy consumption and new developments. In addition, the design of the proposed
development has progressed in line with the commitments and the conditions
associated with the wider Hayle Harbour Masterplan Outline application, including the
following relevant drivers:


Target a BREEAM ‘Very Good’ for commercial elements and Code for Sustainable
Homes (CSH) Level 4 rating; and



A 10% reduction in CO2 emissions to be achieved, measured against the Building
Regulations standards in place at the time of the application being submitted.

14.31

As such, the design of the proposed development, as well as the impacts and
mitigation measure that have been identified within this ES Chapter have been
informed by these key drivers.

ASSESSMENT METHODOLOGY
Scope of the Assessment
14.32

The scope of this assessment has been restricted to the likely impacts associated with
the proposed building uses on-site. While it is recognised that the proposed
development will result in impacts on energy consumption arising from a wide range of
activities, this assessment has sought to identify and assess the most significant
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impacts (both unmitigated and residual) associated with the proposed development –
i.e. from the direct building use, which is considered to be the main source of energy
consumption on-site. This will be compared not only against the baseline (at the local,
district and regional context) but also against the unmitigated scheme (i.e. the worstcase scenario).
14.33

In addition, the assessment will identify the residual impacts associated with not only
improving the building fabric and services, but also those mitigation measures that will
have result in providing guidance and increasing behavioural awareness amongst
building occupants and visitors.

14.34

With regards to transport impacts, while it is acknowledge that there will be energy
consumption associated with the proposed development, it is not possible to quantify
the CO2 emissions associated with the development, as it is dependant on a number of
factors including the type of vehicle, as well as the length and number of journeys
undertaken. Nonetheless, transport issues, at both the construction and operational
stages have been assessed, including its cumulative impacts with respect to noise &
vibration and air quality. These are dealt with separately within the respective
technical chapters of this ES, with appropriate mitigation measures to reduce the
number of private car usage, and encourage the use of sustainable modes of transport
(e.g. public transport and cycling). As such, transport impacts are not assessed within
this Chapter.

Assessment Methodology and Approach
14.35

The methodology used to undertake the assessment of impacts associated with the
operation of the building uses on-site as part of the proposed development has
involved the following stages:


Establishment of the baseline conditions;



Utilising benchmark figures (taken from CIBSE Guide F16, sample SBEM modelling
calculations for similar schemes, Energy Savings Trust’s Guidance on Energy
Efficiency and the Code for Sustainable Homes15 (Level 4) and CIBSE Technical
Memorandum 46 Energy Benchmarks (TM46)13) to establish the unmitigated
scheme or the worst-case scenario. The worst-case scenario is defined as the
proposed development complying with current building regulations (2006 version)
and energy supply from conventional fossil fuel sources;



Recommendations and mitigation measures in line with the widely accepted
Energy Hierarchy of prioritising and incorporating energy efficiency measures,
followed by consideration of district energy networks (both on and off-site), and
renewable technologies, where feasible and appropriate; and



Residual impacts for the mitigated scheme.
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14.36

The methodology used to estimate the energy demand assessment for the unmitigated
scheme has been informed by the guidance in the following publications:


CIBSE Technical Memorandum 4613;



Energy Consumption Guide 19 (ECON19)14;



Building Research Establishment Domestic Energy Model (BREDEM) 12;



The Standard Assessment Procedure 2005 and 2009;



CE291 Energy Efficiency and the Code for Sustainable Homes Level 4 ;



CIBSE Guide F16.

15

Limitations to Methodology
14.37

The assessment of the proposed development has been based on best practice
benchmark figures. It is recommended that as the design of the proposed development
progresses further, particularly for the residential element (which is currently in outline
only), that detailed modelling using government-approved software is undertaken to
further refine the calculations presented within this Chapter. However, for the
purposes of this ES, this accepted approach is considered to be appropriate in
assessing the likely impacts arising from the proposed development.

14.38

Moreover, as the design of the proposed development (both for the retail and
residential elements) have progressed and the contractor has been appointed, further
details of the specific construction equipment and activities associated with the
proposed development will be available. From this, a quantitative estimate of the likely
energy consumption associated with the construction phase can be made; from which
targets to monitor, report and reduce CO2 emissions can be made.

BASELINE CONDITIONS
14.39

The application site is currently an under-used brownfield site, with previous structures
removed and demolished. Therefore, the baseline energy consumption at the
application site is currently zero.

14.40

In addition, as part of the baseline, local and regional baseline emissions will be
established to establish the geographical context and extent of the proposed
development gas and electricity consumption.

District, Regional and National Baseline Emissions
14.41

While the current baseline condition for the application site specifically is zero, the
energy consumption at the district (Penwith), regional (South West), and national level
have been identified, to set the proposed development within the national context. As
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such, based on the most up-to-date data available (2007), the baseline emissions of
the application site set within its geographical context is identified below .
17

Table 14.1 Gas and Electrical Consumption at District, Regional and National
Level for 2007 (GWh)
Domestic
Gas

Penwith District
Council
South West England

Commercial and Industrial

Electricity

Gas

Electricity

GWh/year

GWh/year

GWh/year

GWh/year

236.3

165.2

54.4

126.4

27,146.2

27,146

13,906

15,228

United Kingdom

1,034,975

315,410

Table 14.2 CO2 Emissions from Gas and Electrical Use at District, Regional and
National Level for 2007 (ktCO2)
Domestic
Gas

Penwith District
Council
South West England

Commercial and Industrial

Electricity

Gas

Electricity

ktCO2/year

ktCO2/year

ktCO2/year

ktCO2/year

20.3

14.2

4.7

10.9

2,334.2

949.2

1,195.7

1,309.4

United Kingdom

88,992.2

27,120.5

ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
14.42

At the construction phase of the proposed development, there will be an increase of
energy consumption associated with construction activities on-site, including use of
site equipment and machinery, ancillary uses for workers, and transport movements of
construction workers and of materials and machinery to and from the site.

14.43

While the precise details of the construction of the proposed development will be
known once the contractor has been appointed, key performance indicators have been
utilised to estimate the potential energy use provided by the Construction Statistics
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Annual. Based on the estimated overall capital construction costs for the proposed
development, the proposed development will result in approximately 69,120 kgCO 2.
14.44

Compared with the current baseline on-site, where is currently a disused brownfield
site, any activity on-site at the construction and operational phase will result in an
increase of energy use on-site. As such the impacts arising form energy use during the
construction phase of the proposed development has been considered within its
geographical context at the district level. The impacts associated with energy use
during construction phased will be temporary in nature. Moreover, when compared
with the baseline operational energy use within Penwith, the predicted amount would
amount to less than 1%. On this basis, when taken in its geographical context at
borough level, the impacts from the construction of the proposed development is
considered to be Negligible

Operational Phase
14.45

Based on the area schedule, the annual CO2 emissions from the proposed development
constructed to 2010 Building Regulations standards have been estimated.

14.46

In order to establish the unmitigated scheme or worst-case scenario for the proposed
development, Part L of the current Building Regulations (2010) has been used as the
minimum benchmark. This is captured within the Target Emission Rate (TER) – the
maximum allowable CO2 emissions per m2 for the building, as designed for energy in
use for heating, hot water and lighting and as defined by Approved Document L1A
(residential) and L2A (non-residential buildings).

14.47

Pursuant to this, initial energy demand calculations associated with the proposed uses
on-site have been undertaken, providing a ‘worst-case’ scenario from which mitigation
measures (i.e. energy efficiency measures and opportunities to incorporate or connect
to low and zero carbon renewable energy systems) can be provided.

14.48

An estimate of the energy loads and demand for the commercial element proposed
development has been undertaken by applying ‘good practice’ published benchmark
data (kWh/m2) from Table 20.1 of CIBSE Guide F16 and Table 1 of CIBSE TM46 Energy
Benchmarks13. These benchmark figures are based on upper limits of pre-2006 energy
consumption data, as benchmark data from buildings built to comply with Building
Regulations Part L2 2006 or 2010 is currently not available. However, as subsequent
revisions of Part L have brought about a significant improvement in energy efficiency
from buildings since 2002, the ‘good practice’ benchmark data from CIBSE Guide F has
been updated to reflect the anticipated CO2 savings by reducing the 2002 benchmark
data by an average of 44% in accordance with the average improvement factor from
Approved Document Part L2A.

14.49

In addition, the emissions likely to be generated during the operation of the residential
element of the proposed development have been estimated by using the target
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emission ratings (TERs) developed by the Energy Savings Trust. This EST report
presents a number of scenarios that have generated emissions targets associated with
Building Regulation Part L1A compliant dwellings; in turn these figures have been used
as benchmarks to estimate likely emissions at the proposed development. The
benchmark data applied in this assessment is shown in Table 14.3 and Table 14.4
below.
Table 14.3 2002 ‘Good Practice Energy Benchmarks Updated to 2010
Benchmarks for Proposed Development
2002 Good

2010 Good
kWh/m2/yr

Gas
Foodstore

a

Retail Warehouse
Cinema

b

a

Food Production, and
Food and Beverage
'Restaurant (with
bar)’a
Residential (houses)
a

a

Elec

Gas

Elec

200

915

112

512

170

70

95

39

515

135

288

76

1,100

53

616

364

62.5

43.75

30

28

From CIBSE Guide F Table 20.1 ‘Fossil and electric building benchmarks’

From CIBSE TM46 Energy Benchmarks Table 1 ‘Benchmark categories and values’
c

From Energy Savings Trust – CE291 Energy Efficiency and the Code for Sustainable Homes Level 4
scenarios15
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Table 14.4 Energy Demand for Unmitigated Scheme (kWh/year rounded to
nearest 100’s).
Predicted Annual
Delivered Energy
Requirements for:

14.50

CO2 Emissions Arising
1
from

Total CO2
Emissions

Gas

Electricity

Gas

Electricity

kWh/year

kWh/year

kgCO2/year

kgCO2/year

kgCO2/year

Foodstore

585,800

2,679,900

113,600

1,130,900

1,244,500

Retail

228,200

94,000

44,300

39,700

84,000

Cinema

124,900

32,700

24,200

13,800

38,000

Restaurant

229,200

135,400

44,500

57,100

101,600

Residential

104,000

97,000

20,200

40,900

61,100

Site Total

1,272,100

3,039,000

246,800

1,282,400

1,529,200

The proposed development is expected to generate approximately 1,529 tonnes of
CO2, which would increase the total CO2 emissions for Penwith District (50,100 tonnes)
would be increased by approximately 3.1%. This is considered to be a Moderate
Negative impact at the local context, and a Minor Negative at the district level.
Nonetheless, this is expected as an inevitable consequence of any new development of
this scale built to current standards.

MITIGATION MEASURES
Construction Phase
14.51

As stated at paragraph 14.30 above, and within the stand-alone Sustainability and
Energy Statement, the applicant and the team are committed to achieving a BREEAM
‘Very Good’ and a CSH Level 4 rating for the proposed development. Within the
BREEAM and CSH frameworks, a number of credits relating to management of site
impacts as a result of the construction of developments are available. With respect to
energy, under the BREEAM 2008, the team have targeted the maximum number of
credits that are available, within the current framework, under the following credits.
The BREEAM requirements to demonstrate compliance to these credits are considered

1
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to be highly appropriate mitigation measures that will enable the contractors to reduce
energy consumption associated with the construction of the proposed development as
far as practicable.
Man 2 – Considerate Constructors
14.52

This credit seeks to recognise and encourage construction sites that are managed in an
environmentally and socially considerate and accountable manner. The team are
currently targeted two credits where the contractor must achieve a CCS Code of
Considerate Practice score between 32 and 35.5 across the following eight sections:

14.53



Considerate;



Environmentally Aware;



Site Cleanliness;



Good Neighbour;



Respectful;



Safe;



Responsible; and



Accountable.

Further details of the Considerate Constructors Scheme is provided in Chapter 3.0:
Development Programme & Construction in Volume 1.0: Main Text & Figures of this
ES.
Man 3: Construction Site Impacts

14.54

This credit seeks to recognise and encourage construction sites managed in an
environmentally sound manner in terms of resource use, energy consumption and
pollution. Four credits are available under Man 3; currently, the team are targeting the
maximum number of credits that are available. In order to achieve this, the contractor
will be required to target as a minimum six of the following:


Monitor, report and set targets for CO2 or energy arising from site activities;



Monitor, report and set targets for CO2 or energy arising from transport to and
from site;



Monitor, report and set targets for water consumption arising from site activities;



Implement best practice policies in respect of air (dust) pollution arising form the
site;



Implement best practice policies in respect of water (ground and surface) pollution
occurring on the site;
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Main contractor has an environmental materials policy, used for sourcing of
construction materials to be utilised on site; and


14.55

Main Contractor operates an Environmental Management System.

The commitment to monitor, report and set targets for CO 2 or energy arising during
the construction phase of the proposed development will be in line with best practice
guidelines, and in context of the wider Construction Environmental Management Plan;
further details are provided in Chapter 16.0: Construction Environmental Management
Plan of this ES.

Operational Phase
14.56

The energy assessment will take guidance from the Energy Hierarchy, which is a
recognised and adopted structure in energy assessments and strategies as referenced
and detailed within the REvision 2020 report 10 and the draft Renewable and Low
Carbon Energy SPD11. The Energy Hierarchy adopts a set of design development and
decisions regarding energy, balanced with the need to optimise environmental and
economic benefits under the following steps:


‘Reduce the need for energy;



Use energy more efficiently;



Supply energy from renewable sources; and



Ensure that any continuing use of fossil fuels should use clean technologies and be
efficient.’

14.57

It is considered that the above principles for carbon reduction are most appropriate
from both a practical and financial perspective. The industry is broadly in agreement
that energy efficiency and low carbon technologies have the greatest impact in
offsetting CO2 emissions. Therefore, it is logical to encourage enhanced mitigation
through energy efficiency and low carbon technologies in the first instance as opposed
to applying renewables as a first option at a significantly greater cost.

14.58

Consequently, as a result of the above principles, the consideration of passive design
measures and energy efficiency measures are recommended as a first step in ensuring
that the base energy demand for the unmitigated development is minimised as far as
practicable.
Passive Design Measures and Energy Efficiency Measures
Foodstore, Cinema and Retail Units

14.59

A number of passive design measures and energy efficiency measures have been
incorporated, which have informed the design progress for the retail element of the
proposed development. Further measures are also recommended with respect to
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installing energy efficient equipment, which will be considered and incorporated, where
appropriate and necessary, once the tenant for each of the units become known.
14.60

As part of the design evolution of the proposed development (which will continue as
the tenants become known during the fit-out stage), the following passive design
measures and energy efficiency measures have been designed in, to ensure that the
commercial elements of the proposed development will achieve improvements against
previous Building Regulations. This is equivalent to a 44% reduction against 2002
Building Regulations or a 25% reduction against 2006 Building Regulations that will
meet current 2010 Building Regulations.
Passive Solar Design

14.61

Passive design measures allow heating through solar gain and as such, reducing the
need for heating. It is considered that this technique will be particularly useful in
ancillary office or staff areas, which could include optimising natural ventilation
through the use of openable windows, and the incorporation of shades and/or blinds
on the glazing to provide occupant control.

14.62

In addition, the foodstore will incorporate fenestration to balance season heat gain and
the provision of daylighting, which would reduce the need for artificial lighting.

14.63

The building fabric will be designed to have low U-values, improving upon maximum
Building Regulation values, to help retain heat in winter months and exclude heat
during summer months.

14.64

The need for heating and cooling will further be reduced by constructing a more
airtight building and reducing the air permeability to well below the maximum values
described in the Building Regulations.
Efficient Lighting

14.65

The opportunity to reduce lighting levels has been assessed and will result in the
>1,000 lux standard level associated with a retail store being reduced to <500 lux.

14.66

The use of high efficacy light fittings (such as low bay and dimmable fittings) in
switched

zones

and

P.I.R

(Proximity

Infra-Red)

sensor-controlled

lighting

in

unoccupied zones will also reduce electrical energy use whilst ensuring minimum safe
lighting standards are maintained in the commercial spaces.
14.67

External lighting in the car park will be made as energy efficient as possible through
use of the highest efficacy lighting, with the minimum lux level required for safe
lighting and dawn to dusk time switches that also utilise photo cell operation.
Fan Efficiency

14.68

The use of high efficiency fans and economical duct sizing to ensure pressure losses
are kept to a minimum will help to reduce energy use. Fan inverters will also ensure
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that the speed of each fan is controlled to more accurately match the duty and the fan
load, which can reduce average fan energy use by as much as 50%.
14.69

As with fans, selected pumps will be high efficiency models, which will be contained
within a pipe network designed to minimise frictional energy losses. Inverter drives will
also ensure that the energy required to operate the system matches demand.
Heating and Hot Water Control

14.70

Wherever possible, a good level of heating and hot water control will be provided,
equally in terms of programming daily on-off times and supplying thermostatic
radiators for occupant control as required.

14.71

In addition, a modern pre-insulated variable flow piping system for low-pressure hot
water distribution will be incorporated. Variable flow pipework systems utilise variable
speed pumps, which respond to reduced demand and decrease the flow of the pumps
to match the load of the system. This is a highly cost effective measure that,
importantly, will achieve considerable savings in pump energy.
Heat Recovery System

14.72

The proposed development will incorporate a heat recovery system, which utilises the
heat produced as a by-product from the proposed development’s cold room
condensers to pre-heat the supply air handling units and the building’s domestic hot
water.

14.73

A typical cooling system uses refrigerant to remove heat from the area to be cooled;
the refrigerant absorbs heat and changes to a gas. Without a heat recovery system,
this heat is dissipated to the surrounding area and is wasted. The heat recovery
system uses the ‘waste’ energy that would normally be dissipated by passing the
refrigerant gas through a heat exchanger and using the heat produced to warm the
water storage tank.

14.74

Use of this technology would require installing a heat exchanger to operate in parallel
with the normal air cooled condenser units, with controls to ensure that the heat
produced by the condensers can be recovered by passing the refrigerant through the
water heat exchangers so it can be pumped as a low grade hot water source (at
around 25-35°C) through the circuit.

14.75

This low grade hot water can then be used either to pre-heat the supply air to the
warehouse via a coil mounted in each of the air handling units, placed in front of a coil
operating on the high grade heat recovered from a CHP unit; or to pre-heat the
domestic water storage cylinder before it is brought up to higher temperatures by a
CHP or other boiler type unit.
Cooling

14.76

Some spaces within the buildings will need mechanical cooling to provide an
environment where fresh produce can be stored. Other spaces will require cooling to
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provide a productive workspace. In order to provide this amenity with the minimum of
carbon dioxide emissions, the following measures are recommended:

14.77



High summer temperature setpoint: > 24oC; and



Cooling plant with high seasonal Coefficient of Performance (CoP).

Similarly to the heating infrastructure, a modern pre-insulated variable flow piping
system for water distribution will also be incorporated.
System Performance and Monitoring

14.78

A good control system with the ability to identify areas where energy use is high will
ensure that energy use is managed and energy waste is minimised.

14.79

The use of computer-based control and management systems such as DDC (Direct
Digital Control) or BEMS (Building Energy Management System) will provide accurate
and robust control of equipment and monitor resulting energy use. A well installed and
commissioned control system will reduce energy use and maintain comfort levels
within each area of the building, whilst also providing updates to ensure regular
maintenance and inspection is carried out.

14.80

In addition, the DDC/BEMS can be combined with energy metering to provide feedback
to the building management team who can target and monitor energy saving
measures. An alarm can also be fitted to the system that will alert the building user
when energy use to a particular system exceeds the calculated or expected use
thereby facilitating fault-finding amongst the building systems.
Thermal Mass

14.81

The UK is experiencing hotter and drier summers, as demonstrated by the fact that the
last 10 years have seen nine of the ten warmest years since records began

18

(up to

2006). Consequently, current thinking is about designing for climate change and a
warmer future UK climate. Therefore, the ability to ventilate a property adequately and
minimise the risk of summertime overheating is being given greater priority than ever
before.
14.82

Whilst it is important to design for increasing summertime temperatures, there is still a
need to minimise heat loss and use of fuel for winter heating (and at the same time
increasing profits for commercial businesses). In this regard, the design of the external
envelope and structural frame of the proposed development has been given much
consideration and utilises materials that not only provide high insulation values, but
also have a high thermal mass. The use of a concrete floor would constitute a
reasonable thermal mass that will provide a level of natural attenuation of heat gains
during hot weather and the positive effects of retaining heat during cold weather if the
slab is contained within the thermal envelope. This therefore, would reduce the
requirement to cool or heat the buildings.
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Residential Dwellings
14.83

The proposed residential dwellings will be designed to incorporate a number of passive
design measures and energy efficiency measures to reduce heating, cooling and
electrical loads it, which will be informed by best practice guidance provided by the
Energy Savings Trust. This is considered to result in beneficial reductions in overall CO 2
emissions when compared with previous Building Regulations, and are integral to
meeting current 2010 Building Regulations. Passive design mitigation measures to be
incorporated include:


High performance building facades designed to promote shading in the summer
and passive solar heating in the winter, to target fabric with improved U values of:



o

Roof: 0.13 W/m2K;

o

Exposed walls: 0.15 W/m2K;

o

Doors: 1.0 W/m2K

o

Windows: 1.4 W/m2K;

Solar reflective coatings with high light transmission factors to reduce solar heat
gains while maintaining good daylight penetration;



Average daylight factors in dwelling areas to be maximised as far as practicable to
promote the use of natural daylight over artificial light;



100% of all fixed internal lighting is dedicated low energy with suitable lighting
controls;



Air permeability of 3m3/m2.hr @ 50Pa or less;



Use of Accredited Construction Details to reduce thermal bridging to 0.04 y value;



Local control to each heating/cooling (where applicable) zone; and



Isolation and set back control of non-occupied areas.

Combined Heat and Power
14.84

Currently, there are no viable sources of heat within the vicinity of the application site
that the proposed development could connect to; as such the appropriateness of
installing a Combined Heat and Power (CHP) engine for the proposed development has
been undertaken, taking into account of the technical feasibility as well as the
operation, management and maintenance of a CHP unit on-site.

14.85

CHP is only a renewable source when it is powered by biofuel. However, even when it
is used in combination with fossil fuels such as gas and diesel, it is still more energy
efficient than obtaining energy from the national grid.
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14.86

Power stations that generate electricity for the national grid are only 35%-45%
efficient. This is reduced a further 5% due to the transmission losses arising from the
long distances between the power stations and the buildings they serve. This is a poor
use of fossil fuel and has high carbon emissions per unit of electricity produced. CHP
can increase the efficiency of power generation and the fuel use up to 75-80%, see
Figure 14.1. By making use of the waste heat created as a by-product of producing
electricity, and using this heat to warm buildings. Transmission losses are minimised
by on site generation and so gas fired CHP can be seen as a relatively carbon efficient
means of energy supply.
Figure 14.1 Sankey Diagram of Gas fired CHP versus Grid Electricity and Gas
Fired Heating

14.87

Although the use of CHP results in an overall net reduction in emissions, as identified
in Figure 14.1, the increase in fuel combustion would result in an increase in localised
emissions and an impact upon local air quality. The application site is not defined as
being within an Air Quality Management Area (AQMA) 19; nonetheless, point source
modelling to identify any potential impacts arising from a CHP unit for the proposed
development has been undertaken. Details of this assessment are provided within
Chapter 7.0: Air Quality of this ES, and are not replicated here.

14.88

CHP is effectively a mini power station with heat reclaim and minimal distribution
losses due to its close proximity to the load. The power and heat usually serve a single
building or site.

14.89

As CHP incurs a significantly higher capital cost compared to conventional gas fired
boilers, to maximise efficiency it is important that the CHP plant operates for as many
hours as possible and matches closely the base heat and power loads so that neither
heat nor electricity is generated but not utilised (resulting in ‘dumping’). For example,
although it would be more cost-effective to size the CHP to match electricity demand,
this would require an unacceptable amount of heat dumping. In terms of running
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hours, as a ‘rule of thumb’, CHP should be running for approximately 5,000 hours per
year.
14.90

Therefore, as the thermal demand is usually the limiting factor and to ensure the CHP
system operates for as many hours as possible, the summer thermal demand
(principally hot water) is generally a key factor used for sizing gas CHP. Excess
electricity can be exported to the gird but as gas and diesel CHP is not considered a
renewable technology, the electricity does not attract Renewable Obligation Certificates
(ROCs) and as such the financial gains are minimal when compared to the capital cost
of a larger CHP system.

14.91

It is assumed that conventional gas fired boilers will provide the top up heat for the
sites peak winter requirements. It will be necessary, however, to balance the
summertime thermal demand with the sites electrical demand for optimum efficiency.

14.92

Given the hybrid nature of the planning application, and as the tenants for the
commercial retail elements (including the foodstore) is currently unknown, the
approach has not been to bring forward a centralised site-wide heating network to
serve all elements of the proposed development. A site-wide system at this stage is
likely to be less attractive to any potential retailers as this may require the
involvement of an Energy Servicing Company (ESCo) to finance, operate, maintain and
manage such a system. Involvement of an ESCo may help to raise initial capital to
contribute towards the costs of installing a CHP. ESCos may reach an agreement with
a developer, usually prior to the design and construction of projects, to supply the
energy services for the owners/tenants for a set period, usually 20-30 years. For this
exclusivity of supply the ESCo will make a capital contribution towards the central
plant costs, which contains a CHP, and will oversee the management and operation of
the equipment and billing arrangements.

14.93

Unfortunately, due to the relatively small scale of the proposed development, and
therefore heating loads at South Quay, the likely revenues to be generated from the
sale of heating and power to the management company is likely to be so small that the
business case for an ESCo to get involved is poor. Most ESCos do not entertain
proposals from developers unless they can provide their services to 250 homes. This in
itself would pose some questions in terms of how the infrastructure would be financed,
as well as ensuring the long-term maintenance and management of the system. In
addition, the involvement of an ESCo will mean less flexibility and is likely to be more
costly to the retailer (making the scheme less attractive to potential tenants). It is
noted that following the involvement of a retailer to the foodstore operation, a reassessment of the district heating provision to the residences should be undertaken.
Foodstore

14.94

It is considered that a local CHP system providing a localised heating system could
become economically and technically viable and can be accommodated on-site. The
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base heating load is the determining factor which will size a potential CHP for the
foodstore; the proposed foodstore indicate that the base load is likely to be present
even in summer months. Following the incorporation of energy efficiency measures to
achieve a 2010 Building Regulations compliant building, an on-site gas-fired CHP unit
may provide up to a 15.9% CO2 reduction against a 2010 Building Regulations
compliant building.
14.95

From initial calculations, cooling is likely to be required all year round and therefore a
base load is present at the development. However, the size of the baseload is not big
enough to be served by commercially available absorption chiller; these requiring a
base cooling load of around 750kW to become viable. The loads to be met therefore
mean that is not practicable for the proposed development. Additionally the carbon
reducing potential of absorption chillers is very dependant upon the carbon penalty
associated with grid sourced electricity – national plans to increase the renewable
content of grid electricity may in the long-term mean that vapour compression chillers
are more carbon efficient over the life of the buildings.
Residential

14.96

The provision of a CHP to meet the base thermal load for the residential units alone at
South Quay is not considered to be economically viable due to the small load to be met
by a potential CHP. Arguably a renewable technology (assessed below) could serve this
load more economically.

14.97

Nonetheless, should the selected retailer for the foodstore choose to offer or sell any
excess heat to its adjacent buildings on or near-site (including the residential units),
this is something that can be considered pending further investigation without the
operational and contractual challenges associated with the involvement of an external
ESCo as described above. On this basis, the indicative spacing reserved for the energy
centre within the foodstore has been adequately sized to accommodate a larger CHP
unit, to serve not only the foodstore but for other elements being brought forward as
part of this proposed development.
Future Proofing

14.98

The scheme has been designed to be future ready so that it may make best use of
efficient

distribution,

with

current

and

future

technologies.

The

necessary

infrastructure will be provided to link with other potential decentralised energy
generation schemes should these come forward in the vicinity, (e.g. should the
Wavehub scheme be considered technically feasible and commercially viable) and
connection is practical and feasible, following completion of the proposed development.
It should be noted, however, that permission to connect to decentralised schemes in
the vicinity will be subject to agreement with third parties and not guaranteed.
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14.99

Subject to discussions and agreements with third parties, the proposed development
could benefit from potential networks as they become operational. The integration of
the proposed development into a district-heating infrastructure supplying energy would
result in significant carbon reductions.

14.100 Finally, the provision of the compatible heating systems and the accessibility of the
central plant for the proposed development (in addition to the ability to connect to
potential energy distribution networks in the vicinity) also facilitates the adoption of
emerging, and as yet, undeveloped technologies, such as fuel cells and ‘the hydrogen
economy’, once these become commercially and technically viable.

RENEWABLE TECHNOLOGIES
Technologies Excluded from Analysis
14.101 The renewable energy feasibility study has excluded the analysis of fuel cells, largescale wind, hydroelectricity and piezoelectric technologies for incorporation at the
proposed development. As the application site is within close proximity to sensitive
ecological designations, the use of micro-hydro power from the enclosed sluice gates
have been ruled out from this assessment.

Technologies Included in Analysis
Heating and Hot Water Provision
14.102 It should be noted that renewable technologies such as biomass boilers and solar
thermal panels are designed to meet thermal loads (heating and hot water). Ground
source heating will also provide thermal energy for heating (and reverse cycle ground
source systems can also provide cooling where there is a demand). Biomass boilers
would be sized to meet the summertime hot water load, as these boilers operate best
as a ‘baseload’ technology and do not work well as ‘top up’ boilers. CHP plants are also
designed to meet ‘baseload’ heat demand. Solar thermal panels are generally sized to
meet up to 50-60% of the total annual hot water demand and therefore, supply a
significant proportion of the summertime hot water requirements, thus, reducing the
‘baseload’ available for other technologies.
14.103 Consequently, technologies supplying a thermal output do not complement CHP,
particularly biomass and solar thermal, as their use would reduce the baseload heat
demand available to be met from the CHP and thus, lower CO 2 reductions savings from
CHP.
14.104 Therefore, with respect to the foodstore, renewable technologies supplying heat have
been excluded within this assessment. However, as the feasibility of connecting to the
on-site CHP unit is dependant upon further investigation by the tenants, once known
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and occupied, heat supplying renewable technologies have been considered as
appropriate for the non-food retail, restaurant and the residential units.
Solar Hot Water
14.105 Solar thermal panels are used to produce hot water and consist of roof mounted
collector panels that make use of heat energy from the sun and use it to heat water
circulating in a closed loop. Usually this heat is then transferred via a heat exchanger
into a hot water storage tank that is also heated by a gas or other boiler.
14.106 Two main types of solar water heating system are used in the UK; flat plate collectors
and evacuated glass heat tubes. Flat plate collectors circulate water around a black
coloured receiver plate that is heated by direct sunlight and to some extent by indirect
light; heat being retained by a thermally glazed panel above. Evacuated glass heat
tubes are more efficient, particularly in the UK, as they can work more effectively at
low solar radiation levels. They are however, more expensive than flat plate collectors.
They consist of rows of parallel transparent glass tubes, each containing an absorber
tube which converts the sunlight into heat energy.
14.107 It is considered that solar technologies are appropriate for the scheme. As the
residential element progresses to detailed design, the team will consider the
specification of solar thermal panels on available roofspace to help achieve the 25%
reduction against 2010 Building Regulations, in order to achieve the target CSH Level 4
rating, particularly where connection to the on-site CHP unit of the foodstore is not
deemed to be technically or financially viable. Any savings from solar thermal panels
will be in addition to savings associated with energy efficiency measures above the
current 2010 Building Regulations, as well as from other renewable technologies such
as PVs.
14.108 For the stand-alone non-food retail buildings, there is potential for solar technologies
to be accommodated on roofspace. However, owing to the small demand and load for
domestic hot water, the sizing of solar thermal technologies will be restricted by this
(retail building uses will require significantly less domestic than other uses, such as
residential dwellings or hotels). Therefore, while it is technically feasible to integrate
solar thermal panels on the roofs, the team have considered other renewable
technologies, which are likely to be more cost-effective and provide greater carbon
savings.
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Figure 14.2 Solar Thermal Evacuated Tube Panels

Figure 14.3 Diagram of Large Scale Solar Thermal Installation

Ground Source Heat Pumps
14.109 Ground source heat pumps (GSHP) extract heat from the ground. GSHPs work on the
principle that the below ground temperature is more constant compared to above
ground. In the winter months, the belowground temperature is warmer than above
ground and the heat carrier fluid circulating within the absorber pipes absorbs the
heat. This heat energy is then raised by a compressor (using the compression cycle)
and through a heat exchanger, distributed via a low temperature distribution system
such as under floor heating, to satisfy a proportion of space heating requirements.
GSHP systems are not suitable for satisfying high temperature hot water demands.
14.110 As Figure 14.4 indicates, there are a number of configurations for GSHP systems. A
horizontal collector system is likely to be the more preferred option, compared with a
vertical collector system, which are considered more appropriate for site’s with limited
area. A key component of this technology is the heat exchanger. Larger heat
exchangers deliver greater heat transfer and are, therefore, more efficient but they
have a higher capital cost.

395

Chapter 14.0: Energy
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Figure 14.4 Diagram of Different Configurations of Ground Source Heat Pumps
Systems

14.111 ‘Reversible’ heat pumps systems are also available that give the potential for provision
of space cooling, if required. These systems extract coolth from the ground during the
summer months and heat during the winter months.
14.112 It is important to establish ground conditions (depth of soil cover, the type of soil or
rock and the ground temperature) at the application site; as confirmed within Chapter
9.0: Soil Conditions, Groundwater & Contamination, the application site is underlain by
Marine and Estuarine Alluvium.
14.113 Figure 14.5 below shows the existing borehole records that are recorded by the British
Geological Survey, which demonstrates that there are currently no recorded boreholes
on-site.
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Figure 14.5 Existing Borehole Records20

14.114 While further investigation is required to assess the suitability of incorporating a
ground source heating system on-site, this is likely to be cost-prohibitive as these
types of systems would require instruction of a specialist installer; these additional
costs would undermine the financial viability of the project. On this basis, ground
source heat pumps have not been considered appropriate for the proposed
development at South Quay.
Air Source Heat Pump
14.115 Air source heat pumps (ASHPs) absorb heat from the outside air; the heat is then used
to warm water for radiators or underfloor heating systems, or to warm the air within a
dwelling. ASHPs work on a similar principle to a fridge, which extracts heat from its
inside. An evaporator coil, mounted outside absorbs the heat; a compressor unit then
drives refrigerant through the heat pump and compresses it to the right level to suit
the heat distribution system. Finally, a heat exchanger transfers the heat from the
refrigerant for use, depending on which of the two main types of systems (identified
below) is installed:


Air to air system - produces warm air which is circulated by fans to heat a home;
and



Air to water system - uses heat to warm water. Heat pumps heat water to a lower
temperature than a standard boiler system; therefore, these systems are more
suitable for underfloor heating systems than radiator systems, requiring less space
to incorporate, compared with an air to air system.
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14.116 The efficiency of ASHPs is measured by a coefficient of performance (CoP) - the
amount of heat produced compared to the amount of electricity needed to run them.
As ASHPs produce less heat than traditional boilers, buildings must be well insulated
and draught-proofed to ensure that the heating system is effective.
14.117 Using air instead of the earth as a heat source mean that ASHPs have a lower CoP
than GSHPs, resulting in less carbon savings for a similar sized heat pump. However,
the key issue when considering the potential carbon savings of ASHPs is the carbon
content of grid electricity. The cleaner the grid electricity, the better the carbon
savings from ASHPs; given the legally binding UK carbon reduction targets, it is likely
that ASHPs installed with an estimated operational period of 25 years will be better in
carbon terms compared with traditional condensing gas fired boilers.
14.118 In addition, ASHPs are becoming increasingly popular in the UK, largely due to the fact
that there is no need for extensive excavation, requiring far less space and are more
easily installed than GSHPs. Buildings do not have to be re-engineered to obtain heat
from a different fuel source should gas become scarce, expensive or a 'dirty' fuel,
compared to electricity.
14.119 The incorporation of ASHPs have been considered for the stand-alone retail units, the
cinema and the restaurant for the proposed development and have been sized on the
estimated heating and cooling loads (based on benchmarks provided within BSRIA
Rule of Thumb guidance ).
21

14.120 Based on these benchmarks, it is proposed that ASHPs with a maximum combined
thermal capacity of 264kW, a CoP of 3.5 and an operational period of 500 hours per
year will result in a maximum 10.4% CO2 reduction for the stand-alone retail
elements. For the cinema, based on a thermal capacity of 61kW, this will result in a
maximum 5.3% reduction of CO2 emissions, and a 1.7% reduction of CO2 emissions
for the restaurant, which has a 52kW thermal capacity. The sizing of the ASHPs will be
refined and determine once the final building use and tenants for these units are
confirmed.
Biomass Boiler(s)
14.121 Biomass boilers replace conventionally powered boilers with an almost carbon neutral
fuel such as wood pellets. The fuel is classed as an almost carbon neutral because the
CO2 released during the burning of biomass is balanced by that absorbed by the plants
during their growth, see Figure 14.6. below.
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Figure 14.6 Biomass Life Cycle

14.122 The site could allocate space for these boilers and storage of the fuel and it may be
possible to source the fuel from within the south of England, although this will need to
be designed in. It should also be noted, however, that fossil fuels are utilised in the
production, processing and transportation of biomass fuels and therefore care should
be taken when choosing the fuel supplier and the distance and method for
transportation.
14.123 Furthermore, although many biomass burners will meet Clean Air Act requirements,
combustion of woody biomass releases higher quantities of NOx compared to a
comparable system fuelled by natural gas and as a consequence many councils
(particularly in urban areas) have concerns about the potential impact on air quality
that the widespread uptake of biomass boilers would have.
14.124 In addition to this, as the tenants for the proposed development are currently
unknown, a traditional system fuelled by natural gas has been preferred. Therefore,
biomass boilers have not been considered further as part of this application, at this
stage.
Electrical Provision
14.125 Small-scale renewable electricity generation has received the recent boost of a Feedin-tariff (FiT) scheme that guarantees that small-scale electricity generators receive a
return on investment of between 5-8% over the course of the life of the scheme for
the energy generated by their equipment. For further details of the FiT scheme see the
Appendix 7.1.
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Photovoltaic Cells
14.126 Solar Photovoltaics (PVs) are solar panels which generate electricity through photonto-electron energy transfer, which takes place in the dielectric materials that make up
the cells. The cells are made up from layers of semi-conducting silicon material which,
when illuminated by the sun, produces an electrical field which generates an electrical
current. PVs can generate electricity even on overcast days, requiring daylight, rather
than direct sunlight. This makes them viable even in the UK, although peak output is
obtained at midday on a sunny summer’s day. PVs offer a simple, proven solution to
generating renewable electricity.
14.127 Provision of electricity from a photovoltaic roof mounted system has been considered
where south-facing unshaded roof areas have been identified for the different elements
of the proposed development that could accommodate PV panels on racks orientated
south at an optimum angle of 30o.
14.128 For maximum electrical output this study assumed that monocrystalline silicon PV
modules would be selected.
Residential
14.129 It is considered that solar technologies are appropriate for the scheme. As the
residential element progresses to detailed design, the team will consider the
specification of photovoltaic panels on available roofspace to help achieve the 25%
reduction against 2010 Building Regulations, in order to achieve the target CSH Level 4
rating. Any savings that the PVs will deliver will be in addition to savings associated
with the on-site CHP unit of the foodstore (where connection is considered technically
and financially feasible), or from other renewable technologies such as solar thermal
panels or ASHPs.
Foodstore
14.130 As described in paragraph 14.103, the application of PVs are considered to be
appropriate for the foodstore and complement the proposed CHP, as the technology
will provide power and will not reduce the baseload heat demand to be met from the
CHP.
14.131 At this stage, as shown in Figure 14.1, the proposed development will accommodate
up to 572m2 of PVs on available and appropriate south-facing roofspace, which will
result in up to a 2% reduction in addition to the low carbon heating mitigation
measures. When taking into account the combined CO 2 reduction from low and zero
carbon technologies (i.e. CHP and PVs), this would result in a 17.9% reduction in CO2
emissions against an energy efficient development.
Restaurant
14.132 Available south-facing roofspace has been identified for the restaurant, which forms
part of the outline element of the hybrid application. In order to achieve a 10%
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reduction of CO2 emissions against a 2010 Building Regulations Compliant building, it
is estimated that up to 200m2 of this area is reserved for photovoltaic panels, which
will result in a reduction of approximately 8.4%. When combined with ASHPs, the
restaurant will achieve a 10.1% reduction in CO2 emissions.
Cinema
14.133 In addition to ASHPs, south facing pitched and flat roofs that are suitable for PVs have
been identified for the cinema element of the proposed development. It is
recommended that in order for a 10% reduction against a 2010 Building Regulations
compliant building to be achieved, that 50m2 of PV is provided, which will result in an
additional 5.6% reduction in CO2 emissions (when combined with ASHPs, will result in
approximately a 10.9% reduction for the cinema element alone.
Retail Units
14.134 At this stage, while PVs can be technically accommodated on-site, the preferred option
has been to specify ASHPs to the stand-alone retail units to achieve a minimum 10%
reduction against an energy efficient scheme built to 2010 Building Regulations. While
PVs are complementary to ASHPs, at this stage, they have not been specified for these
retail units on the basis of cost to the applicant. In addition, when compared with the
potential carbon savings and cost-effectiveness between PVs and ASHPs, it is
anticipated that ASHPs will result in a greater level of carbon savings.
Figure 14.7 Photovoltaic (PV) Panels

Wind Turbines
14.135 Wind turbines are an established means of capturing wind energy and converting it
into usable electricity and come in various sizes depending on the location and the
electrical requirements. A wind turbine is usually consists of a nacelle containing a
generator connected, sometimes via a gearbox, to a rotor consisting of three blades.
14.136 As described in Chapter 2.0: Proposed Development and Chapter 12.0: Archaeology &
Cultural Heritage of this ES, the application site lies within the Cornwall and West
Devon Mining Landscape World Heritage Site and Hayle Conservation Area, and also
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has listed buildings (i.e. the quay walls) on-site. It is understood that given the
extensive planning history associated with South Quay and the wider Hayle Harbour
area, landscape and visual impacts associated with the cultural heritage assets, and
the impacts of the proposed development on ‘outstanding universal value’ to its status
as a World Heritage Site, is recognised as being of major significance. In addition, as
described in Chapter 11.0: Ecology, the application site lies adjacent to the Hayle
Estuary and Carrack Gladden SSSI (designated principally due to the populations of
waterfowl and shorebirds that occur in winter, and pass through spring and autumn),
as well as the Gwithian to Mexico Trowans SSSI approximately 1.5km from the
westernmost boundary of the SSSI to the application site. The specification of a wind
turbine is likely to cause a detrimental impact to the statutory designations of the local
area. Other issues that have been identified include health and safety implications for
occupiers or users on-site and on adjacent areas as a result of noise and light flicker
associated with the wind turbines.
14.137 Finally, it should also be noted that the rated power and energy output of micro-wind
turbines is also subject of further independent investigation. On this basis, wind
turbines have not been considered further as part of mitigation measures for the
proposed development.

BREEAM and Code for Sustainable Homes
14.138 As described within the stand-alone Sustainability & Energy statement submitted in
support of the hybrid application, the applicant and the design team are committed to
achieving a ‘Very Good’ rating across all the non-domestic elements under the BREEAM
version, and a Code for Sustainable Homes (CSH) Level 4 rating for the residential
dwellings. A framework for achieving these ratings (under BREEAM Retail 2008, and
CSH May 2009 versions) is included at Appendix 1 of the stand-alone Sustainability &
Energy Statement.
14.139 Under the CSH, mandatory standards for energy (as well as other environmental
categories) must be met, before even the lowest level of CSH can be achieved. In
addition, the CSH demands incrementally higher standards for energy to be met at
each performance level. For Credit Ene 1 (Dwelling emission rate as defined by 2006
Building Regulations), in order to secure a Level 4 rating, dwellings must achieve an
improvement of the Dwelling Emissions Rate (DER) over the Target Emissions Rate
(TER) greater than or equal to 44%, which is equivalent to 8 credits.
14.140 While there are no mandatory requirements under Credit Ene 1 – Reduction of CO2
emissions to achieve a ‘Very Good’ rating, the team are currently targeting a minimum
of 6 credits, equivalent to an EPC rating of 40 on the CO 2 index or roughly a 27%
improvement against the current Building Regulations.
14.141 In addition, as part of the framework, a number of measures have been incorporated,
as identified above, which is considered to have a positive impact with respect to

Chapter 14.0: Energy
Volume 1: Main Text & Figures

402

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

reducing the energy consumption associated with the proposed development,
compared with the worst-case scenario.
14.142 Credits that have currently been targeted under the CSH and BREEAM, which is
considered to help mitigate for energy consumption on-site at the operational stage,
include the following:


Building/Home User Guide – to encourage and provide guidance enabling building
occupiers/residential to understand and operate their building efficiency and make
the best use of local facilities (i.e. behavioural awareness);



Provision of Drying Space to residential dwellings;



Provision of A+ rated energy efficient labelled goods and information on the EU
Labelling Scheme;



Provision to accommodate a ‘home office’ within the dwelling to help reduce
commuting;



Provision of metering for substantial energy uses within the retail elements; and



Travel Plan and cycle storage to promote sustainable means of transport.

RESIDUAL IMPACTS
Construction Phase
14.143 Following the implementation of best practice measures, through the monitoring and
setting targets for energy consumption, as well as through site awareness amongst
construction workers, this will have a positive impact in reducing overall energy
consumption during this phase.
14.144 Compared with the baseline scenario on-site, the proposed development will still
result in a temporary, negative impact, following mitigation. However, when set in the
district, county and regional context, the impacts of energy consumption is considered
to be temporary and Negligible.

Operational Phase
Residential
14.145 Based on the principles of the Energy Hierarchy, a number of mitigation measures
have been recommended to reduce the energy consumption associated with the
residential element of the proposed development against the worst-case scenario.
14.146 There are two options that the team will consider in further detail, once the tenant for
the food retail is known, and the design of the residential units progresses to detailed
design stage. Following the incorporation of energy efficiency measures to improve the
performance of the building, the first option is to incorporate a combination of solar
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technologies to provide heating for domestic hot water consumption (solar thermal
panels) and electricity (photovoltaics) on available and appropriate roofspace. The
second option is to connect to a low carbon heating system, either to the proposed onsite CHP system servicing the food retail store, or an alternative nearby source of low
carbon heating, which will be combined with photovoltaic panels across available
roofspace.
14.147 Both of the identified options will ensure that as a minimum, the residential units will
achieve the targeted CSH Level 4 rating, achieving a minimum 44% reduction against
the 2006 Building Regulations, equivalent to a 25% reduction against the 2010
baseline scheme (i.e. the worst-case scenario).
14.148 Therefore, when comparing the overall energy consumption associated with the
residential dwelling with the baseline scenario, it is considered that the proposed
development will result in a Moderate Negative impact. However, within the local
and regional context (comparing current baseline emissions), this is considered to be
Negligible.
14.149 In addition, the specification of renewable technologies, as well as a number of other
initiatives that the team have currently targeted (as part of the CSH framework) is
considered to be a Minor to Moderate Positive impact with regards to encouraging
residents to operate their dwellings efficiently.
Commercial Elements
14.150 As a first step and in line with the Energy Hierarchy, mitigation measures considering
passive design and energy efficiency measures were incorporated within the overall
design of the proposed development. From this, a feasibility study for an on-site
district heating network was considered. Based on commercial practicalities in the
operation, management and maintenance for the site, an on-site CHP unit serving the
foodstore was identified as the most appropriate way forward, with the option of
exporting excess heat to other nearby uses, including the proposed residential units.
14.151 From this, a number of renewable technologies were identified, to ensure that
emissions were reduced further. For the foodstore, the allocation of PVs was
considered most suitable and complementary to the proposed CHP unit, achieving a
total 17.9% reduction of CO2 emissions against an energy efficient scheme (from PVs
and CHP).
14.152 For the stand-alone retail units, as per the approach taken for the foodstore and
residential units (and in line with the Energy Hierarchy), passive design measures and
energy efficiency measures have been specified for these units. As these units will not
be served by the CHP unit, the technology considered to be most cost-effective whilst
providing a significant reduction to CO2 emissions on-site was ASHPs. By sizing the
ASHPs based on the cooling demand for these retail units, it is estimated that the
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technology will result in a maximum 10.4% reduction of CO2 emissions against an
energy efficiency scheme.
14.153 In addition, a number of BREEAM credits have been targeted, in order to achieve the
target ‘Very Good’ rating under the 2008 version. These credits include measures that
will and have been incorporated with regards to improvement of the building fabric and
services, but also include a number of initiatives to encourage building occupiers and
visitors (i.e. consumers) to utilise and access the proposed development in an energy
efficient and sustainable manner.
14.154 Therefore, when comparing the overall energy consumption associated with the
commercial elements with the baseline scenario, it is considered that the proposed
development will result in a Moderate Negative impact. However, within the district
and sub-regional context (comparing current baseline emissions), this is considered to
be Negligible.
14.155 In addition, the specification of renewable technologies, as well as a number of other
initiatives that the team have currently targeted (as part of the BREEAM framework) is
considered to be a Minor to Moderate Positive impact with regards to encouraging
and educating building occupants to operate and utilise the buildings in an energy
efficient way.
Summary of Mitigation Measures at Operational Phase
14.156 The summary table below provides an estimation of the likely carbon savings
associated with proposed development from a worst-case scenario development that
have been designed with energy efficiency measures (to comply with current Building
Regulations 2010), compared with a development that incorporates the mitigation
measures identified above, particularly the commitment towards achieving a minimum
25% reduction of CO2 emissions for the residential dwellings from 2010 Building
Regulations, and a CO2 index of 40 on the EPC rating, which is equivalent to
approximately a 27% improvement against a 2006 compliant scheme (as defined by
BREEAM) for the non-residential elements, which is considered to be of Minor
Positive impact. Based on an area-weighted average, it is considered that the
combination of energy efficiency measures and low and zero carbon technologies
across the proposed development will result in approximately a 17.1% reduction of
CO2 emissions against a worst-case scenario.
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Table 14.5 Improvement of Mitigated Scheme Against Unmitigated Scheme
(in kgCO2/year and rounded to the nearest ‘500s)
Unmitigated
Scheme

Mitigated
Scheme

Total %
Improvement

Foodstore

1,244,500

1,021,800

17.9%

Retail

84,000

75,200

10.4%

Cinema

38,000

33,900

10.9%

Restaurant

101,600

45,300

10.1%

Residential

61,100

91,300

25%

Site Total

1,529,200

1,267,500

17.1%

SUMMARY & CONCLUSIONS
14.157 This ES Chapter has undertaken an assessment of the likely impacts associated with
energy consumption at the construction and operational phases of the proposed
development. The Chapter has focused on the likely energy consumption associated
with the building uses on-site during the operational phase, which is considered to be
the

largest

source

of direct

energy

consumption

arising

from

the

proposed

development.
14.158 The assessment identified the worst-case scenario (i.e. the unmitigated scheme built
to current Building Regulations 2010), which was compared against the baseline
conditions, both on-site and within the application site’s local and regional context. At
the district, county and regional levels, this will be Negligible particularly following
the incorporation of best practice construction methods. It is considered that at the
operational stage, the proposed development will have a Moderate Negative impact
at the local level, but the significance of this impact will reduce to Minor Negative
when considering the application site within its geographical context at district level.
However, when compared against the worst-case scenario, the mitigated scheme will
result in a Minor Positive impact, by reducing the overall energy consumption
associated with building use by an average 17.1%.
14.159 In addition, the proposed development will incorporate a number of other initiatives
that will encourage residents, building occupants and visitors to use and access the
site in an energy efficient and sustainable manner. Building user guides for both the
retail and residential elements will provide guidance on how the use the buildings
efficiently. Sustainable travel will also be promoted, through the provision of
appropriate cycle storage spaces, as well as guidance provided within a Travel Plan.
The specification of renewable technologies will not only raise public awareness, but
also seek to contribute to local, regional and national targets and objectives of meeting
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generation of energy through renewable sources. On this basis, the identified
mitigation measures will result in a Minor to Moderate Positive impact overall.
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15.0 WASTE
INTRODUCTION
15.1

This ES Chapter describes the impacts of solid waste material generation and its
subsequent management in association with the construction and operation of the
proposed development. The environmental impacts of waste management from the
proposed development have been assessed in terms of the expected quantities, their
composition as well as the local and regional capacity to treat the waste. Within this
Chapter, the proposed measures for the reduction, re-use and recycling of waste
materials are provided, which form the basis of the recommendations to mitigate the
potential impacts.

15.2

Relevant national, regional, and local legislation and planning policy on waste
management is reviewed within this Chapter, which forms the basis of the assessment
criteria. The Chapter describes the baseline conditions at the application site and
considers the potential impacts of the proposed construction and operational activities
on the ability of regional and local government to be able to handle waste arisings. The
Chapter also discusses the possible disposal routes for waste and opportunities to
minimise residual waste going to landfill during the construction and operational
phases of the proposed development. Consideration is also given to development
specifications that have been incorporated into the design, which will facilitate and
encourage up-to-date sustainable waste management schemes and techniques that as
a minimum meet key legislative requirements.

PLANNING POLICY & LEGISLATIVE CONTEXT
International Policy & Legislation
15.3

The EU Waste Framework Directive was substantially amended in 1991 and revised in
1

2006, requiring member states to:


Give priority to waste prevention and encourage the reuse and recovery of waste;



Ensure that waste is recovered or disposed of without endangering human health
and without using processes that could harm the environment;



Prohibit the uncontrolled disposal of waste and ensure that waste management
activities are authorised by an environmental permit (unless specifically exempt);



Establish an integrated and adequate network of disposal installations;



Prepare waste management plans;



Ensure that the cost of disposal is borne by the waste holder in accordance with
the polluter pays principle; and
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Ensure that waste carriers are registered.

EU Directive 1999/31/EC on the Landfill of Waste
15.4

The EU Directive on the Landfill of Waste was laid down in April 1999 and put forward
2

18 articles that member states should adopt in their national legislature.
15.5

The Directive’s aims are ‘to present or reduce as far as possible, negative effects on
the environment, in particular the pollution on surface water, groundwater, soil and
air, and on the global environment, including the greenhouse effect, as well as any
resulting risk to human health, from the landfilling of waste, during the whole lifecycle
of the landfill.’

15.6

The Landfill Directive contains far-reaching legislation that impacts both on the
management of waste and on specific waste streams and aims to improve standards of
landfilling across Europe, by setting specific requirements for the design, operation and
aftercare of landfills, and for the types of waste that can be accepted at landfill sites.

15.7

The Directive also requires a substantial reduction in the amount of biodegradable
municipal waste (BMW) being landfilled, which by 2013 should be reduced to 50% (by
weight) of that produced in 1995, and by 2020 to 35% of the 1995 production levels.

15.8

Within the UK, the Landfill Directive has been implemented through the Landfill
(England and Wales) Regulations 2002 , as discussed below.
3

National Planning Policy & Legislation
Landfill (England and Wales) Regulations 2002
15.9

In England & Wales, the EU Directive 1999/31/EC was passed into law in the Landfill
(England & Wales) Regulation 20023 with amendments made in 2004 and 2005. The
Regulations are the vehicle for the enactment of the EU Directive and included the
following measures to be undertaken by the Environment Agency and waste operators:


The classification of landfills;



Conditions to be included in landfill permits;



Prohibition of acceptance of certain wastes at landfills;



Waste which may be accepted in the different classes of landfill;



Costs of disposal of waste in landfills;



Waste acceptance procedures;



Initial site inspections by Environment Agency;



Control and monitoring of operational landfill sites; and



Closure and after-care procedures for landfills.
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15.10

The implementation of the Landfill Directive's requirements for diversion of BMW
required primary legislation and have been implemented through the Waste and
Emissions Trading (WET) Act 2003 .
4

Planning Policy Statement 10: Planning for Sustainable Waste Management
(PPS10)
15.11

PPS10

5

sets

out

the

Government's

policy

with

regard

to

sustainable

waste

management and forms part of the national waste management plan, taking into
account the responsibility of waste planning authorities. PPS10 sets out the principles
of the Waste Hierarchy, a framework for sustainable waste management, providing a
number of options from the most sustainable at the top, to the less favourable at the
bottom (as shown in Figure 15.1 below).
Figure 15.1 The Waste Hierarchy

15.12

Incorporating the principles of the Waste Hierarchy at an early stage of the
development process provides an opportunity, where possible, to design out waste
through consideration of construction techniques, materials and component sizes that
will prevent and minimise waste generation.
Site Waste Management Plan Regulations 2008

15.13

The requirement to prepare, update and implement a Site Waste Management Plan
(SWMP) is set out in the Site Waste Management Plan Regulations 2008 , which came
6

into effect on the 6th April 2008. In accordance with these Regulations, any
construction project on a single site, with an estimated cost greater than £300,000
must, before work begins, prepare a SWMP. The cost of the construction project is the
price agreed by the contractors and the client in the accepted tender (or cost including
labour, plant, materials, overheads and profit but excluding VAT).
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15.14

As a minimum, the SWMP must identify the person who will draft the SWMP, the
person in charge of the construction project, the principal contractor and the location
of the site. In addition, the SWMP should:


Provide a statement with regard to minimising the amount of waste produced;



Description of each waste type;



Estimate the volume of each waste type;



Identify the waste management action for each waste type; and



Ensure that Duty of Care9 requirements are followed (i.e. waste is managed
appropriately).

15.15

At the regional level, a number of policies have been implemented, to seek rapid
changes to the management of waste with a particular emphasis on reducing reliance
on landfill by providing alternative facilities for re-processing, treatment and disposal
in accordance with the principles of the Waste Hierarchy.
The Waste Strategy for England 2007

15.16

The Waste Strategy for England 2007 sets out the Government's vision for sustainable
7

waste management, stipulating the key objectives and targets that include an
emphasis on waste prevention and reuse. Within the Strategy, the Government
identifies five key objectives that are:


Decoupling waste growth in all sectors from economic growth with increased
emphasis on waste prevention and re-use;



Meet and exceed the Landfill Directive diversion targets for biodegradable
municipal waste in 2010, 2014 and 2020;



Increase diversion from landfill of non-municipal waste and secure better
integration of treatment of municipal and non-municipal waste;



Secure the investment in infrastructure needed to divert waste from landfill and
for the management of hazardous waste; and



Get the most environmental benefit from investment through increased recycling
of resources and recovery of energy from residual waste using a mix of
technologies.

15.17

In addition, the Strategy considers a target, in conjunction with the construction
industry, to halve the amount of construction, demolition and excavation wastes going
to landfill by 2012 as a result of waste reduction, re-use and recycling.
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Hazardous Waste Regulations 2005
15.18

The Hazardous Waste Regulations 2005 replace the Special Waste Regulations 1995.
8

The Regulations established new waste consignment procedures, and identified further
waste considered to be hazardous. Under the Regulations, it is generally prohibited to
mix any hazardous and non-hazardous waste; such mixing is only allowed if it is part
of a recovery process and is authorised by, and carried out in accordance with the
requirements of a waste management license, permit or registered exemption.
Environmental Protection Act 1990
15.19

The requirements for a Waste Strategy were brought into effect by the Environmental
Protection Act 1990 , which set out a regime for regulating and licensing the
9

acceptable disposal of controlled waste (i.e. any household, industrial and commercial
waste) on land. The Act also gave the responsibility for collecting controlled waste and
undertaking recycling to Local Authorities.
15.20

The Act bought into force a broad Duty of Care 9 whereby all holders that import,
produce, carry, keep, treat or dispose of waste must take all reasonable steps to
ensure that there is no unauthorised deposit, treatment, keeping or disposal of
controlled wastes, that waste does not escape from their control, and is only
transferred to an authorised person. It also requires waste to be described in a way
that permits its safe handling and management and that any transfer of waste is
accompanied by a written description of the waste (in accordance with the List of
Waste Regulations codes).

Regional Planning Policy
Regional Planning Guidance for the South West (RPG10)
15.21

The Regional Planning Guidance for the South West (RPG10)

10

sets out a broad

development strategy for the period to 2016 and beyond. RPG10 was intended to be
replaced by the emerging Regional Spatial Strategy (RSS) for the South West;
however, as discussed in Chapter 4.0, it is the Government’s intention to abolish the
RSS’ in time.
15.22

Policy RE5 - Management and Transportation of Waste within RPG10 states that in
order to achieve sustainable waste management (the Best Practicable Environmental
Options) in the region, waste planning, disposal and collection authorities, the
Environment Agency and waste management and water companies should cooperate
to:


Establish a mix of waste recovery methods e.g. recycling, composting, energy
recovery etc, regionally and sub-regionally, that will reduce reliance on landfill and
will avoid creating over-reliance on any one method or facility;
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Pursue the following regional targets:
i.

Recycle or compost at least 30% of household waste by 2010; and 33% by
2015;

ii.

Recover value from 45% of municipal waste by 2010; and 67% by 2015;

iii.

Reduce landfilling of biodegradable municipal waste to 75% of the 1995
production level by 2010; and 50% by 2013;

iv.

Reduce landfilling of industrial and commercial waste to 85% of the 1998
level by 2005;



Give priority to the provision of waste management facilities that will recover
value from waste at or near the PUAs. Those facilities should take account of
waste management requirements in the PUA(s) concerned and its neighbouring
county areas and should be planned to contribute to the achievement of the
regional targets above, in respect of the urban area(s) and its hinterland; and



Ensure that sub-regional requirements are taken into account in structure and
waste local plans and in waste planning decisions. Structure or (where
appropriate) waste local plans should propose targets for the provision of value
recovery capacity among participating waste planning authorities. Provision at
PUAs and at other urban areas should take the waste management requirements
of their neighbouring county areas into account.

The Draft Regional Spatial Strategy for the South West
15.23

The Draft RSS for the South West , produced by the former South West Regional
11

Assembly (SWRA) is a full revision of RPG10 and sets out the long-term spatial
planning framework for the region.
15.24

Section 7.4 of the RSS specifically relates to waste which as a whole builds on the
Regional Waste Management Strategy (2004). The majority of the section is concerned
with the planning of waste management industry and infrastructural requirements,
however policy W4 states:
‘Controlling, Re-using and Recycling Waste in Development - All proposals for largerscale development should include as part of the planning application a report
comprising an audit waste materials on site and proposals for how waste will be
managed over the lifetime of the development.’

15.25

This policy has brought waste management issues to the attention of architects and
designers. It is in place to encourage the incorporation of specifications which allow for
the sustainable management of estimated waste materials generated over the lifetime
of developments.
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The Regional Waste Strategy for the South West
15.26

The Regional Waste Strategy for the South West

12

‘From Rubbish to Resource’ (RWS)

published by SWRA, sets out the strategy to achieve the vision for sustainable waste
management in the South West from 2004-2020. This vision seeks to ensure that ‘the
South West region will become a minimum waste producer by 2030, with business and
households maximising opportunities for reuse and recycling.’
15.27

While a non-statutory document, the spatial elements of the RWS have been
incorporated within the draft RSS, including regional waste allocations up to 2010, the
provision of waste sites and waste facilities in the region, applying the Waste Hierarchy
in development and dealing with hazardous waste.

15.28

In addition, the RWS sets out the principle aim of ensuring ‘that by the year 2020 over
45% of waste is recycled and reused and less than 20% of waste produced in the
region will be landfilled.’ By adopting the Waste Hierarchy, the RWS provides a range
of policies and actions identifying key stakeholders: local authorities, the waste
industry, non-governmental organisations and community groups, as key partners to
delivering the strategy.

15.29

Of these, the policies that are considered relevant to the proposed development
include the following:


Policy P7.9: ‘Local planning authorities should ensure provision is made for space
to allow for the separation and collection of waste, consistent with the type of
development in question, whether a housing development, employment, retail,
leisure or mixed use’;



Policy P8.1: ‘Design of new housing layouts should make provision for kerbside
collection or community facilities for the collection of recycles and compostable
waste. New dwellings should incorporate segregated storage for recyclables’;



Policy P8.3: ‘The provision of community-based collection schemes should be
encouraged’;



Policy P10.6: ‘Local Planning Authorities should seek to ensure that proposals for
new, refurbished or extended waste facilities represent current good design
practices’;



Policy 10.8: ‘Local and regional authorities and agencies and others should
promote sustainable construction and demolition in accordance with the regional
sustainable charter by:
v.

Requiring that new development should be designed and planned so as to
minimise the production of waste- development plans should encourage
development proposals to minimise the use of raw materials and, reuse and
recycle waste generated during construction and demolition;

416

Chapter 15.0: Waste
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

vi.

Before granting planning permission for major development including
demolition or the production of waste materials, encouraging developers to
provide information on the proposed method of dealing with waste so as to
minimise its production and maximise reuse and recycling. ‘

Sub-Regional Planning Policy
The Cornwall Structure Plan
15.30

Policy 6 of the Structure Plan focuses on Waste Management. The policy states that
developments should be compatible with:


The minimisation of waste production;



The protection of the environment and local amenity from significant adverse
effects of waste management facilities;



High standards of design;



The management of waste as close as practicable to its origin;



The development of an integrated network of waste management facilities in
accordance with the spatial strategy of this Plan;



The best practicable environmental option - that is the most environmentally and
economically acceptable; and



The Waste Hierarchy.

Cornwall Waste Local Plan 2003
15.31

The Cornwall Waste Plan

13

sets baselines and predicts material arising for all waste

streams over the forthcoming 10 years (from 2003), and is used to set guidance on
the development of new facilities and where specific technology should be located via
the establishment of site criteria considerations.
15.32

15.33

Objectives of the plan are to:


Encourage waste minimisation at all planning stages;



Provide an adequate range of waste facilities to serve the needs of Cornwall ;



Encourage the development of recycling and composting procedures;



Ensure adequate landfill capacity for residual waste; and



Ensure where feasible the sustainable transport of waste.

Policy L9 of the plan states that:
‘The Waste Planning Authority will seek to encourage Local Planning Authorities, in
their consideration of redevelopment proposals, to ensure that schemes allow for the
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potential reuse of materials arising from the process of demolition where practicable.
This can be achieved through:

Processing and subsequent re-use of materials within the site ; or



On-site processing before re-use at another site.’

Local Planning Policy
Penwith District Local Plan
15.34

In relation to waste management and development the plan does not cover a large
amount of detail, however the Local Plan briefly states in GD-2(ix) that the, ‘design
and layout of a development should: allow for recycling and waste collection activities”’

Potential Waste Streams
15.35

A definition of waste is provided in the European Waste Framework Directive (1975) ,
14

which states that ''waste' shall mean any substance or object… which the holder
discards or intends or is required to discard.' The 'holder' relates to the producer of
the waste, or the legal person who is in possession of it. As such, the responsibility
lies, in the first place, with the producer or holder of a substance/objective to decide
whether or not it is being discarded (i.e. it is classified as waste).
15.36

Businesses are under a Duty of Care to ensure that waste is handled safely and in
compliance with the appropriate regulations. A fundamental aspect of the Duty of Care
requires businesses to ensure that anyone else dealing with, or disposing of, waste has
the necessary authorisations to do so. As such, businesses are required to understand
the different waste streams, particularly the difference between hazardous and nonhazardous waste.

15.37

At this stage of design, the exact waste streams and volumes that will be generated
are unknown. As such, this section provides examples of waste that is typically
generated by this type of development.
Inert Waste

15.38

Inert waste refers to those waste materials that do not harm, or cause negative effects
to, the environment when discarded, or do not decompose when buried. Inert waste
has no potentially hazardous content once placed in landfill. Examples of products in
this waste stream include clays, sand, gravel, and natural stone.
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Non-Hazardous Waste
15.39

Non-hazardous waste relates to materials that will break down or decompose when
buried, resulting in the production of landfill gases, including methane and carbon
dioxide. Examples of products falling into this category include:


Timber (plywood, chipboard, battens, doors, windows, timber off cuts and surplus
materials);



Paper and cardboard;



Metals (radiators, metal formwork, cables, wires, bars);



Vegetation and food wastes; and



Plastic (packaging, pallets, gutters).

Hazardous Waste
15.40

Hazardous waste relates to materials that are harmful to human health or environment
(i.e. liable to cause death, injury or impairment to living organisms, or result in
unacceptable environmental impacts to air, land and water) if materials are
inappropriately handled, contained, treated or disposed of. Hazardous wastes may
include products which are explosive, oxidising, (highly) flammable, irritant, toxic,
carcinogenic, corrosive, infectious, teratogenic, mutagenic and ecotoxic.

15.41

Should any hazardous waste of more than 500kg (per year) be produced, the site
must be registered with the Environment Agency before any waste is removed off-site.
Examples of hazardous products include the following:


Fluorescent tubes and other mercury-containing waste;



Waste oils and acids;



Solvents (e.g. paint waste);



Coal tar and tarred products;



Lead, Ni-Cad and mercury containing batteries;



Construction materials containing asbestos;



Insulation materials containing asbestos;



Garden chemicals;



Electrical items (including smoke detectors).

ASSESSMENT METHODLOGY
15.42

The methodology used to undertake this assessment has involved the following
stages:
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Establishing the existing and projected baseline conditions following a desk-based
study of local and regional waste strategies, policies and legislation, as well as the
most up-to-date figures;



Determination of the temporary (construction), short to long-term impacts of the
proposed development upon the baseline conditions and the waste management
authorities. This will take into account the existing site conditions, as well as the
scale of the proposed development (based on the schedule of accommodation
received in June 2010);



Identification of suitable and appropriate mitigation measures for the construction
and operational stages of the proposed development; and



Evaluation of the significance of any residual impacts.

Sources of Information
15.43

In order to establish the baseline conditions for the proposed development, within its
geographical context (i.e. at the local [Hayle], district [Penwith], sub-regional
[Cornwall] and regional [South West] scales), a number of sources have been utilised,
including:

15.44



Environment Agency;



DEFRA; and



Cornwall County.

From this, estimations of waste quantities have been provided, which are based on
similar types of land use. The calculations used make use of existing benchmarking
models and generation tables (e.g. DEFRA, BRE, CIBSE). Nonetheless, while the
assessment uses these widely accepted benchmarking tools, the actual quantities and
compositions of waste may eventually differ from those calculated within this Chapter.

15.45

It is not possible to quantitatively predict the level of waste generated as a large
number of qualitative variables can ultimately affect the actual waste quantity
produced. These variables include:


The targets set within the site waste management plan, as well as construction
operations;



Commitments set by the known tenants with regards to minimising operational
waste generation;
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The socio-economic status of occupants;



Household size, participation and capture rates;



Changes to local policies and waste management regimes; and



Recycling systems available in the locale.
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Determination of Significance
15.46

There are currently no fixed criteria for assessing the significance of environmental
impact arising from the management of waste. However, the predicted quantity of
waste produced alone will not establish the impact significance. As such, the
assessment of impact significance, the type of waste generated and the way it is
managed are considered to determine the magnitude of impact at the local (Hayle),
district (Penwith), sub-regional (Cornwall) and regional (South West) scale.
Table 15.1 Magnitude of Change
Magnitude of Change

15.47

Criteria

Large

Significant change in the total levels of waste generated,
whereby the specific waste cannot be managed within
Cornwall, and requires transport to other areas outside of the
sub-region (i.e. over 50% of existing level)

Medium

Moderate change in the total levels of waste generated,
where moderate amounts of waste is transported outside of
Cornwall (i.e. over 25% of existing level)

Small

Minor changes in the total levels of waste generated, where
minor amounts of waste is transported (i.e. over 5% of the
existing level)

Negligible

No noticeable change in the level of waste generated.

From this, based on the geographical extent of the impact combined with the
magnitude of change, the following significance evaluation can be established.
Table 15.2 Significance Evaluation
Magnitude of Change
Geographical
Extent

Large

Medium

Small

Negligible

High

Major

Major

Moderate

Negligible

Moderate

Major

Moderate

Minor

Negligible

Low

Moderate

Moderate

Mino

Negligible

Negligible

Negligible

Negligible

Negligible

Negligible

BASELINE CONDITIONS
15.48

The application site is currently a vacant site, partly derelict; it is used for car parking
and by harbour users. Therefore, the level of waste disposal generated on-site
currently is considered to be minimal (or none at all).

Chapter 15.0: Waste
Volume 1: Main Text & Figures

421

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

15.49

As such, the definition of the baseline with regard to waste management is set in
relation to the latest estimated waste generation amounts in the South West region,
Cornwall County Council and where possible, Penwith District Council and in Hayle for
the year 2008/09 (the most recent available data).

Current Baseline
Waste Management
15.50

As

identified

within

the

Waste

Development

Framework

–

Landfill

Provision

Consultation Document, existing landfill capacity for mixed degradable waste from
Municipal Solid Waste (MSW), and, Commercial and Industrial (C&I) waste is provided
by three sites in Cornwall: United Mines at St. Day near Redruth, Connon Bridge at
Taphouse near Liskeard and Lean Quarry at Horningtops near Lisekeard.
15.51

The collection of MSW, which includes household waste, is managed and operated by
Penwith District Council; while the responsibility for waste management lies with
Cornwall County, as the unitary authority (as of April 2009), until existing contracts
with waste management companies (or provision of services by the district councils)
expire, waste management will not be transferred to the new authority.

15.52

All domestic properties in Hayle (and Cornwall) receive a weekly refuse collection
service (although do not provide properties with individual wheelie bins), which does
not include the removal of building materials, bulky items such as furniture, hazardous
waste or garden waste. In addition, Penwith District Council provide a kerbside
fortnightly recycling service for co-mingled items, collected in a green box (for
aluminium foil, cans, glass, paper and cardboard) or a red bag (for textiles, including
clothes, shoes and household linen) operated by SITA Cornwall Ltd. At present, these
are consigned to a materials recycling facility in Redruth.

15.53

In addition, within Cornwall, there are twelve household waste and recycling centres,
for household waste that cannot be collected by domestic waste or recycling
collections. The nearest centre to the application site is the St Erth (Hayle) Household
Waste and Recycling Centre, located to the South of Hayle.

15.54

With regards to non-household waste, while Cornwall Council has a duty to collect
commercial waste, where requested (under Section 45(1) (b) of the Environmental
Protection Act 1990), other registered waste companies offer a similar service.
Waste Disposal Data

15.55

According to the Environment Agency, who are the body responsible for licensing and
regulating landfill sites to ensure that their impact on the environment is minimised,
sub-regional data for the year 2008/2009 provides the most recent available data on
waste deposits at the national, regional and sub-regional level. At the regional level
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(South West England), a total of 4,480,000 tonnes waste was sent to landfill
comprised of hazardous material (1.8%), non-inert material (86%) and inert material
(12.2%). At the sub-regional level, it was estimated that a total of 490,000 tonnes of
waste was sent to landfill in Cornwall with over 99% of the waste comprised of noninert, and the remaining comprised of inert waste.
15.56

Based on the most up-to-date municipal waste statistics produced by DEFRA , the
15

South West of England produced 2,824,000 tonnes between 2008/2009, with Cornwall
County Council producing 314,300 tonnes, or approximately 11% for the region – the
second highest amount (after Devon County Council) compared with the other Councils
within the region. Of this, approximately 62% of this waste in Cornwall went to landfill
with 38% either recycled or composted. At the local level, Penwith District Council
produced 31,817 tonnes of MSW waste between 2008/2009, with an estimated 31,525
tonnes arising from household waste (which includes waste from civic amenity sites).
15.57

In addition to this, Cornwall Council has also prepared Waste Performance Indicators,
detailing the performance for waste services. The most up-to-date indicators show a
comparison of the first two quarters of 2009/10 (April to September) against the same
quarters in 2008/09. The table below shows these indicators, which have been used to
establish the baseline household waste, produced in Hayle and Penwith District Council
for 2009/10.
Table 15.3 Waste Performance Indicators
Indicator

2008/09

2009/10

% change

401.28kg

366.92kg

-8.56%

NI 192 - Percentage of household waste sent
for reuse, recycling or composting

37.01%

38.50%

1.49%

NI 193 - Municipal waste sent to landfill

61.38%

60.80%

-0.58%

BVPI 82a - Percentage of household waste
arisings which have been sent by the
Authority for recycling

23.94%

24.59%

0.65%

BVPI 82b Percentage of household waste
arisings which have been sent by the
Authority for composting or treatment by
Anaerobic Digestion

13.13%

13.98%

0.85%

BVPI 82d Percentage of household waste
arisings which have been landfilled

63.00%

59.42%

-3.58%

297.56kg

276.16kg

-7.19%

NI 191 - Residual household waste per
household

BVPI 84a Number of kilograms of household
waste collected per head of population

15.58

Based on current available data, in 2008, Penwith District Council’s population was
65,209, with a projected increase to 65,635 in 2009; therefore, utilising the most up-
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to-date waste performance indicators, an estimated 18,126 tonnes of total household
waste was collected in the first two quarters of 2009. Within Hayle, based on a
population of 7,563 in 2008, and projection of 7,674 in 2009, an estimated 2,119
tonnes of household waste was collected in Hayle in the first two quarters of 2009.
15.59

For C&I waste, the Cornwall Waste Framework Monitoring Report for 2008/2009
estimated that a total of 452,000 tonnes of total waste was generated, with 39% sent
to landfill (approximately 176,000 tonnes), 45% reused/recycled (203,000 tonnes),
and 16% recovered (including waste that has been treated and transferred) (72,000
tonnes) .
*

15.60

Nonetheless, further interrogation from a number of sources reveal that in 2008/09, of
the 490,000 tonnes that was estimated as being diverted to landfill, 395,000 tonnes
was from homes, industrial or commercial (HIC) sources . When cross-referenced with
16

DEFRA data, for the same year, total residual household waste (recorded by Cornwall
Council) that was sent to landfill equated to approximately 185,000 tonnes. Therefore,
it is estimated that the majority of the remaining 210,000 tonnes would have been
from

C&I

sources,

in

line

with

the

2002/2003

figures

above

for

Cornwall.

Unfortunately, due to lack of data, it was not possible to establish the baseline
conditions at the district (Penwith) and local (Hayle) level.
15.61

For construction and demolition (C&D) waste, data from the Environment Agency for
the baseline year 2008 on landfill deposits and capacity at the sub regional level (i.e.
Cornwall) were obtained. In 2008, it was identified that of the 1.5 million tonnes
estimated of C&D waste sent to landfill in the South West region (i.e. inert and noninert waste), 6% of this waste (equivalent to 0.09 million tonnes) was from Cornwall.

Projected Baseline
15.62

Within Policy W1: Provision of Waste Sites of the Draft RSS, South West Councils
advised waste planning authorities (including Cornwall Council) of the capacity that
should be provided to meet the indicative allocations for 2010, 2013 and 2020,
through a network of strategic and local waste collection, transfer, treatment
(including recycling) and disposal sites for both MSW and C&I waste in Cornwall. This
is shown in the tables below.

This data is based on the most up-to-date breakdown of C&I waste that is currently available to date; based on the
Environment Agency’s figures for 2002/03.
*
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Table 15.4 Annual MSW Management Capacities for Landfill Directive Target
Years in Cornwall

Waste Type

MSW

Target Year

Minimum
Source
Separated
(000s
t/annum)

Secondary
Treatment
(000s
t/annum)

Minimum
Landfill
(000s
t/annum)

2010

120

80

150

2013

140

110

120

2020

150

190

60

Table 15.5 Annual C&I Waste Management Capacities for Target Years

Waste Type

C&I

15.63

Target Year

Recycling/Reuse (000s
t/annum)

Recovery
(000s
t/annum)

Landfilled
(000s
t/annum)

2010

160-170

80-90

175-195

2013

170-190

100-120

150-160

2020

180-200

160-180

70-80

In addition, within the paper outlining future landfill provision in Cornwall for mixed
degradable waste from MSW and C&I waste sources, future levels of the likely amount
of waste was generated, to inform the capacity required for disposal of residual
material.

15.64

In order to estimate the potential level of waste generated, a number of scenarios
were developed, establishing the likely lower and upper limits for the MSW. The two
main assumptions that were made were:


Scenario A: ‘Arising per capita will remain constant at 570kg/yr per household
(recorded for Cornwall in 2006/08) but waste will grow in line with the project
population for the County’; and



Scenario B: ‘Arisings will grow at 1.9% annually’ (the growth rate used for MSW
in the RWS).

15.65

With regard to C&I waste, one scenario was developed (owing to lack of data),
whereby the arisings will increase in line with the growth rates set out in the RWS
where commercial waste increases at 1.9% per annum and industrial waste arisings
declined at 0.9% per annum, over the period to 2026/27.

15.66

From this ‘landfill take up scenarios’ up to 2026/27 for Scenarios A and B have been
developed, which make the following assumptions:
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All MSW will be disposed of at the United Mines landfill site until the closure of the
site in October 2010. After this date, all residual MSW will go to Cannon Bridge;
following the closure of this site, all residual MSW will go to Lean Quarry;



50% of the estimated C&I waste will go to United Mines and 50% to Lean Quarry
until the closure of United Mines; subsequently, all C&I waste will go to Lean
Quarry; and



All waste produced and collected within the administrative boundaries of Plymouth
City Council will be accommodated in the Lean Quarry landfill site.

15.67

In summary, and as shown in the table below, under Scenario A, the landfill capacity
will run out during 2024/25, with a further 220,999m 3 of capacity required to sustain
disposal needs for the end of the forecasting period. Under Scenario B, the landfill
capacity is expected to run out during 2018/2019, with an additional 0.93m 3 of
capacity required.
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Table 15.6 Cumulative Take Up of Capacity at Landfill Sites in Cornwall up to
2026/27 (Mm3)
Scenario A
Projected
utilisation
of
capacity
(given
permitted
life of
site)

Total
site
capacity
at end
of March
2008

Un-used
capacity
given
life of
existing
consent

Projected
utilisation
of
capacity
(given
permitted
life of
site)

Total
site
capacity
at end
of
March
2008

Unused
capacity
given
life of
existing
consent

United
Mines

1.02

1.19

0.17

1.19

1.19

0

Connon
Bridge

0.21

1.27

1.06

0.27

1.27

1.00

Lean
Quarry

2.75

2.75

0

2.75

2.75

0

Total

3.98

1.23

4.21

Total
capacity
required

4.2

Shortfall in
total
capacity
required

0.22

Year in
which
landfill
capacity is
projected to
run out

15.68

Scenario B

1.00

5.14

0.93

2024/25

0.93

2018/19

However, under both scenarios, the assessment identified a considerable volume of
un-used capacity remaining at the Connon Bridge landfill site. Should the life of the
site be extended, the un-used capacity (estimated at approximately 1 million m 3)
would assist the County in meeting its projected requirement for landfill capacity.

15.69

On this basis, it is considered that there appears to be sufficient capacity to meet
needs (at least until between 2018/19 to 2024/25) that there is no immediate or
short-term requirement to provide a development with a new facility.

15.70

Nonetheless, in the medium to long-term, the assessment identified the likely
requirements for additional landfill capacity. However, the assessment also concluded
that it would be inappropriate to support at this stage through development plan policy
the provision of a major new landfill disposal facility.
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ASSESSMENT OF POTENTIAL IMPACTS
Construction Phase
15.71

At the construction phase of the proposed development, waste can be generated by a
number of different activities including:


Changes in design specification leading to re-installation of works on-site;



Material damage due to inappropriate storage and handling of materials;



Lack of communication and records of materials supplied, delivered and used onsite;



Over-ordering of materials (resulting in excess materials left over);



Temporary works associated with construction (e.g. timber hoardings);



Occupational waste arising from the day to day operation of construction activities
(e.g. on-site office, food waste, sanitary waste, etc); and


15.72

Vandalism.

As described in Chapter 2.0: Proposed Development and Chapter 3.0: Construction
Programme & Development of this ES, the application site is currently derelict
brownfield site, which has been cleared of permanent buildings. Therefore, the level of
demolition waste that is likely to be generated will be minimal. Furthermore, as the
site level will require raising (owing to preventative measures for flood risk), any noncontaminated demolition waste will be utilised on-site. Therefore, construction waste
that will be produced, particularly at this phase will be limited to any contaminated
waste (which is considered to be minimal).

15.73

While the construction of the proposed development will therefore not generate any
significant level of waste from demolition, waste is anticipated to be generated in
association with the infrastructure, building construction and site preparation works
under the categories shown in Table 15.7 below.
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Table 15.7 European Waste Catalogue Description
EWC Code

EWC Description

15.01.01

Paper and cardboard packaging

15.01.02

Plastic packaging

15.01.03

Wooden packaging

15.01.04

Metallic packaging

15.01.05

Composite packaging

17.01.01

Concrete

17.01.02

Bricks

17.01.03

Tiles and ceramics

17.01.07

Non hazardous waste – mixture of concrete, bricks, tiles and ceramics

17.02.01

Wood

17.02.02

Glass

17.02.03

Plastic

17.03.02

Bituminous mixtures

17.04.01

Copper, bronze, brass

17.04.02

Aluminium

17.04.05

Iron and steel

17.04.07

Mixed metals

17.04.11

Non-hazardous waste – cables

17.05.04

Non-hazardous waste – stones and soil

17.06.04

Non-hazardous waste – Insulation materials

17.08.02

Non-hazardous waste – gypsum-based construction materials

17.09.04

Non-hazardous waste – mixed construction (and demolition) wastes

15.74

A full description of the likely construction phasing of the proposed development is
provided in Chapter 3.0: The Proposed Development. In addition, an assessment of
the site preparation impacts that relate to contamination and ecology are provided
within the relevant technical chapters (Chapter 9.0: Soil Conditions, Groundwater &
Contamination and Chapter 13.0: Ecology) and are not replicated within this
assessment. A full description of the mitigation measures are also identified within
these chapters and summarised in Chapter 16.0: Construction Environmental
Management Plan.
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15.75

At this stage as no detailed information on the construction for the proposed
development is currently available, to assess the impacts from construction waste, an
estimate based on development details has been undertaken where appropriate.

15.76

The main sources of waste generation associated with the construction phase have
been identified as follows:


Site preparation, excavation and demolition;



Construction of proposed buildings and footbridge;



Provision of paved areas (car parking, service yard, access roads); and



Quay wall repairs.

Site Preparation, Excavation and Demolition
15.77

As part of the proposed construction activity, it will be necessary to excavate and sort
existing rubble mounds and stockpiles to the west of the application site. The range of
wastes associated with ground preparation (clearance and levelling) include materials
such as rubble from hardstanding, retaining quay walls, vegetation and the removal of
existing rubble mounds. This will be in addition to the site levelling to achieve an
overall minimum design development of 6.17m AOD (as detailed within Appendix 10.1
Flood Risk Assessment in Volume 2: Technical Appendices of this ES).

15.78

However, in order to minimise the amount of materials leaving the application site, the
current proposals for construction methods aim to balance all cut and fill materials onsite, or if this is not possible, material from excavation or demolition (of foundations
from existing buildings) will be reused temporarily during the construction phase.
Where any materials are excavated, and particularly where these are identified as
being contaminated, these will be handled in line with the recommendations set out
within the Construction Environmental Management Plan (CEMP). However, this is
unlikely to amount to any further significant generation of waste on-site that has not
been accounted for within the benchmark figures above. A full description of the
impacts associated with contaminated material and the appropriate management of
such are provided within Chapter 9.0: Soil Conditions, Groundwater & Contamination,
as well as within Chapter 16.0 Construction Environmental Management Plan. On this
basis, it is considered that the potential waste generation impacts from construction
activity associated with site preparation will be Negligible.
Proposed Buildings and Footbridge

15.79

Construction waste associated with the proposed buildings has been based on the
estimations provided within the BRE Waste Benchmark Data , (and supplemented by
17

DEFRA’s current and ongoing research in understanding and predicting construction
waste). As the data analysis for the schemes are carried out every three months, this
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was considered to provide the most up-to-date benchmarks to estimate the likely
construction waste arising from the proposed development. The benchmarks within
this document have been derived from the BRE’s SMARTStart tool, as well as data
from completed new building construction projects on the SMARTWaste Plan.
15.80

Table 15.8 below provides the likely quantities of construction waste that is likely to be
generated by the construction of the proposed buildings, prior to mitigation.
Table 15.8 Estimated Construction Waste Quantities from Buildings
Type of
Development

a

Gross Floor Area
(m2)

C&D Waste
generated (m3)

C&D Waste
generated
(tonnes)

Residential

3,465

547

252

Food Retail

5,230

507

546

Commercial Retaila

2,830

1,041

295

Restaurant

372

67

39

Footbridge

2,089

508

363

Hard Landscaping

27,000

54

4,684

Total

40,986

2,723

6,179

For the purposes of the benchmarking exercise below, the cinema and commercial retail have

been combined.

15.81

In addition to the total construction waste that is likely to be generated, to fully
ascertain its impacts, analysis of waste composition has also been undertaken. The
information has been calculated using benchmarks provided by DEFRA’s ongoing
research in predicting the composition of construction and demolition waste according
to the type of building. The table below shows the composition of the waste according
to the building type; as the restaurant will be located within the residential element of
the proposed development; this has been included with the overall residential
breakdown. The benchmark figures that have been utilised are slightly more
conservative than those identified above, but it is considered that both estimations are
valid, as the difference with respect to volume is less than 2%.
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Table 15.9 Construction Waste Composition and Quantities from Buildings (by
weight)
Residential

Retail

Civil
†
Engineering

Materials
(m3)

(t)*

(m3)

0

0

0

0

54

35

54

35

Canteen

66

13

158

35

76

222

300

267

Ceramics/Bricks

55

3

30

2

3

2

88

7

Concrete

73

54

45

34

45

43

163

131

Electrical Equipment

6

84

24

60

6

794

36

937

Furniture

3

1

10

7

0

21

13

30

Hazardous waste

2

0.5

2

2

4

1

9

3

Inert

26

26

429

500

217

3,375

672

3,902

Insulation

42

3

85

56

17

84

143

143

2

9

0

22

0

57

2

89

23

8.6

113

50

41

240

176

298

104

20

264

58

28

83

396

161

Plaster/Cement

72

19

130

40

22

89

223

148

Plastics

40

2

47

4

8

10

95

17

Timber

73

8

288

11

41

26

401

45

586

251.5

1,623

880

508

5,047

2,717

6,179

Asphalt & Tar

Liquids and oils
Metals
Packaging

TOTAL

(t)

(m3)

Total

(t)

(m3)

(t)

* (t) = tonnes

15.82

Table 15.8 and Table 15.9 above indicate the likely amount of waste that may be
generated assuming the proposed development is built using conventional construction
methods. Many of the categories in Table 15.9 are re-usable and recyclable materials
that can be segregated.

15.83

Prior to the implementation of any mitigation measures, as a conservative scenario,
the overall estimated tonnage from the construction of the buildings is expected to be
6,179 tonnes (as shown in Table 15.9 above). To note, it is highly unlikely that the
total amount of this waste, particularly inert waste, will go directly to landfill. In line

†
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Civil engineering relate to footbridge and hard landscaped areas
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with current guidance and requirements set by the SWMP Regulations, it is anticipated
that for the mitigated scheme, a large proportion of this waste will be recycled.
15.84

In addition, when set within its geographical context, and taking into account the twoyear construction period (assuming that construction waste is split out evenly over the
two years), the estimated waste consumption is considered to be 3% of the total C&D
waste sent to landfill within Cornwall Council as identified in paragraph 15.61 above.
On this basis, the waste generation impacts associated with the construction of the
proposed buildings at the sub-regional level is considered to be Negligible.

Operational Phase
15.85

Operational waste impacts have been assessed on the predictions of quantities of
waste arisings and compositions, and the ability for the potential waste generation to
be dealt with in a manner that meets legislative and policy requirements.
Residential

15.86

At the operational phase, it is anticipated that the proposed development will result in
69 people as a result of the residential dwellings. Utilising the same waste performance
indicators for 2009/10 (which is considered to be a conservative estimate, as the
amount of household waste collected per head of population (in kgs) has been
decreasing over time), this population is estimated to result in approximately 21
tonnes of waste collected. When compared against the 2009 baseline for the total
household waste collected within the Penwith District area (2,119 tonnes), this is
estimated to result in less than a 1% increase. In addition, the estimated population
growth in 2012 (the opening year of operation) at Hayle is expected to be 7,825
people. Therefore, the baseline at 2012 will be higher than the 2009/10 baseline at
2,161 tonnes. On this basis, the estimated waste generation from the residential
dwellings is considered to be Negligible at the district level.
Commercial Element (Foodstore, Cinema, Retail Units and Restaurant)

15.87

With regard to the non-residential elements of the proposed development, Table 4.2 of
CIBSE Guide G has been used to inform the likely waste arisings and composition of
waste. Although this Guide is slightly out-of-date (published in 2004), for the purposes
of this assessment, it has been considered to be the most appropriate in assessing the
potential waste impacts. Table 15.10 below shows the typical bulk and composition of
the waste, used to assess the impacts.
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Table 15.10 Typical Waste Volumes for Various Types of Commercial Premises
Building Type

15.88

Waste Produced in Stated Period

Multiple Store (Retail and
Cinema)

1.0kg/m2 per week (6-day week)

Supermarkets (large)

5.8kg/m2 of sales area per week (6-day week)

Restaurant (using hotel
benchmark)

3.0kg/m2 per week per head (7-day week)

Currently, as the restaurant design is in outline, there are no details regarding the
expected dining space. Consequently, an assumption based on professional expertise
has been made that the restaurant would accommodate up to 149 seats . On this
‡

basis, the commercial elements of the proposed development will result in the
following estimated waste generation, shown Table 15.11 below.
Table 15.11 Estimated Waste Volumes based on Typical Benchmarks (tonnes)

15.89

Building Type

Waste Produced (per annum)

Retail and Cinema Units

419 tonnes

Foodstore

631 tonnes

Restaurant

23 tonnes

TOTAL

1,073 tonnes

When compared against the C&I baseline of 210,000 tonnes of waste generated at the
sub-regional level (i.e. Cornwall), this will result in an increase of 0.05%. Based on the
impact magnitude identified above at Table 15.1, it is considered that this will result in
a Negligible impact for the unmitigated scheme.

This is based on the assumption that of the total floor area, 40% of the area will be for back of house functions, as well
as bathrooms, office etc. From this, as assumption of 9m2 per 6 people was applied, equating to approximately 200 seats
for the restaurant element of the proposed development.
‡
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MITIGATION MEASURES
Construction Phase
Sustainable Methods of Construction
‘Designing Out’ Waste
15.90

It is recognised that a number of steps and best practice measures can be undertaken
at the design and construction stages, to minimise potential impacts arising from
waste generation.

15.91

At the detailed design stage, it is recommended that the team consider measures to
prevent and minimise waste, whilst also delivering building designs that are costeffective to build, maintain and occupy. These include the use of pre-fabricated
materials off-site (e.g. plasterboard cut to size off-site to minimise on-site cutting and
waste).

15.92

Once materials that will be utilised on-site become more known, it is recommended
that the reuse of construction waste on-site is maximised as far as practicable, and
where reuse if unfeasible, to recycle waste from waste streams (as identified above).
This should include references to best guidance such as the ICE Demolition Protocol.
Supply, Procurement and Storage of Materials

15.93

During construction, the design team will review how materials are procured and
transported to the application site to minimise any unnecessary waste arisings
alongside opportunities to reduce impacts associated with transportation (as well as
cumulative impacts associated with air quality and noise). Where possible, the design
team will work alongside the contractors to ensure that the supply chain is engaged
with the SWMP process.

15.94

As stated within the stand-alone Sustainability and Energy Statement for the proposed
development, consideration will be given to ensuring that where feasible and practical,
sustainable materials are procured. Specification will be informed by materials that
have a high recycled content (or are reclaimed) and/or the recommendations made
within best practice documents including the BRE’s Green Guide to Specification.
Where possible, accreditation to a recognised environmental standard will also be
sought (e.g. ISO14001 or the Forestry Stewardship Council [FSC]).

15.95

Other best practice measures will be implemented for the supply and storage during
the construction phase, including:


Scheduling deliveries of materials to the application site, including delivery of
materials ‘just-in-time’ to reduce standing time;



Request suppliers to minimise packaging and guarantee a take-back service;
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Monitoring and counting the number of items ordered, returning any incomplete
deliveries or damaged goods to suppliers; and



Appointing an individual to manage the storage of materials.

Segregation & Waste Handling On-Site
15.96

Where possible, waste materials will be segregated on-site by considering the following
best practice measures, where appropriate and feasible including:


Clear labelling and signage for waste storage containers (e.g. utilising the national
colour-coding scheme, as set up by the ICE and WasteAware Construction);



Providing appropriate designated areas for the containers;



Appropriate use of containers by all site staff;



Emptying the containers on a regular basis to prevent lack of space and possible
contamination;



Clear procedures for waste segregation communicated to site staff;



Training of staff via toolbox talks and induction;



Dissemination of information of the segregation scheme to site personnel (e.g.
through information posters);

15.97



Enforcement of segregating waste via monitoring; and



Use of incentives/penalties.

In addition, the team are committed to maximising the number of credits that are
available relating to the management of construction site impacts, including waste,
under BREEAM Retail 2008 and the Code for Sustainable Homes (CSH), to achieve the
targeted ratings of ‘Very Good’ and CSH Level 4 (as shown in Appendix 1 of the standalone Sustainability and Energy Statement submitted with this hybrid application).
Therefore, best practice measures in line with the BREEAM/CSH requirements will be
implemented where appropriate and applicable.
Site Waste Management Plan

15.98

The SWMP at this stage of the planning process identifies the potential waste streams
arising from the demolition of existing buildings and the construction of the proposed
development.

15.99

The SWMP will focus on the management of on-site waste generated at the
construction phase; nonetheless, the assessment within this Chapter identifies
opportunities to link into other stages of the construction process, including the design
stage (designing out waste), procurement (establishment of systems and methods of
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procuring

materials)

and

the

management

of

contractors

(e.g.

encouraging

participation through toolbox talks, posters), as detailed above.
15.100 The scope of the SWMP will incorporate as a minimum, the following, in accordance
with the requirements of the SWMP Regulations:


The target benchmark for resource efficiency (in m3 of waste per 100m2, or tonnes
of waste per 100m2);



Procedures and commitments for minimising non-hazardous waste in line with the
target benchmark and the principles of the Waste Hierarchy;



Procedures for minimising hazardous waste;



Procedures for monitoring, measuring and reporting hazardous and non-hazardous
site waste;



Procedures for sorting, reusing and recycling construction waste into defined
waste groups, either on-site or through a licensed external contractor;



The named individual with the responsibility for implementing the above.

15.101 At this stage of the design, the team have currently targeted two of the available
credits under Wst 1 – Construction Site Waste Management (within the BREEAM Retail
2008 Pre-Assessment framework). While this will be confirmed once the contractor is
known, the team will aspire to a target benchmark of between 9.2-12.9m3 of waste
generated per 100m2 (equivalent to 4.7-6.5 tonnes per 100m2).
15.102 In addition, in order to aid the decision-making process and evolution of the design,
various waste options have been and will be continuously considered in advance for
the potential waste arisings on-site, by following the principles of the Waste Hierarchy.
Early planning for waste management will provide important information for planning
the construction of the proposed development, particularly where any specialist
equipment is required.
15.103 As part of best practice measures, general waste bins or skips will only contain
compactable waste and should not be over-filled. To prevent damage to disposal
vehicles, non-compactable waste (including significant quantities of aggregate waste,
broken slabs and pallets) will be stored in building skips.
The Principal Contractor
15.104 As detailed within Chapter 16.0: Construction Environmental Management Plan of this
ES, the applicant will appoint a Principal Contractor with the overall management and
responsibility of completing, implementing and managing the waste management tasks
outlined in the SWMP for the proposed development. In addition, responsibilities and
commitments to ensure accountability for the tasks outlined within the SWMP will also
be written into the contracts with the relevant contractors and sub-contractors.
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15.105 The Principal Contractor will identify a description of each waste type that is likely to
be generated on-site, and include an estimate of the quantity and volume of waste
throughout the construction of the proposed development. Based on these estimations,
the Contractor will identify within the SWMP targets to minimise the amount of waste
that is likely to be produced. Waste management actions for each waste stream will
also be identified, considering sustainable waste management opportunities as outlined
in Table 15.12 below.
15.106 Further details are also provided at Chapter 16.0: Construction Environmental
Management Plan, of this ES.
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Table 15.12 Waste Types and Sustainable Waste Management Opportunities
Site Waste Management Plan
Waste Type

Food Waste (food,
cutlery)

Office waste
(Paper,
cardboard,
plastic,
cartridges)

Activity

Waste
Minimisation

On-site
Recycling/reuse/
segregation

Off-site Recycling/Reuse

Disposal
(no other
option)

Compost for landscaping
Canteen

Management

Kept separate from other
waste and stored in
wheelie bins with lids

Double-sided
photocopies

Reuse paper, cartridges,
plastic cups, newspapers,
tins and cardboard in front
or rear end loader,
compactors or cages

Segregate and recycle

Landfill

Excess material reused as
backfill and segregated
(once dried) or as
aggregate on temporary
roads

Segregate for land reclamation or to be
reprocessed and reused in the
construction industry (as aggregate).
Depending on the quantity of bricks and
concrete on-site, hire a concrete crusher
to crush materials on-site (if in poor
quality).

Landfill

Segregate waste and send for recycling

Landfill

Segregate waste and send to scrap
merchant

Landfill

Use of electronic
copies of
documents

Concrete
Demolition and
construction
(frame,
groundworks,
floors)

Glass

Demolition

Metal

Demolition and
construction
(temporary works,
steel frame,
decking with
concrete frame)

Send for composting

Reusable cutlery
and crockery

Pre-fabrication offsite, on-site batcher
and plan pours

Pre-fabrication,
correct ordering,
correct storage

Reuse in temporary work

Segregate paper, cans and glass

Landfill
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Site Waste Management Plan
Waste Type

Packaging
(plastic,
cardboard)

Pallets

Activity

Construction (e.g.
M&E, fit out and
cladding)

Construction
(cladding, brick
and blockwork)

Plasterboard
Construction (dry
lining)

Rubble

Sub-soil

On-site
Recycling/reuse/
segregation

Request minimal
packaging and
suppliers to take
back packaging
Return pallets to
supplier
Use plastic pallets
Procure to uniform
size
Store flat and
undercover in
secure compound

Off-site Recycling/Reuse

Segregate cardboard, pallets and plastic
for recycling in cages (for backhaul),
front or rear end loader,
compactors/balers where appropriate
Reuse pallets for internal
storage and movement of
materials

Segregate and chip pallets for compost
or furniture

Disposal
(no other
option)

Landfill

Landfill

Send for reuse
Send back to a plasterboard recycling
facility

Dedicated storage place
for off cuts to reuse

However, when plasterboard is mixed in
with other waste, this can be deposited
in a non-specific cell as long as it is less
than 10% by weight

Landfill

Demolition and
construction (brick
and blockwork)

Re-use of existing
building as part of
development

Use as hardcore on-site

Segregate for reuse in construction
industry

Landfill

Construction
(piling,
groundworks and
earthworks)

On-site storage

Reuse in landscaping or as
backfill

Land reclamation

Landfill

Reuse for general
carpentry

Segregate, chip for composting, biofuel
or furniture manufacture

Landfill

Timber
Demolition and
Construction
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Waste
Minimisation

Use alternative
product (e.g. steel
shuttering)
Reuse any timber
on-site

Chapter 15.0: Waste
Volume 1: Main Text & Appendices

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard

Site Waste Management Plan
Waste Type

Activity

Waste
Minimisation

Topsoil

Vegetation

On-site
Recycling/reuse/
segregation

Off-site Recycling/Reuse

Disposal
(no other
option)

Reuse in landscaping
Construction
(groundworks,
joinery)

Store on-site (turn
regularly)

Construction
(earthworks)

Excavate and
replant larger
species

Soil will need to be stored
effectively by being kept
as dry as possible, and
segregated from other
materials
Chip on-site, compost for
landscaping

Sell topsoil (including land reclamation)

Landfill

Segregate, send for composting and/or
spread on land

Landfill

Sanitary Waste
Bathrooms

n/a

n/a

n/a

Segregated
and sealed in
bins for
incineration

Hazardous Waste
- Asbestos

Demolition

n/a

n/a

n/a

Landfill

Hazardous Waste
- Contaminated
land

Construction
(earthworks and
groundworks

Contain in situ

Remediate on-site and
reuse material

Remediate off-site

Landfill

Use a separate secure,
covered container for
storage in accordance with
hazardous Waste
procedures (e.g. 205 litre
labelled drums)

Incinerator

Landfill

Hazardous Waste
- Paint, mastic
Construction and
fit-out

Use of solvent-free
paints
Maximise use of
mechanical fittings
over adhesives
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Waste Transfer Notes
15.107 In order to ensure that the waste streams identified above are handled safely and
legally by an authorised person or company , and monitored under the Duty of Care 9,
4

Waste Transfer Notes (WTN) for general waste, and consignment notes (CN) for
hazardous waste, must be completed, signed and kept by all parties involved. WTNs
will need to be kept for two years, whereas CNs must be kept for three years.
15.108 The WTNs/CNs will also include the following information:


The quantity and type of waste transferred in accordance with the appropriate
codes in the List of Wastes (England) Regulations 200518;



How the waste is contained;



The name of the site that the waste comes from and where it is being taken to;



The process that produced the waste; and



The signature of the waste champion or Principal Contractor.

15.109 After undertaking the described waste planning process, the Principal Contractor will
be able to confirm within the SWMP, the waste management contractors that will be
commissioned and details of any relevant licenses (e.g. for hazardous waste) that will
be required by the construction team. Details of the locations where the relevant waste
management contractor will dispose of any waste removed off-site will also be
provided.
15.110 The SWMP will be regularly monitored at least every six months by the Principal
Contactor or nominated individual, who will maintain a record of the types and
quantities of waste produced. These records will also include details of whether waste
has been reused, recycled or recovered (on or off-site), or alternatively, sent to
landfill.
15.111 The Principal Contractor will also be ultimately responsible for ensuring the waste is
managed in accordance with the requirements targeted under the BREEAM credits
including those under Wst 1, which will lead to a reduction in construction waste
generation by a minimum of 31% or 1,926 tonnes, up to an estimated best practice
reduction of 43% or 2,664 tonnes.
15.112 Finally, the worst-case scenario for waste arising from a typical construction project of
this scale and nature identified that 63% of the overall tonnage will derive from inert
waste, as shown in Table 15.9. However, it is understood (and as described in
paragraph 15.77) that the majority of inert waste will be utilised on-site as part of the

Authorised persons or company include a registered waste carrier, organisations exempt from waste carrier registration,
a licensed waste management contractor (or those who are exempt), and a waste collection authority.
4
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overall site levelling with respect to flood risk. When compared against the worst-case
scenario, the reuse of inert material on-site is considered to result in significant
reductions against the estimated 6,179 tonnes of waste that would be produced onsite prior to any mitigation.

Operational Phase
Planning for Operational Waste Management
15.113 Manufacturers of everyday consumables are embracing the best practice principle that
considered design can remove the need for waste. Despite the drive towards less
packaging, the need for many types of packaging is an inherent part of product design.
The design of the proposed development will be undertaken in sympathy with the local
waste management scheme operated on behalf of Cornwall Council.
15.114 For the commercial elements of the proposed development (retail units, super market
and restaurant), measures will be incorporated to ensure that waste generation can be
appropriately re-used and recycled as feasible. This will include the designation of
separate waste recycling storage areas for all operator generated waste and the
provision of a designated area for a compactor/baler (for the retail/supermarket
elements) so that the packaging waste generated may be appropriately compacted and
bound before being sent for recycling.
15.115 The residential units are targeting waste credits under CSH WAS1: Storage of nonrecyclable waste and recyclable household waste. This requires that three separate
recycling bins to enable segregation of waste within the home are provided. This will
also aid the Local Authority in maximising collection of recyclable waste.
15.116 Occupants of the retail units and future residents will also be provided with Building
User Guides (as a requirement of the credits targeted under BREEAM and the CSH)
that will provide additional guidance on how to minimise waste production and
maximise reuse and recycling of waste before it is disposed of as a last resort. For the
residents of the proposed dwellings this could include details of schemes like
‘Freecycle’ that matches people who have things they want to get rid of with people
who can use them and then collect them for free . For the commercial tenants, the
19

building user guides offer an opportunity to advise how the building has been arranged
to

maximise

waste

recycling

including

details

of

the

recycling

areas

and

compactor/baler. The building user guide will also refer to the Operation and
Maintenance Manual (O&M Manual) that can help to reduce wear and tear on the
building services and internal fixtures and fittings and so also help to reduce
unnecessary replacement that can generate a high level of waste.
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RESIDUAL IMPACTS
15.117 Residual impacts associated with residual waste (following the application of the
principles of the Waste Hierarchy, in addition to the mitigation measures) have been
assessed qualitatively. Residual impacts are those that are the result after the
introduction of mitigation measures to address the initially identified impacts and
effects.

Construction Phase
15.118 The residual impacts from the construction of the proposed development will be the
disposal of a residual quantity of mostly inert, building material at landfill sites in
Cornwall. The residual impacts from the proposed development’s operation will be the
disposal of a residual quantity of MSW at landfill sites in Cornwall.
15.119 The disposal of the residual waste streams after mitigation measures are likely to
result in a low environmental impact. The MSW waste stream to landfill should be
minimised by the construction site waste management plan, and on-site recycling.
15.120 As a result of the proposed mitigation measures it is considered that the construction
phase waste generation impact will remain Negligible within the wider regional
context.

Operation Phase
15.121 Following the recommended mitigation measures, as detailed above it is considered
that several mechanisms to influence the generation of operational waste will be
embedded within the proposed development. However, beyond the ability to enable
tenants and future residents to reuse and recycle in order to reduce waste generation,
further reduction is dependent upon a considered cultural change in the practices of
both retailers and residents.
15.122 Nonetheless, the development will afford both commercial tenants and future residents
with the ability to reduce both their overall waste generation and the proportion of
such that goes to landfill as oppose to being recycled. Consequently, it is considered
that following the mitigation measures proposed the residual impact of the proposed
development

upon

operational

waste

generation

will

be

Minor

Negative

to

Negligible.

SUMMARY & CONCLUSIONS
15.123 In summary, the proposed development has sought to minimise waste generation
during the construction phase as a result of considered attention to designing out
waste during the initial design stage and through the commitment to the subsequent
incorporation of best practice management measures on-site for the construction
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period. In combination, these measures are anticipated to lead to as a minimum,
approximately 31-43% reduction in waste generation on-site and will enable the build
to occur with a managed and careful approach to waste generation with an onus on
the need to reuse or recycle materials wherever feasible. Furthermore, where a
significant amount of inert material is reused on-site, the overall reduction in waste
generation will be higher.
15.124 With regard to the operational phase of the development, measures have been
implemented as appropriate to enable both the commercial tenants and the future
residents to seek to reduce the waste generated. These measures, including a focus on
recycling through the provision of suitable facilities and guidance on how to minimise
waste generation within the buildings as part of the building user guides, are
considered to facilitate both tenants and residents in reducing their operational waste
generation.
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16.0 CONSTRUCTION ENVIRONMENTAL MANAGEMENT PLAN
INTRODUCTION
16.1

This

ES

Chapter

provides

a

framework

for

the

Construction

Environmental

Management Plan (CEMP) which will be prepared by the appointed contractor prior to
the commencement of any construction works on-site. This Chapter also provides the
content and structure of the CEMP, the key environmental impacts identified
throughout the various technical chapters of this ES as a result of the proposed
development, as well as a summary of the appropriate mitigation measures to reduce
the potential impacts. In addition, key roles and responsibilities of the individuals will
be identified, involved in the preparation and implementation of the CEMP.

CONTENT OF CEMP
16.2

Early consideration of environmental issues throughout the design of the proposed
development and the planning of the construction phase provide greater opportunities
for successful environmental outcomes to be achieved, and that commitments made
within the ES, as well as the key legislative and policy requirements (as identified
below) are met. The CEMP will provide the management framework, considering the
potential significant environmental impacts that have been identified within this ES,
which will be used to develop site procedures and practices to deal with these impacts
(based on the mitigation measures identified within each technical chapter of this ES).

16.3

The CEMP will also describe the checking monitoring and audit processes that will be
implemented to ensure works are being undertaken in accordance with these
requirements, and will form part of the overall project management. As such, activities
described will be integrated with other quality, sustainability and health & safety
management processes.

16.4

The CEMP will be developed based on the framework provided within this Chapter, and
will include the following:


Project Description and details of the construction phasing and activities;



Identification of key environmental legislation, regulations and guidelines including
details of:
o

Planning consent;

o

Legislation and guidelines register;



Roles and Responsibilities;



Planning of Construction Works;
o

Environmental Aspects Register and Mitigation measures;

Chapter 16.0: Construction Environmental Management Plan
Volume 1: Main Text & Appendices

447

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard



Information, Training and Awareness;
o

Communication Strategy;

o

Environmental Training and Awareness;

o

Consultations;



Emergency Response; and



Monitoring, Review and Reporting.

PROJECT DESCRIPTION AND CONSTRUCTION DETAILS
16.5

As described in Chapter 2.0: Proposed Development in Volume 1: Main Text &
Appendices of this ES, the proposed development if for a retail-led mixed-use
development consisting of the following components as detailed below.

16.6

Elements that have been submitted in detail are comprised of:


A retail foodstore with a gross internal area (GIA) of approximately 5,230m2;



Unit D adjoining the retail foodstore for a cinema with a gross internal area (GIA)
of approximately 430m2;



Non-food retail units A, B and C with a combined gross internal area (GIA) of
approximately 1,990m2;



Stand-alone units F and G for a retail or restaurant with a combined gross internal
area (GIA) of approximately 410m2;



Associated access and car parking (comprised of 276 car parking spaces for the
foodstore and Units D, F and G, 7 parking spaces for visitors/users of the
moorings, and 43 parking spaces associated with the non food retail units A, B &
C);

16.7



Service arrangements;



Dedication of a site for a heritage feature (i.e. the Goonvean Engine)



Landscaping and pedestrian promenade to the whole quayside; and



Flood prevention measures (including the raising of the existing ground level).

Elements that have been submitted in outline are comprised of:


30 residential units comprised of 24 two and three bed townhouses and 6 two bed
apartments;
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Northern restaurant with a GIA of approximately 370m2;



40 car parking spaces for the residential uses – access to be determined;



New pedestrian footbridge over Penpol Creek; and
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Public realm and landscaping improvements to the residential areas and to Isis
Gardens.

16.8

In addition, a Listed Building Consent has been submitted which relates to:


Proposed works of mitigation/repair to the Grade II Listed (Group Value) South
Quay, which include repairs to the breach to the quay wall, general repairs and
maintenance, construction of a new quay wall, the formation of an undercroft car
park, flood protection measures (including the raising of the existing ground level)
and the creation of the pedestrian quayside promenade).

16.9



Associated infrastructure; and



Landscaping and amenity space.

The physical works programme the proposed development is likely to comprise of the
key site activities:


Pre-works review;



Site clearance and removal of any contamination;



Site establishment and enabling works (including lifting of South Quay levels);



Repair of Listed South Quay walls, and provision of new flood walls and handrails;



Piling and substructure;



Shell and core works; and



Fit out and completion.

Timeframe for Environmental Effects
16.10

For the purposes of this EIA, the baseline year for the proposed development is 2010.
Much of the environmental baseline and assessment used for the withdrawn
application submitted at the end of 2009 is considered to be relevant and applicable
for the assessment of the proposed development for the hybrid application. However,
where supplementary or additional information is required, this has been considered
through further surveys and consultation. As such, the standardised baseline year of
2010 has been applied within this EIA. It has also been assume that construction will
commence in 2011, with the development becoming fully operational by the end of
2012.

16.11

Further information of the development programme and construction is provided in
Chapter 3.0: Development Programme & Construction in Volume 1: Main Text &
Appendices of this ES.

LEGAL & REGULATORY REGISTAR
16.12

The following pieces of legislation that are likely to affect the project are:
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Construction (Design and Management) Regulations 2007;



Control of Pollution Act 1974;



Wildlife and Countryside Act 1981;



Environmental Protection Act 1990;



Town and Country Planning act 1990;



Water Resources Act 1991;



Water Act 2003;



Water Framework Directive 2000;



Clean Air Act 1993;



Environment Act 1995;



Clean Neighbourhoods and Environment Act 2005;



Conservation (Natural Habitats, &c.) Regulations 1994;



Air Quality (England) Regulations 2007;



Groundwater Regulations 1998;



Environmental Protection (Duty of Care) Regulations 1991;



Environmental Damage (Prevention and Remediation) Regulations 2009;



Conservation (Natural Habitats) Regulations 1994 (as amended);



Control of Noise (Code of Practice for Construction and Open Sites) Order 2002;



Noise Emission in the Environment by Equipment for use Outdoors Regulations
2001;

16.13



Waste Strategy for England 2007;



UK Biodiversity Action Plan 1994;



Hazardous Waste Regulations 2005;



Control of Substances Hazardous to Health Regulations 2002; and



Site Waste Management Plan Regulations 2008.

The above list should not be considered exhaustive and will be updated by the project
Environmental Manager throughout the construction programme, where appropriate
and relevant. The Principal Contractor will be responsible for adhering to the
requirements of all applicable legislation during the course of the construction phase of
the proposed development.

16.14

The Principal Contractors will also comply with any Planning Conditions imposed upon
the proposed development and the Employer’s Conditions of Contract.
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CONSIDERATE CONSTRUCTORS SCHEME
16.15

As part of the sustainability approach and the BREEAM commitments, the design team
will ensure that the main contractor achieves the highest possible rating under the
Considerate Constructor’s Scheme. Therefore, the construction of the development will
be informed by the following the eight principles of the Considerate Constructors
Scheme designed to encourage best practice beyond statutory requirements:
Considerate
All work is to be carried out with positive consideration to the needs of traders and
businesses, site personnel and visitors, and the general public. Special attention is to
be given to the needs of those with sight, hearing and mobility difficulties.
Environment
Be aware of the environmental impact of your site and minimise as far as possible the
effects of noise light and air pollution. Efforts should be made to select and use local
resources wherever possible. Attention should be paid to waste management. Reuse
and recycle materials where possible.
Cleanliness
The working site is to be kept clean and in good order at all times. Site facilities,
offices, toilets and drying rooms should always be maintained to a good standard.
Surplus materials and rubbish should not be allowed to accumulate on the site or spill
over into the surroundings. Dirt and dust from construction operations should be kept
to a minimum.
Good Neighbour
General information regarding the scheme should be provided for all neighbours
affected by the work. Full and regular communication with neighbours, including
adjacent residents, traders and businesses, regarding programming and site activities
should be maintained from pre-start to completion.
Respectful
Respectable and safe standards of dress should be maintained at all times. Lewd or
derogatory behaviour and language should not be tolerated under threat of severe
disciplinary action. Pride in the management and appearance of the site and the
surrounding environment is to be shown at all times. Operatives should be instructed
in dealing with the general public.
Safe
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Construction operations and site vehicle movements are to be carried out with care
and consideration for the safety of site personnel, visitors and the general public. No
building activity should be a security risk to others.
Responsible
Ensure that everyone associated with the site understands implements and complies
with this code.
Accountable
The Considerate Constructors Scheme poster is to be displayed where clearly visible to
the general public. A site’s contact details should be obvious to anyone affected by its
activities.

ROLES & RESPONSIBILITIES
Project Manager
16.16

The Project Manager will act on behalf of the applicant, with responsibility of managing
the project within the agreed environmental constraints in conjunction with all other
necessary management processes.

Principal Contractor
16.17

The Principal Contractor is a named individual from the Main Contractors organisation,
who will have the overall day-to-day responsibility for Health & Safety, Environmental
&

Quality

performance

throughout

the

construction

phase

of

the

proposed

development.
16.18

In addition, the Contractor Manager would ensure that appropriate resources are made
available and any necessary environmental controls or mitigation measures are
implemented. The Contract Manager would report to the Main Contractors Board of
Directors.

Environmental Manager
16.19

An Environmental Manager will be nominated, with the responsibility of reporting to
the Principal Contractor, to co-ordinate and manage all the environmental measures
that will be incorporated during the construction phase.

16.20

The Environmental Manager will also carry out the following duties:
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Develop and review the CEMP and specialist procedures;
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Identify environmental competence requirements for all staff working on the
proposed development and ensure delivery of environmental training to personnel
within the project team;



Review and approve method statements for environmental aspects prior to work
starting;



Monitor construction activities and performance to ensure that identified and
appropriate control measures are being effective and ensure compliance with the
CEMP;



Act as a main point of contract between the regulatory authorities and the project
on environmental issues;



In conjunction with the environmental specialists, overall monitoring of the
programme for environmental works, and provision of status reports as
necessary;



Provision of advance and liaison with the construction teams to ensure that
environmental risks are identified and appropriate controls are developed and
included within method statements and risk assessments;



Assistance in the development and delivery of any environmental training for site
personnel and sub-contractors;



Liaison with the Environmental Manager of the applicant;



Liaise with the Environmental Management team to ensure co-ordination of
environmental mitigation and monitoring procedures;



Liaison with the projects’ public liaison officer;



Management of the environmental monitoring programme including noise,
vibration, dust and review any routine reports; and



Environmental audit of subcontractors and suppliers.

Site Waste Manager
16.21

The site waste manager will report to the Principal Contractor and would be
responsible for overall waste management issues arising from the construction of the
proposed development. These will include:


Implementation of the Site Waste Management Plan;



Implementation and monitoring of waste minimisation, segregation and safe
disposal measures; and



Dissemination of waste reduction and waste management procedures to all
relevant personnel on-site.
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Environmental Representatives
16.22

Each sub-contractor appointed by the Principal Contractor will be required to appoint
an Environmental Representative who will be responsible for:


Ensuring that environmental considerations are included in all risk assessments,
method statements and work instructions;



Carrying out weekly environmental inspections of the site, initiating actions and
completing a weekly environmental inspection report; and



Acting as a main point of contact between the subcontractor and Principal
Contractor on all environmental issues.

Environmental Specialists
16.23

The Principal Contractor and any sub-contractors may be required to employ
environmental specialists to support the construction of the proposed development as
required to provide the mitigation measures described either within the CEMP, or in
response

to

specific

construction

activities

that

may

otherwise

present

an

environmental risk.
16.24

The Environmental Specialist’s role will be to undertake the detailed mitigation design
within their technical field and oversee its implementation, maintenance and
monitoring throughout the construction phase up to the end of the maintenance phase.

16.25

Details of the various specialists to be employed will be reviewed by the applicant at
the tender stage, and will form a significant part of the tender process.

Environmental Manager
16.26

The Environmental Manager for the applicant will report to the Project Manger and is
ultimately responsible for monitoring the performance of the construction of the
proposed development against statutory requirements and the agreed environmental
standards. Duties of the Environmental Manager will include:


Review of the CEMP and specialist procedures and identify any areas for
improvement;



Identify the environmental competence of all contractors working on the proposed
development and advise the Project Manager as to their suitability;



Review method statements for environmental aspects and advise of any
suggested improvements prior to work starting;



Monitor construction activities to ensure that identified and appropriate control
measures are effective and in compliance within the CEMP;
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Act as a main point of contact between the Principal Contractor and the applicant’s
project team on environmental issues; and



Liaise with the Environmental Management team to ensure co-ordination of
environmental mitigation and monitoring procedures.

PLANNING OF CONSTRUCTION WORKS
16.27

Prior to commencement of construction works, the Main Contractor will be required to
prepare and submit a detailed Programme of Environmental Works for the control of
construction operations taking into account all the environmental constraints identified
in the Environmental Statement.

16.28

A summary of the processes to be followed through the construction process and to be
included in the programme of environmental works is detailed in the following sections.

Environmental Risk Assessments
16.29

All activities undertaken on site would be subject to an environmental risk assessment.
Risk assessments would be undertaken by trained staff following an approved
procedure which would:


Identify the significant environmental impacts that can be anticipated;



Assess the risks from these impacts;



Identify the control measures to be taken and re-calculate the risk; and



Report where an inappropriate level of residual risk is identified so that action can
be taken through design changes, re-scheduling of work or alternative methods of
working in order to reduce the risk to an acceptable level.

16.30

The results of risk assessments, and their residual risks, are only considered
acceptable if:

16.31



The severity of outcome is reduced to the lowest practical level;



The number of risk exposures are minimised;



All reasonably practical mitigating measures have been taken; and



The residual risk rating is reduced to a minimum.

The findings of the risk assessment and in particular the necessary controls would be
explained to all operatives before the commencement of the relevant tasks using an
agreed instruction format. Control measures that are identified during this process
would then be incorporated into the Environmental Action Plans and the briefing of
operatives. Environmental specialists would advise on the formulation of control
measures and Action Plans where specialist environmental procedures are required, as
indicated in the Environmental Impacts Register.
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Environmental Action Plan
16.32

An Environmental Action Plan is required to be prepared prior to commencement of
construction works to identify and sequence environmental activities that are needed
in order to complete a required construction process.

16.33

The Environmental Action Plan will identify:


Reference documentation;



The approval required to complete the activity; and



The verification documentation to be produced as evidence of satisfactory
completion.

16.34

The Environmental Action Plan should also identify where “hold points” would be
required. These are where continuation of a subsequent activity is prohibited unless a
former activity has been signed-off.

16.35

Examples of activities that would be covered by the Environmental Action Plan are:


Advanced works;



Site clearance and fencing;



Topsoil strip;



Earthworks;



Drainage works;



Building foundations;



Superstructures to buildings;



Building finishes and fit-out;



Road and car park construction;



Paths and bridleways; and



Landscaping and planting.

Environmental Aspects Register
16.36

Prior to commencement of construction works, a register of environmental impacts is
required to be produced. This would comprise the various risks identified in the ES,
planning conditions or other permitting procedures and control, and would be regularly
updated to reflect any additional risks resulting from the contractors selected methods
of working, changing site conditions etc.

16.37

Risks would be identified under the following general headings:
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16.38



Noise and Vibration;



Air Quality;



Soil Conditions, Groundwater and Contamination;



Water Resources;



Ecology;



Archaeological Resources;



Energy; and



Waste.

The Principal Contractor will be responsible for producing and maintaining the
Environmental Aspects Register. A draft Environmental Aspects Register is included
below, which will be developed further by the appointed Contractor. Part I of the
Register is site-specific and provides details of the potential environmental impacts (as
identified in this ES) that may be affected by the proposed development, during the
construction phase. It also summarises the appropriate mitigation measures to
mitigate against these impacts.

16.39

Part II of the Environmental Aspects Register provides details of the generic (i.e. non
site-specific) environmental impacts that may occur during the construction phase.
These impacts and appropriate mitigation measures will be developed further by the
appointed Contractor after the tender stage.
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Table 16.1 Environmental Aspects Register Part 1
Part I – Environmental Aspects Register
Environmental Impacts
Issue

Sensitive
Receptors

Mitigation Measures and management programme
Potential
Impact

Mitigation Measures

Mitigation Time
Frame

Responsibility

Transport

Users of all local
transport
networks.

Disruption to local
transport
networks.

There will be no residual ‘significant’ adverse impacts
and so no traffic related mitigation measures are
deemed necessary.

Not applicable.

Project Manager

Noise & Vibration

Local residential
and working
population.

Disturbance
caused by noise
and vibration.

The contractor would identify appropriate measures,
subject to developer approval, to minimise potential
impacts. These measures would be defined by
contractual and legislative requirements (including
working methods in accordance with BS 5228),
planning conditions and construction best practice.

Project wide.

Project Manager

Air Quality

Local residential
and working
population.

Air pollution
caused by the
emissions related
to the construction
process.

The contractor would identify appropriate measures,
subject to developer approval, to minimise potential
impacts. These measures would be defined by
contractual and legislative requirements (including
dust suppression methods), planning conditions and
construction best practice. Monitoring would be carried
out to confirm effectiveness.

Project wide.

Project Manager

The contractor would identify appropriate measures,
subject to developer approval, to minimise potential
impacts. These measures would be defined by
contractual and legislative requirements (including
appropriate pollution control measures and emergency
procedures), planning conditions and construction best
practice.

Project wide.

Project Manager

Air pollution
caused by dust
creation.
Soil Conditions,
Groundwater &
Contamination

Construction site
land, local
residential and
working
population, wild
life and wildlife
habitats.

Contaminants may
be introduced into
the soil, water and
groundwater by
construction phase
activities.
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Part I – Environmental Aspects Register
Environmental Impacts
Issue

Sensitive
Receptors

Mitigation Measures and management programme
Potential
Impact

Mitigation Measures

Mitigation Time
Frame

Responsibility

Ground water and
the Hayle Estuary.
Water Resources

Hayle Harbour and
Penpol Creek.

Contaminants may
be introduced into
the water by the
construction phase
activities.

The contractor would identify appropriate measures,
subject to developer approval, to minimise potential
impacts. These measures would be defined by
contractual and legislative requirements (including a
Construction Environmental Management Plan which
will include a detailed mitigation strategy), planning
conditions and construction best practice.

Project wide.

Project Manager

Ecology

Petalwort.

A direct loss of the
colonies during the
construction
phase.

Implement a Translocation and Monitoring Plan
approved by the Local Planning Authority in
consultation with Natural England.

Project wide.

Project Manager
and Ecologist.

Ivy Broomrape.

A small loss of
colonies during the
construction
phase.

The colony on South Quay is not significant compared
to other areas and so no mitigation implementation is
proposed.

Aquatic ecology.

A temporary
negative impact on
aquatic flora and
fauna due to
refurbishment of
harbour walls.

No practical mitigation can be suggested for the
temporary loss of aquatic invertebrates and algae due
to repairs to the harbour walls. A Construction
Environmental Management Plan will describe
measures to prevent spillage of any harmful
substances during repairs to the harbour walls.

The World
Heritage Site
within which the
site is located.

The potential for
hidden
archaeological
features to be lost

The implementation of an agreed watching brief and
preservation of record in situ.

Project wide.

Archaeologist and
Project Manager

Archaeology
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Part I – Environmental Aspects Register
Environmental Impacts
Issue

Sensitive
Receptors
Listed buildings.

Possible finds of
archaeological
value on the site.
Energy

Waste

460

Local and regional
landfill sites.

Mitigation Measures and management programme
Potential
Impact

Mitigation Measures

Mitigation Time
Frame

Responsibility

or destroyed
during the
construction
process.

Increase of energy
consumption
associated with
construction
activities.

Man 2 and Man 3 credits under BREEAM are being
targeted meaning there will be a commitment to
monitor, report and set targets for CO2 or energy
arising during the construction phase with respect to
best practice guidelines.

Project wide.

Environmental
Manager

Waste is
anticipated to be
generated in
association with
the infrastructure,
building
construction and
site preparation
works.

The contractor would identify appropriate measures,
subject to developer approval, to minimise potential
impacts. These measures would be defined by
contractual and legislative requirements (including a
Site Waste Management Plan), planning conditions
and construction best practice.

Project wide.

Site Waste
Manager
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Table 16.2 Environmental Aspects Register Part II
Environmental Aspects Register
Environmental Impacts
Issue
Contamination

Fuel Storage
and Plant Refuelling.

Aspect

Potential Impact

Historical and
previous uses onsite (i.e.
potentially
contaminative
manufacturing
activities)

Contact with site
personnel during
construction

Fuel spillage due
to storage facility
failure

Pollution of wildlife habitat
and controlled waters, and
the contamination of land

Fuel spillage
whilst filling
storage tank
Fuel spillage
whilst refuelling
equipment

Mitigation Measures and Management Programme
Mitigation Measures


Details of the placement of site cabins, site
offices and storage containers, as well as
storage of building materials and equipment
and plant will be approved in writing by the
Local Planning Authority (as detailed in
Condition 4);



Any identified contamination of the site
(through the preliminary risk assessment and
site investment scheme) will be undertaken
in line with the remediation strategy which
will be approved in writing by the Local
Planning Authority (in line with Conditions 19
and 20).



Consideration must be given to ensure the
location of the store is as far as possible from
any watercourse, spring, or well and any
drainage system;



Any oil must be stored in a suitable container
of suitable strength to withstand accidental
damage;



Any oil must be stored within a bund of
sufficient size about contain 110% of any oil
that may escape the container and must be
constructed of a material that is impermeable
to oil;



All deliveries and extraction of oil must be
supervised to ensure spillages are kept to a
minimum;

Legislation and Guidance
Environmental Protection Act 1990, PPS
23: Planning and Pollution Control

Oil Storage Regulations, EA PPG notes,
The Contaminated Land Regulations
2000, Environmental Protection Act
1991, Wildlife and Countryside Act 1981
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Environmental Aspects Register
Environmental Impacts
Issue

462

Aspect

Mitigation Measures and Management Programme

Potential Impact

Mitigation Measures


Where a fill point is outside of the bund area
drip trays should be used;



A stock of absorbent material should be held
on-site and staff advised in their use in the
event of spillage;



In the event of a spillage, the relevant
agency should be notified and measures
taken to prevent the spillage from spreading;
and



All operative and visitors to the site are to be
advised o the above during site induction.

Legislation and Guidance

Water Quality

Earthworking
activities

Pollution of watercourses
by contaminated or
sediment-laden runoff

All material to be stored within dedicated
stockpiling areas. Maintain good-working
environmental practice by implementing pollution
control mitigation in relevant PPG and CIRIA
publications.

Oil Storage Regulations, EA PPG notes,
The Contaminated Land Regulations
2000, Environmental Protection Act
1991, Wildlife and Countryside Act 1981

Materials

Spillage of
hazardous
materials

Pollution of wildlife habitat
and controlled waters, and
the contamination of land

Storage of hazardous materials in accordance
with COSHH Regulations.

COSHH Regulations, Environmental
Protection Act 1990

Resource usage
and waste
generation

Excess use of resources
and generation of waste

Careful storage of materials to prevent breakage
or damage to reduce waste.

Environmental Protection Act 1990,
Environment Act 1995, EU Landfill
Directive 1999, The Waste Management
Licensing Regulations 1994 (amended
1996), UK Waste Strategy 2000, UK
Sustainable Development Strategy 1999,

Material purchase
and
transportation

Impacts associated with
the transportation of
material, operation of sites

Choice of environmentally friendly materials or
materials from sustainable sources.

Choice of local supplier or a supplier with good
environmental performance.

DTI Building a Better Quality of Life: A
Strategy for More Sustainable
Construction
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Environmental Aspects Register
Environmental Impacts
Issue

Aspect

Mitigation Measures and Management Programme

Potential Impact

Mitigation Measures

Legislation and Guidance

and production of
materials
Waste

Use of Vehicles
and the Plant

Waste storage

Pollution of wildlife habitat,
controlled waters, land
contamination, visual
impacts and odour



Effective storage reducing the potential for
leakage, runoff or escape of waste material
into the environment;



Locate waste facilities away from sensitive
features (i.e. Bridgewater Canal);



All skips to be covered.

Environmental Protection Act 1990,
Environment Act 1995, EU Landfill
Directive 1999, The Waste Management
Licensing Regulations 1994 (amended
1996), EA PPG Notes, UK Waste Strategy
1000, UK Sustainable Development
Strategy 1999, Hazardous Waste
Directive 1991, Waste Framework
Directive, Site Waste Management Plan
Regulations 2008.

Non-separation of
waste material

Waste mixing

Separating waste streams improving the reuse
and recycling of waste, and allowing effective
disposal in line with the Waste Hierarchy and as
detailed within the Site Waste Management Plan.

Waste disposal

Impacts associated with
disposal of waste

Reuse or recycling of waste in accordance with
the Waste Hierarchy and as outlined within the
Site Waste Management Plan framework.

Combustion of
fuel

Impacts on air quality and
climate change due to the
release of noxious and
greenhouse gases

Development of a Traffic Management Plan to
minimise on-site traffic movements and
disruption to non-construction traffic. Parking of
construction workers vehicles, storage of building
materials, equipment and plant will be approved
in writing by the Local Planning Authority prior to
commencement of any construction activity (in
line with Condition 4).

DTI energy white Paper, PPG23, UK
National Air Quality Strategy, the
Environment Act 1995.

Use of oils,
materials and
parts

Impacts associated with
the production and use of
oils, materials and parts

Selection of materials with low embodied energy
and also has a low VOC content, and a GWP
potential of 0.

Environmental Protection Act 1990, EU
Landfill Directive 1999, The Waste
Management Licensing Regulations 1994
(amended 1996), EA PPG Notes, UK
Waste Strategy 2000.
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Environmental Aspects Register
Environmental Impacts
Issue

Aspect

Potential Impact

Mitigation Measures and Management Programme
Mitigation Measures

Legislation and Guidance

Leakage of
oil/fuel from
parked vehicles

Pollution of wildlife habitat
and controlled waters, and
the contamination of land

Designated parking areas located at a maximum
distance from sensitive environmental features.

Environmental Protection Act 1990, The
Contaminated Land Regulations 2000.

Provision of pollution control measures including
oil/petrol interceptors.

EA Pollution Prevention Guidance Notes,
BREEAM targeted credit compliance.

Off-site traffic
congestion

Impacts on local air quality
and amenity value

Discussions with the Council to establish the most
suitable access and haul routes for site traffic,
and detailed within the Traffic Management Plan.
Mitigation will include ensuring construction
traffic roads do not pass along sensitive roads,
where possible (i.e. residential roads, congested
roads, use of unsuitable junctions) and that
vehicles are kept clean (e.g. throughout the use
of wheel washers etc) and sheeted when on
public highways.

DTI Energy White Paper, PPg23, Air
Quality Limit Values (2001) Regulations,
UK National Air Quality Strategy, The
Environment Act 1995.

Liaison with the council will be upheld at all
times.
Vehicle Wash
Down

Office Issues

464

Discharge to
surface water or
surface drains

Potential impacts on
surface water quality and
local wildlife

Application of a discharge licence from the
Environment Agency prior to any discharge,
where necessary.

Discharge to foul
sewer

Impacts on water
treatment plant

Use of potentially
ecologically
harmful chemicals

Impacts associated with
the pollution of receiving
waters and aquatic life for
surface water or foul
sewer

Use of environmentally friendly products and
consumables.

Environmental Protection Act 1990.

Use of electricity

Impacts on air quality and

The main contractor will monitor and set targets

DTI Energy White Paper.

Regular monitoring of run-off quality.

Water Resources Act 1991, EA Pollution
Prevention Guidance Notes.

Water Resources Act 1991,
Environmental Protection Act 1990.
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Environmental Aspects Register
Environmental Impacts
Issue

Water

Waste and

Aspect

Potential Impact

Mitigation Measures and Management Programme
Mitigation Measures

Legislation and Guidance

and gas in offices
(for heat and
power)

climate change (from
greenhouse gas emissions)

to help reduce energy use on-site. As part of this
and in line with the BREEAM requirements,
environmental manager will display this in a
graphical form, so that all site personnel are
aware of these targets. Construction best practice
measures will also be implemented to minimise
the level of energy used on-site, including energy
efficient lighting, sustainable use of site buildings
by personnel.

Use of water

Increased demand putting
pressure on supply
companies and water
supplies.

As above, the main contractor will monitor and
set targets to help reduce water consumption onsite. As part of this and in line with the BREEAM
requirements, the environmental manager will
display this in a graphical form, so that all site
personnel are aware of these targets.
Construction best practice measures will also be
implemented to minimise the level of water
consumed on-site, including provision of waterefficient appliances, and use of efficient
equipment where practicable.

Water Resources Act 1991, Water
Framework Directive.

Use of water from
local watercourse

Impacts on the local
aquatic environment

Consent required from the Environment Agency
prior to any discharge.

Water Resources Act 1991, Water
Framework Directive.

Run-off from
earthworks

Effective management of earthworks run-off.

Pumping wilt
laden or polluted
water into
watercourse

Storage of all water used to allow settlement of
solids prior to discharge. A discharge consent will
be required, where necessary from the
Environment Agency.

Environmental Protection Act 1990,
Waste Management Licensing
Regulations 1994, EAE Pollution
Prevention Guidance Notes, Water
Framework Directive.

Use of raw

Impacts associated with

Re-use of existing on-site materials reducing the

Environmental Protection Act 1990,
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Environmental Aspects Register
Environmental Impacts
Issue
Material
Recycling

Construction

466

Aspect
materials

Potential Impact

Mitigation Measures and Management Programme
Mitigation Measures

the production and
delivery of materials
including emissions, noise
and congestion, waste
disposal to landfill, land
contamination,
groundwater pollution,
visual impacts, noise
odour and dust from
operations

need for virgin materials, the production of new
materials or recycled materials from other sites.
Development of lean construction initiatives to
reduce the amount of materials used (e.g. Earth
Exchange programme, ‘just-in-time’ ordering,
suppliers taking back excess and unused
materials).

Use of recycled
and recovered
materials

Reduction of impacts
associated with the
production of new
materials and with
disposal of waste

Provide designated recycling bins/skips for each
waste type to allow effective collection and
segregation of waste, and provide greater
opportunities for recycling.

Recycling of inert
construction
waste for use
elsewhere

Reduction of impacts
associated with the
production of new
materials and with
disposal of waste.
Potential impacts from
storage of materials prior
to use

Best practice measures in the storage of
materials, including segregation in sealed
containers.

Minimise
materials

Reducing in the impacts
associated with materials
use

Use sustainable sourced and certified materials
as far as practicable. Reuse and recycling of
materials wherever possible in line with the
Waste Hierarchy and as outlined within the Site
Waste Management Plan.

Noise and

Production of noise

Noise will be controlled in accordance with British

Legislation and Guidance
Environment Act 1995, EU Landfill
Directive 1999, The Waste Management
Licensing Regulations 1994 (amended
1996), EA Pollution Prevention Guidance
Notes, UK Waste Strategy 2000, BRE’s
Green Guide to Specification.

Target materials that are highly weighted (e.g.
A+ or A rated) within the BRE’s Green Guide to
Specification, where appropriate.

Environmental Protection Act 1990, The
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Environmental Aspects Register
Environmental Impacts
Issue
Nuisance

Aspect
vibration
(including as a
result of plant and
machinery)

Mitigation Measures and Management Programme

Potential Impact
pollution and disturbance
on local communities

Mitigation Measures
Standard 5228: Noise Control on Construction
and Open Sites (e.g. site working hours will be
0800 to 1800 during weekdays and 0800 to 1300
on Saturdays). Where working outside of these
hours is required, the Council will be informed
first.

Legislation and Guidance
Control of Pollution Act 1974, The Health
and Safety at Work Act 1974, Noise at
Work Regulations 1989, The Town and
Country Planning Act 1990, The Noise
Act 1996, BS 5228: Noise Control on
Construction and Open Sites

Site inspections will be undertaken to ensure that
machinery and plant is operated with specified
acoustic covers in place. Any excessively noisy
plant will be removed from site for repair and
maintenance.
Air Quality – Dust
and Odour

Pollution and nuisance
from dust and odour
causing nuisance

A number of best practice mitigation measures
will be implemented as appropriate:


Vehicles carrying loose aggregate for
construction equipment and vehicles, and use
of appropriately designed vehicles for
materials handling;



Completed earthworks covered or vegetated
as soon as practicable;



Minimise surface areas of stockpiles (subject
to health and safety, and visual constraints)
to reduce area of surface exposed to wind
pick-up;



Use of hoarding and screening of
construction works;



Regulation inspection, and if required,
cleaning of local highways and site
boundaries to check for dust deposits (and
removal if necessary);

UK National Air Quality Strategy, Air
Quality Limit Values (2001) Regulations,
Environmental Protection Act 1990,
Integrated Pollution Prevention Control,
The Air Quality Act 1995.
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Environmental Aspects Register
Environmental Impacts
Issue

Aspect

Site lighting

Mitigation Measures and Management Programme

Potential Impact

Light pollution and
nuisance

Mitigation Measures


Heel washing of vehicles before leaving site.
In addition, the equipment will be provided
and maintained, and used at all times during
site preparation and construction works.
Details will be approved by the Local
Authority (in line with Condition 3);



Use of dust-suppressed (such as water
suppression) tools for all operations;



Ensuring that all construction plant and
equipment is maintained in good working
order and not left running when not in use;



Restrict on-site movements to well within site
and not near the perimeter, if possible; and



No unauthorised burning of any material
anywhere on-site.

Any temporary lights used will be positioned or
shielded.

Legislation and Guidance

BAA Campaign for Dark Skies.

Avoid work during night working – however,
where some construction operations require night
working and site floodlighting, lights will be
positioned so as to avoid glare to any sensitive
receptors (e.g. highways, residents).
Emergency
Situations

468

Vandalism

Vandalism of fuel storage
tanks, pesticide/hazardous
chemical storage facility
causing large spill to enter
drainage system, affecting
watercourse, sewerage
plant, or wildlife and



Fuel storage tanks to be of a suitable
strength to withstand deliberate damage;



Safe and secure storage of any storage
tanks;



Secure access to the site; and



All tanks and bunds must be regularly
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Environmental Aspects Register
Environmental Impacts
Issue

Aspect

Mitigation Measures and Management Programme

Potential Impact

Mitigation Measures

habitats

Fire at depot or
site

Severe or
extreme weather
event

Fire and fire waters
affecting water quality,
wildlife and habitats, and
air pollution

Damage to fuel storage
tanks, pesticide/hazardous
chemical storage facility
causing large skill to enter

Legislation and Guidance

inspected for any signs of damage and
effective action taken as necessary.


Ensure appropriate and proper storage of any
flammable materials. Any LPG used on-site
will be stored outside buildings in wellventilated and secure areas. Flammable
materials (e.g. solvents and adhesives) will
be stored in lockable steel containers;



LPG supplies will be turned off at source onsite when not in use;



Maintenance of all machinery;



Avoiding unnecessary stockpiling of
combustible materials;



No burning waste materials on-site;



Keeping and maintaining a tidy site
(including removal of rubbish promptly and
regularly);



Emergency plans outlining at least two
escape routes, contact details and
procedures in the event of a fire;



Installation of emergency lighting; and



Location of fire equipment, where most
needed and is readily accessible, which will
be regularly inspected.



Fuel storage tanks to be of a suitable
strength to withstand accidental damage;
and



All tanks and bunds must be regularly

CDM Regulations, HSE guidelines
including ‘Fire Safety in Construction
Work’, ‘Health and Safety in
Construction’, ‘A Guide to managing
health and safety in Construction.’
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Environmental Aspects Register
Environmental Impacts
Issue

Aspect

Potential Impact
drainage system, affecting
watercourse, sewerage
plant or wildlife habitats

470

Mitigation Measures and Management Programme
Mitigation Measures

Legislation and Guidance

inspected for any signs of damage and
effective action taken as necessary. After
heavy rain, the bunds must be inspected and
any retained water removed as this will
diminish the storage capacity of the bund.
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INFORMATION, TRAINING & AWARENESS
16.40

Effective communication between the client, contractor, employees and external
parties is of paramount importance to the implementation and maintenance of the
CEMP. The raising of environmental awareness amongst the project team and
associated staff is viewed as fundamental to meeting the commitments set out in the
CEMP.

Communication
16.41

A site notice board will be set up, to display any internal policies or external
certifications, Emergency Contacts List, project environmental objectives and targets,
as well as other relevant environmental information. In particular, the contractor will
be required to target a number of credits available under BREEAM and CSH that relate
to the management of construction site practices including the following, where
possible:


Commitment to go beyond best practice site managements, for example,
achieving a Considerate Constructors Scheme Code of Considerate Practice score
of at least 32 or above;



Monitoring, reporting and setting targets for CO2 (from site activities, and/or
transport to and from site) and water consumption. Targets and actual
consumption will be displayed graphically on-site;



Implementing best practice policies in respect to air (dust) and/or water (ground
and surface) pollution occurring on-site; and


16.42

Operation of an Environmental Management System.

The Environmental Notice Board will be placed and situated in a prominent position in
the site office.

Environmental Training and Awareness
Site Induction Training
16.43

All contractual personnel and sub-contractors will receive environmental induction
presentation and training on the environmental issues related to the construction
project and the CEMP. No personnel, including sub-contractors will be permitted to
commence employment on-site without prior attendance of an Induction Training
Course. Where relevant, a comprehensive Environmental Induction will also be
provided for all client staff, consultants, agency and period contract staff, who may
access the site during the construction period, as necessary. A record of competence
and training will be maintained, to ensure that all personnel are competent to carry out
their general and specific duties whilst meeting the requirements of the CEMP.
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16.44

The induction training will include information on, but will not be limited to the
following:


Roles and responsibilities;



Construction method statements;



Complaints handling procedure;



Emergency response plans;



Incident reporting; and



Site waste management measures.

Toolbox Talks
16.45

General environment and aspect-specific tool box talks (e.g. on the management of
any ecological features) will be provided as appropriate at regular intervals to relevant
staff throughout the construction phase. As a minimum, all site personnel will be
required to attend a toolbox talk specific to their scope of works.

Consultations with Organisations and the Public
16.46

External consultation and communication (e.g. contact with third parties such as the
Environment Agency) will be recorded on a communications log. A copy of all
correspondence (sent and received) and meeting notes will be made available to the
Client on request.

Complaints Procedure
16.47

A complaints procedure will be set in place, to allow members of the public or other
interested parties to make complaints regarding the construction of the scheme.
Complaints will be treated as a valuable feedback mechanism to minimise potential
impacts on sensitive features, and where relevant and appropriate, allow construction
practises to be refined and improved.

16.48

The complaints procedure will be undertaken in the following manner:


Review by the appropriate person – the Environmental Manager or Project
Manager will review complaints and appropriate action in the first instance. Where
necessary, the Project Director and/or Client will be informed; and



Complaints will be dealt with promptly, politely, and where appropriate,
informally. Responses provided will be clear, and where appropriate, with an
explanation or information on any action taken.

16.49

A weekly monitoring system will be implemented to ensure that all complaints have
been addressed and a satisfactory outcome reached for all parties involved.
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EMERGENCY PROCEDURES
16.50

Emergency procedures will be set in place, in the event of an emergency, including
those that have the potential to cause environmental damage. Where necessary,
formal approval of specific procedures will be sought from statutory organisations such
as Natural England and the Environment Agency, where appropriate.

16.51

As a minimum, the emergency procedures include:


Named individuals and 24 hour contact details of all emergency response
personnel and emergency services;



Procedures for reporting and documenting an emergency incident;



Personnel responsibilities during an emergency incident;



Location of on-site information on hazardous materials and spill containment
materials; and



Routine hazard monitoring.

Pollution Prevention and Emergency Response
16.52

Arrangements for dealing with spills, leaks and unplanned emissions, unplanned
damage to the environment and other environmental incidents, such as sediment runoff from the site are identified above. The main contractor will undertake all reasonable
requirements and recommendations of the Client and the Environment Agency (e.g. as
outlined within the Pollution Prevention Guidelines Notes) relating to pollution
prevention.

16.53

The Environmental Manager will ensure that adequate supplies of pollution control
equipment (such as spill kits, booms, and absorbent granules) are maintained on-site
where necessary. An Emergency Contact List will be displayed on site notice board.

Environmental Incident and Corrective Action Reporting
16.54

All environmental incidents will be reported and investigated; any copies of incident
report forms will be supplied to the Client. Significant environmental incidents will be
reported as soon as possible to the Project Director.

16.55

Where relevant, the appropriate statutory authority will be informed immediately.
Copies of incident investigation reports will be supplied to the client and action taken
to prevent recurrence.

16.56

All Corrective Action and Incident Report forms shall be held in a register maintained
at the construction site office base, as part of the overall project filing system.
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MONITORING, REVIEW AND REPORTING
16.57

A schedule of environmental monitoring shall be prepared to determine monitoring
regimes

for

the

preconstruction,

construction

and

reinstatement

phases

and

requirements for environmental monitoring shall be continually reviewed as consents
are received and consultation completed.
16.58

Results from the monitoring of environmental effects shall be maintained, and samples
stored and archives, where practicable. Results shall be made available to the client
and other interested parties as appropriate. Environmental monitoring shall help to
ensure compliance with environmental performance targets and thereby demonstrate
the management of environmental aspects.

Site Inspections
16.59

The Environmental Manager will inspect the site each week, following the main
contractor’s

procedures,

highlight

and

action

required/taken

on

a

weekly

environmental checklist. These inspections will include the operations of all site
personnel, pollution prevention and waste management systems. Corrective actions
will be reported immediately to the project manager, and remedial action instigated as
soon as practicable, where relevant.

Audits
16.60

Where any external audits are requested, all personnel will co-operate and provide
assistance as required, and follow up any recommendations within their activities and
reports. The Environmental Manager will ensure that any Non-Conformance identified
as a result of any environmental audit is immediately reported to the project manager,
and action taken to rectify the matter, and prevent recurrence, as soon as possible.

16.61

In addition, internal auditors will carry out an audit of the project to monitor the
performance in line with legal compliance and the management of significant aspects.
Any detailed topic specific audits (e.g. waste management) will be carried out where
inspections suggest there may be a problem.

16.62

All audit reports will be held on-site, and identified in an appropriate site file.

Compliance and Non-conformance
16.63

Where site inspections and audits identify criteria within the CEMP have not bee
fulfilled, and/or appropriate and corrective action has not been taken, a NonConformance will be raised by the Environmental Manager. Examples of circumstances
where this may arise include:
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Receipt of a complaint regarding pollution or other environmental impacts caused
by the project;



Departure from approved or agreed procedures; and



Non-conformance identified as a consequence of any self-assessment, formal
audit or other environmental survey or inspection.

16.64

Where Non-Conformance is raised, a corrective action report will be prepared.
Corrective action will include changes to work instructions, updating the CEMP (as
stated below), and staff training (including regular toolkit talks), as necessary. NonConformance will be reviewed by the Environmental Manager, which will be fed back to
the team at progress meetings.

16.65

Where Non-Conformance is considered to breach legislative requirements, this will be
reported to the appropriate public or statutory authority.

Environmental Review and Reporting
16.66

A review of the CEMP will be undertaken monthly by the Environmental Manager
following site inspections, and updated, where necessary. In addition, environmental
reviews will be informed by events including progress meetings and feedback from the
team.

16.67

As part of the review process, the Environmental Manager will produce a monthly
report detailing environmental performance and non-compliances, will inform the
project manager, client and team of all findings.

Reporting
16.68

A filing system complying with any appropriate external EMS or corporate policies will
be established on-site. Document numbering and control will be in accordance with
any appropriate certified standards.

16.69

Reports that will be filed to establish the effectiveness of the CEMP, in line with the
inspection and auditing of compliance include:


Weekly environmental log;



Environmental inspection checklist to be filled out on a weekly basis;



Environmental audits;



Incident management report;



Non-Conformance/Corrective Action report;



Training Register; and



Waste Register.
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17.0 CUMULATIVE IMPACTS
INTRODUCTION
17.1

This Chapter assesses the impact of the proposed development in combination with the
environmental

effects

of

other

major

developments

within

the

area.

These

developments may have occurred in the recent past, be under development or, will be
undertaken in the reasonably foreseeable future. In particular, these environmental
effects can either be:


Spatial: giving rise to effects over a large area;



Temporal: giving rise to effects over a longer period of time; or



Incremental: giving rise to effects on areas of special environmental sensitivity or,
increasing the significance of effects due to interactions with other actions under
review.

17.2

There are two main types of cumulative impact:


Combined effects of individual residual impacts, for example noise, dust and visual
impacts, from one development on a particular receptor; and



Residual impacts from several developments, which individually might be
insignificant, but when considered together, there could be a significant
cumulative impact.

17.3

A cumulative impact arises when impacts from several developments, which
individually might be insignificant, coincide together and potentially produce a
significant cumulative impact.

17.4

This Chapter describes the methods used to assess the residual impacts, the scope of
the cumulative assessment in terms of the other activities under review, the potential
for cumulative residual impacts to arise from the interaction of the proposed
development with other projects within the area and any additional mitigation
measures (if applicable) required to prevent, reduce or offset the cumulative residual
impacts. Unless stated otherwise, the impacts described in this cumulative impact
assessment are the residual impacts arising following mitigation.

17.5

The zones of influence appropriate to the impact under assessment have been
identified within the technical chapters. For example, visual impacts are likely to have
a greater zone of influence compared to noise and vibration impacts and this has been
taken into account when assessing the cumulative impacts within this Chapter.

Chapter 17.0: Cumulative Impacts
Volume 1: Main Text & Figures

476

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

LEGAL REQUIREMENTS
17.6

Various legislation and guidance apply with regard to the assessment of cumulative
impacts, which are identified and set out below.

EC Directive
17.7

Council Directive No. 85/337/EEC 1998 (as amended by Council Directive 97/11/EC
1

1999 ) requires assessment of ‘the direct effects and any indirect, secondary,
2

cumulative, short, medium and long-term permanent or temporary, positive and
negative effects of the project’.
17.8

Council Directive 97/11/EC selection criteria2 for projects to be assessed include: ‘The
cumulation with other projects’ and the ‘existing land use’.

Town and Country Planning (Environmental Impact Assessment)
(England and Wales) Regulations 1999
17.9

Schedule 3 paragraph 1 requires that ‘the characteristics of development must be
3

considered

having

regard,

in

particular

to…

(b)

the

cumulation

with

other

development’.
17.10

Schedule 3 paragraph 23 requires environmental sensitivity to be assessed having
regard to ‘the existing land use’.

17.11

Schedule 4 Part 13, paragraph 4 requires a ‘description of the development on the
environment which should cover…cumulative…effects’.

17.12

Within the EIA Regulations3, no additional information is provided on cumulative
effects and how they are to be assessed, and there is no other formal guidance in this
respect.

METHODOLOGY & ASSESSMENT CRITERIA
17.13

Various criteria have been adopted for establishing the scope of the cumulative
assessment of impacts from more than one development. The scope of the assessment
has been guided by the screening criteria listed in Table 17.1, which other
developments must meet in order to be included within the cumulative impact
assessment. Further, in screening those cumulative impacts that should be included
within the assessment, other developments under consideration must, when taken in
isolation, generate an impact (positive or negative) of at least minor significance for a
particular issue.
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Table 17.1 Criteria for Inclusion of Developments within Cumulative Impact
Assessment.
Screening Criteria
To be considered within the cumulative impact assessment, other development schemes must meet
the following criteria:


Generate their own residual impacts of at least minor significance;



Be likely to be constructed or operate over similar time periods;



Be spatially linked to the proposed development (for example using the same local road
network of the application site); and



Be either consented (but not operational) or be the subject of applications with the relevant
statutory authority in the area or be the subject of another statutory procedure.

17.14

Each of the schemes under assessment has been reviewed to determine potential
cumulative impacts. Where possible, a quantitative assessment of the individual
environmental impacts from the proposed development in cumulation with other
developments has been undertaken and the outcome discussed in the technical
component

chapters

of

this

ES.

Therefore,

cumulative

impacts

of

individual

environmental components such as transportation, noise and vibration, and air quality
have been undertaken throughout this ES, where appropriate, in addition to being
examined in this chapter.
17.15

However, for a number of environmental components under consideration as part of
this cumulative assessment, a quantitative assessment of cumulative impacts is not
possible. Equally, for future planned developments that are not currently tied to any
implementation timescale, uncertainty exists with respect to the occurrence of
cumulative impacts. In such instances, where a quantitative cumulative assessment is
not possible and/or where uncertainty exists, a qualitative assessment about the
reasonable

likely

cumulative

effects

has

been

undertaken

using

professional

judgement, based upon a realistic worst-case scenario.

SCHEMES CONSIDERED WITHIN THE ASSESSMENT
17.16

The sources of information used to identify current and proposed projects involved a
review of previous environmental studies on-site and within the wider Hayle Harbour
Masterplan area as well as the reference to the following:


Searches of the online planning registers for Cornwall Council;



A review of the different developments within the Hayle Area Plan Partnership
Review (2008-2009) ; and
4


17.17

Direct consultation with Cornwall Council.

As a result of the above review, the following projects were identified for consideration
within the cumulative assessment:
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17.18



Hayle Harbour Masterplan (W1/08-0613);



Hayle Harbour Phase 1 Infrastructure (W1/08-1721);



Jewson Site (W1/10-0413); and



Wave Hub.

Table 17.3 provides a summary of the projects identified and the decision for their
inclusion within the assessment based on the screening criteria identified in Table 17.1
and data generated from sources listed at paragraph 17.20 below. The information
obtained for these projects is not always available in the same detail as that for the
proposed development. Where this is the case, professional judgement has been used
to adopt and apply relevant available information.

17.19

Some other developments in the area have not been considered within the scope of
this assessment due to their status, scale of development or distance from the
proposed development; consequently, they have been screened out in accordance with
the screening criteria in Table 17.1. This includes small-scale developments (e.g. a
domestic development) with limited zones of influence or developments with a limited
construction phase.

Documents Referenced
17.20

In respect to the projects identified and included within this assessment (as shown in
Table 17.3), documents consulted to identify potential cumulative impacts were:


Hayle Harbour Environmental Statement ;



Hayle Harbour Phase 1 Infrastructure Non-Technical Summary ;



Jewson Site, Carnsew Road, Hayle Environmental Statement ; and



Wave Hub Environmental Statement8;

5

6

7

ASSESSMENT OF POTENTIAL IMPACTS
17.21

Table 17.4 and Table 17.5 present the qualitative assessment of potential cumulative
residual impacts resulting from other developments taking place within the area in
combination

with

the

construction

and

operational

phases

of

the

proposed

development, respectively. A brief justification of the assessment is given within the
table. An indication of the nature of the impact in terms of whether it is short-term
(construction phase) or long-term (operational phase) is also provided.
17.22

Table 17.4 and Table 17.5 summarise the potential for cumulative impacts from the
proposed development and other projects within the zone of influence, as identified in
Table 17.3. The assessment addresses only the potential residual impacts of the
developments considered.
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17.23

Where references to page numbers are incorporated within Table 17.4 and Table 17.5,
these are cross-references to the specific page of the relevant ES documentation that
has been submitted for the particular project under assessment, not pages of this ES.

17.24

Where no accompanying ES has been provided or forms part of the application
documents, other appropriate reports have been referenced. In particular, this relates
to the Non-Technical Summary for the Hayle Harbour Phase 1 Infrastructure scheme.

SUMMARY & CONCLUSIONS
Cumulative Impacts with Permitted & Potential Developments
17.25

The cumulative assessment provides an opportunity to identify and, where possible,
mitigate the anticipated impacts of the proposed development in order to avoid
negative cumulative residual impacts with other developments within the area.

17.26

The key conclusions arising from the cumulative impact assessment of those schemes
that were not screened out are shown in Table 17.3 below.

17.27

In general, residual cumulative impacts from the construction phase will be temporary
in nature and their severity is often dependent on the proximity of receptors to the
construction site. Operational phase impacts will tend to be medium to long-term in
nature.
Table 17.2 Overall Cumulative Impacts

Potential Impact Areas

Overall Cumulative
Construction Phase Impact

Overall Cumulative
Operation Phase Impact

Transportation

Minor Negative

Minor Positive

Air Quality

Minor Negative

Negligible

Noise and Vibration

Minor Negative

Negligible

Landscape & Visual

Minor Negative

Negligible

Ecology

Minor Negative

Minor Positive

Socio-Economic

Moderate Positive

Moderate Positive

Construction Phase
17.28

When the construction phases of one or more projects coincide with one another, the
significance of the cumulative residual impacts depends on the characteristics of the
overlapping projects and the duration of the overlap. Those developments that have
been identified within the immediate vicinity of the application site are likely to result
in cumulative impacts during the construction phase of the proposed development,
assuming a conservative scenario.
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17.29

Prolonged periods of disturbance of the local community and wildlife from reduced air
quality and from noise and vibration can result where construction periods are
consecutive; in addition congestion and delays can result on the local highway network
when access routes for deliveries utilise the same roads. However, any potential
impacts from the construction phase will be temporary in nature and their severity is
often dependent on the proximity of receptors to the construction site or sites.

17.30

In general, many of these impacts, such as nuisance and disturbance impacts linked to
construction noise, vibration and air quality, will be controlled and minimised through
the implementation of construction best practices that can be effectively delivered by
means of a formal Construction Environmental Management Plan (CEMP) developed by
the Principal Contractor and agreed with the applicant. Therefore, the overall
cumulative impacts associated with construction transportation and associated air
quality and noise and vibration are temporary and of overall Minor Negative
significance on a local level.

17.31

Some of the developments identified are particularly large and as a result have the
potential for cumulative impacts during construction on local ecology that may be more
negative. However, mitigation measures proposed to address these impacts will reduce
these significantly. In many cases, it is anticipated that these measures will result in
ecological enhancement by the time developments become operational and reduce the
impacts to Negligible or Minor Positive.

17.32

In conclusion, potential cumulative construction impacts are considered to be
temporary in nature and of Minor Negative impact.

17.33

It should be noted that the cumulative assessment presents a conservative scenario
and that, in reality, the construction phases will not all coincide but will potentially
overlap for relatively short periods, thus reducing the significance of the cumulative
residual impacts.
Operational Phase

17.34

At the operational phase, cumulative impacts are both positive and negative. Long
term Moderate Positive impacts are predicted with regard to the generation of
employment within the local area, whilst the creation of habitats and ecological
management implementation will benefit several terrestrial, aquatic and bird species.

17.35

Improvements to the local highways network and the sustainable and accessible
nature of the schemes will provide a Minor Positive impact to local area.

17.36

With appropriate mitigation, the impact upon Air Quality, Noise & Vibration and
Landscape & Visual is anticipated to be Negligible.

17.37

It is important to note that the majority of schemes being assessed have not yet
received planning permission and therefore may not become operational. As a result,
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although cumulative impacts for both the construction and operational phases have
been assessed, this has been considered on a ‘worst-case scenario’.
17.38

In conclusion, however, potential cumulative long-term operational impacts are
considered to be Minor Positive.
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Table 17.3 Summary of Projects Under Consideration

Scheme

Hayle Harbour
Phase 1
Infrastructure

Hayle Harbour
Masterplan

Jewson Site

Description

Planning Status

Infrastructure works including formation of new
harbour, deep water quay & associated enabling
works, formation of new bridge, new roads, flood
protection works, repair & restoration of quay walls,
repair & renovation of sluicing arrangements,
creation of promenade & operational access route
along north quay and creation of new car park area &
boat storage area. Work to prepare for area for the
Hayle Harbour Masterplan.

W1/08-1721

Redevelopment of harbour and land to north and
northeast to provide a mixed use development
incorporating retail space, business space,
residential, general industrial, storage & distribution,
creation of marina and commercial harbour &
associated access works.

W1/08-0613

Demolition of the 20th century buildings associated
with the Jewson operation, the construction of a
3,455m2 Class A1 retail foodstore, formation of
associated 227 car parking spaces, new pedestrian
links, new vehicular accesses from Carnsew Road to
service the car park and service yard area and works
to and within the listed building at the Jewson Site,
Carnsew Road, Hayle.

W1/10-0413

Application submitted
February 2009.

Potential Impact Areas

Potential construction cumulative impacts include
traffic, noise, dust generation, visual impacts,
ecology and demand for labour and demand for
local supplies of materials.
Potential operational cumulative impacts include
visual impacts, transportation and operational
associated air quality and noise.

Application submitted
April 2010. Currently
pending
consideration.

Appraisal?

Potential construction cumulative impacts include
traffic, noise, dust generation, visual impacts,
ecology and demand for labour.
Potential operational cumulative impacts include
transportation and operational associated air quality
and noise.-

Application submitted
May 2008.

Included in

Potential construction cumulative impacts include
traffic, noise, dust generation, visual impacts,
demand for labour and demand for local supplies of
materials.
Potential operational cumulative impacts include
visual impacts, transportation and operational
associated air quality and noise.

Yes
Construction
and Operational

Yes
Construction
and Operational

Yes
Construction
and Operational
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Scheme

Wave Hub

484

Description

Proposal by SWRDA to bring ashore at Hayle
renewable power generated by a range of wave
energy generation technologies (currently under
construction, expected to be deployed in July 2010
with the first energy devices being installed in 2011).

Planning Status

Planning permission
granted September
2007. Installation
completed in
September 2010.

Potential Impact Areas

Construction of onshore and offshore infrastructure
at Hayle has commenced and is nearing completion,
therefore, impacts associated with construction will
not be considered. Operational impacts will not be
assessed as the development is 10 miles off the
coast of Hayle and the onshore element is minor
consisting of a small single storey building. The
development does not meet the criteria within Table
17.1.

Included in
Appraisal?

No as
construction has
already been
completed.
Onshore
element is
minor.
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Air Quality

Transportation

Area

Table 17.4 Cumulative Impact – Construction
South Quay and Foundry Yard

Hayle Harbour Masterplan

At the construction phase, given the
groundworks schedule is 35 weeks, based
on a 12 hour working day and working 6
days a week, this equates to 2,520 hours
during which deliveries of material can be
made. This equates to an average hourly
demand of 2 vehicles (rounded up).
Therefore the predicted magnitude of HGV
traffic during this phase is 4 trips per
hour. This takes account of the two-way
trip of a lorry arriving, tipping its load and
then departing. 4 trips per hour is a minor
increase in vehicular movements through
Hayle and as such, is considered to be a
Negligible impact on the local and
strategic highway network. (Ch 5, ES)

There is forecast to be a small increase in
traffic flows during construction due to
construction vehicles accessing the site.
Construction traffic routes will use main
roads and minimise access through
Phillack to reduce the disturbance; and
site access will be located at the location
of the proposed permanent access, which
will be partly constructed at the outset for
that purpose.

The impacts to air quality during the
construction phase of the proposed
development are likely to be limited to
impacts from dust from construction
activity and emissions from construction
traffic. There will be no bioremediation onsite and hence no associated odours.
Emissions from on-site generators and
similar equipment are expected to be
insignificant, due to the typically small
quantity of pollutants released from such
sources. Where construction works disturb
sediments in Penpol Creek, there may be
a short-term odour, which will dissipate as
soon as the tide level in the Creek
increases.

The impacts to air quality during the
construction phase of the proposed
development are likely to be limited to
impacts from dust from construction
activity, emissions from construction
traffic and possibly odour from
bioremediation on-site.

Any potentially significant adverse impacts
from construction dust would be mitigated
using good construction site practice,
therefore, the residual impact is
anticipated to be temporary and
Negligible (Ch 7, ES)

The residual impact is anticipated to be
Minor Negative and local (Section 8, P
25, ES)

Hayle Harbour Phase 1
Infrastructure
During the construction phase, it is
anticipated that the development will
result in a further 21 heavy goods vehicles
(HGV’s) using the surrounding highway
network during any one day. An
assessment of this impact has concluded
that a Minor Negative change in
environmental conditions is experienced
by pedestrians, with all other highway
users experiencing only a Negligible
difference. In order to mitigate the impact
upon pedestrians, it is proposed to control
the movement of HGV’s to reduce
potential conflicts with peak pedestrian
movements.

Jewson Site

Cumulative Impact

Increased use of local highway network
(B3301, and particularly A30) by
construction workers and delivery
vehicles, increased congestion and
potential road safety implications.
Residual impact on road network
temporary, Minor Negative (Section 10 P
23 ES).

Due to the proximity of the projects and
the proposed development, the overall
cumulative impact from construction
transportation is considered to be
temporary Minor Negative

No assessment of air quality was
undertaken.

Overall the air quality cumulative impact
is considered to be temporary Minor
Negative.

The overall residual impact is anticipated
to be Negligible (P 15, NTS).

Emissions from on-site generators and
similar equipment are expected to be
Negligible and temporary in nature, due
to the typically small quantity of pollutants
released from such sources.
Dust nuisance would be temporary, local
Moderate Negative. Construction traffic
emissions are likely to be local temporary
Minor Negative. (Section 11, P 23, ES)

During the construction phase, significant
impacts on sensitive receptors as a result
of dust could occur. However, the
successful implementation of dust
management measures should adequately
mitigate this impact. Monitoring during
the construction phase would also be in
place to test the efficiency and ensure
successful implementation of mitigation
measures.

Assume Negligible residual impact.

A detailed modelling study has indicated
that emissions of vehicles resulting from
construction traffic would result in a
Negligible impact on air quality. (P 10,
NTS).
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South Quay and Foundry Yard

Noise & Vibration

Based on the implementation of mitigation
measures informed by best practice
guidance, it is considered that the noise
impacts associated with the construction
phase is likely to be reduced to Minor
Negative to Moderate Negative
(dependant on the different activities of
construction), and will be temporary in
nature. With regards to vibration, the
impacts are considered to be of Minor
Negative significance, and temporary in
nature.

486

Hayle Harbour Masterplan
The highest noise levels are related to use
of impact or driven piling and occur at
locations closest to the worksites. Up to
Moderate Negative impact may be
experienced during piling of the marina
pontoons.
Once the foundations have been
completed the construction of buildings is
a relatively quiet activity. Aspects of the
work required in constructing roads,
utilities infrastructure and buildings will all
create some form of noise, but this will
typically be of short duration and affect
only the immediate vicinity of the works.
Overall, the impact of noise as a result of
construction activities will be Minor
Negative and temporary at a local level.
(Section 6, P 26, ES)

Hayle Harbour Phase 1
Infrastructure
The assessment identified Moderate
Negative impacts at locations most
affected by construction activity, for
example in Clifton Terrace. For other,
more distant receptor locations, the
significance of noise impacts is lower and
can be assessed as Negligible.

Jewson Site
No assessment of noise impact was
undertaken.
Assume Negligible residual impact.

Cumulative Impact
Overall noise and vibration cumulative
construction impact considered
temporary Minor Negative

The assessment has identified that it will
be possible to keep the noise levels
associated with construction within
proposed limits. Further mitigation
provided by the contractor in terms of
plant selection and use may allow these
noise levels to be reduced further. Best
practical means will be employed to limit
noise from construction.
Overall, the impact of noise as a result of
construction activities will be Minor
Negative and temporary at a local level.
(P 14, NTS)
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Hayle Harbour Masterplan

Cumulative landscape and visual effects
are the additional changes to the
landscape or visual amenity caused by the
proposed development in conjunction with
other developments that are likely to
occur. In this case, the full regeneration of
Hayle Harbour is most likely to be
considered, including the other Quays
where appropriate. Since the previous ES
was completed, the public realm
improvements have been carried out to
the Foundry area. The assessment judges
the significance of the cumulative impacts
of the wider Hayle Harbour proposals with
the advocated development.

Construction processes and equipment
would be visible across the proposed
development site from various viewpoints.
The construction phases would result in an
alteration of views from the immediate
vicinity and is considered to be a
Negligible to Minor Negative impact for
the majority of the local viewpoints during
construction which would be temporary in
nature.

Comprehensive redevelopment of the
harbour would include the regeneration of
the derelict quays, harbour walls, existing
important buildings, pedestrian links, and
soft and hard landscaping. Regeneration
of the wider harbour would have a
significantly positive effect on the
landscape condition of the area. There
would be a Moderate Positive
cumulative impact associated with
improvement to the condition of the wider
Hayle Harbour character area in
conjunction with the proposed
development.

Daytime Visual Impact: As a worst-case,
with a high receptor sensitivity set against
a medium magnitude of visual change, the
temporary visual impact during the
construction period can be assessed as
resulting in a significance of effect of
Moderate Negative. (Section 7, P 84,
ES)

The development of South Quay forms
part of the proposed harbour
regeneration. Increased pedestrian and
cycle links and operations within the
harbour are expected along with the
provision of development proposed for the
whole quayside. This development would
have no additional impacts on the views
from receptors. All public realm on South
Quay will have been provided as part of
the proposed development. The
cumulative impact of the proposed
development and the wider harbour
regeneration on the visual context of the
area is judged to be Negligible.

For some areas, including Penpol, the
visual impact of construction works is
considered Moderate Negative and
temporary.

Hayle Harbour Phase 1
Infrastructure
The proposed development would result in
the construction of a new Copperhouse
road bridge and various works along North
Quay. The works would result in the loss
of the Cocklebank, which, although a
man-made feature, is perceived to be a
part of the natural landscape. However,
historic features of the Harbour, such as
the quay walls and sluices would be
restored, and other historic features would
be retained.
The construction of the Hilltop car park
would result in the loss of some dune
grassland. The negative impacts of the car
park on landscape character have been
minimised by siting it in an area already
affected by recent industrial activity, and
through the careful choice of surfacing
and design of screen planting. New areas
of dune grassland would be created
elsewhere in the development site.

Jewson Site
The current condition of the site is visually
poor although the constructional activities
will result in a temporary negative impact.

Cumulative Impact
Overall landscape and visual cumulative
construction impact considered Minor
Negative

The closure of a footpath and the
rerouting of a cycle path during
construction will result in a Minor Negative
impact to the public.
During construction work it will be
necessary to protect and conserve existing
historic features on site and prevent
damage to adjacent ecological areas. As a
result a temporary Minor Negative visual
and landscape character impact will result.

The construction phase would have
varying visual impacts depending on the
distance and position of the viewer.
However, the proposed development
would not be visible from the majority of
streets and properties in Hayle due to
intervening buildings, vegetation or
landform.
The residual impact is considered Minor
Negative. (P 16, NTS)

(Ch 8, ES)
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South Quay and Foundry Yard
The proposed development will have a
Minor Negative impact on terrestrial
ecology (i.e. petalwort, improved access
to Triangular Spit and clearance of South
Quay on Ivy broomrape) following the
incorporation of mitigation measures.
On aquatic ecology, the proposed
development will have a Minor Negative
impact through the removal of existing
seaweeds and invertebrates, but also
have Moderate Positive impacts as the
additional harbour walls will create new
intertidal habitat.

Hayle Harbour Masterplan
Potential disturbance to habitats and
species during construction works with
some direct habitat loss from the
development footprint; residual impact
from construction on any species/group or
habitat is Minor Negative with the
exception of a Moderate Negative
disturbance to aquatic habitats and
species during the excavation of the
harbour. (Section 12, P 169, ES)

Ecology
Socio-Economic

The main focus of potential construction
impacts are around Copperhouse Pool and
Carnsew Pool, with construction activity
leading to a potential indirect loss of
habitat and associated disturbance.
A series of mitigation measures would be
employed to reduce the severity or extent
of these impacts. These would include the
timing of key construction works to avoid
sensitive periods and screening to reduce
noise and visual disturbance, where
appropriate.

Jewson Site

Cumulative Impact

The application site is considered to have
low ecological value. With appropriate
mitigation, the effect during construction
upon terrestrial ecology, aquatic ecology
and ornithology is considered to be
temporary, localised and Negligible.
(Section 14, P 3 ES)

Overall ecology cumulative construction
impact considered Minor Negative

The proposed development will create
jobs, both directly and indirectly, during
the construction period, which is
anticipated to have a positive impact.

Contribution to local employment and
long-term investment in area results in
the overall socio-economic impact
considered Moderate Positive

Potentially negative impacts on aquatic
ecology during construction would be
reduced by monitoring water quality
during the removal of the Cocklebank and
any dredging works. If Environmental
Quality Standards are exceeded,
operations would be suspended and steps
would be taken to maintain acceptable
water quality.

The proposed development will generally
have a Minor Negative impact on
ornithology although will have a Minor
Positive impact through the creation of
new habitat for waterfowl through the
renovation of the existing South Quay
harbour walls. (Ch 11, ES)
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Hayle Harbour Phase 1
Infrastructure

Overall the residual impact is considered
temporarily Minor Negative. (P 13, NTS)
The proposed development is anticipated
to result in the generation of up to 176
construction employment opportunities
including induced and indirect
employment. Further, up to 360
operational employment opportunities
may be generated (including induced and
indirect employment). Both the
construction and operational employment
generation is considered to result in a
Major Positive impact for the local area,
particularly given the lasting impacts of
the recent economic crisis and the
continued effects on out-migration of the
16-25 year old population seeking
employment. (Ch 13, ES)

The proposed development will clearly
require significant construction activity
over a considerable period. Generation of
construction employment effect in the
current economic climate is considered to
be a Major Positive impact at local level.
(Section 15, P 26, ES)

The main direct impact in Phase 1 of the
work is likely to be the creation and
safeguarding of jobs. It is anticipated that
across the Phase 1 construction period,
the construction labour requirements will
be 120 people, which equates to 12 full
time equivalent permanent jobs. The
repair of the harbour walls and creation of
a deep water quay will help to safeguard
the future of the fishing industry in Hayle,
which is estimated to support 47 jobs.

The impact on Economy and Employment
is considered to be Minor Positive, whilst
the impact on general amenity and
community effects is considered to be
Moderate Positive. (Section 13, P 25
ES)

The overall residual impact is anticipated
to be Moderate Positive. (P 19, NTS)
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Table 17.5 Cumulative Impact – Operational

South Quay and Foundry Yard

There will be a residual environmental
benefit from the proposed development.
The improved pedestrian environment
along Carnsew Road, linking the
application site and the town centre will
have the residual impact of improved
convenience and safety for pedestrians
and cyclists alike. In addition to this, the
new site access junction and raised table
will reduce vehicular speeds and heighten
driver awareness, thereby improving
safety for all road users.

Hayle Harbour Masterplan

There is anticipated to be an increase in
traffic within the wider area as a result of
the proposed development.
The scheme when implemented in full will
prove to be a catalyst for wider more
sustainable travel patterns to and within
the town; providing a wider range of
facilities within Hayle reducing need to
travel.
The overall effect is considered
Negligible. (Section 8, P 26, ES)

Transportation

Disabled and vulnerable road users will
have the benefit of the new pedestrian
crossing which will feature both audible
and visual aspects to improve safety and
usability.

With regards to the operational phase, the
proposals will not generate any further
vehicle movements upon the highway
than currently exist. However, it is
anticipated that up to 300 vehicle trips
may be redirected to use the proposed
new car parking facilities. In order to
mitigate the impacts of increased
operational traffic flows, the proposed
access will incorporate improved
pedestrian crossing facilities and a
segregated right turning lane. These
measures will reduce pedestrian crossing
time, improve safety and reduce potential
vehicle congestion.

Jewson Site

There will be a minimal impact on the
local highways network as a result of the
proposed development. There is forecast
to be an increase in traffic on Carnsew
Road and an increase in queues at
Foundry Square.

Cumulative Impact

The transportation impact is considered as
Minor Positive as a result of the
cumulative effects of the developments
likely to be operational in conjunction with
the proposed development.

There will be significant improvements to
the local network to support the increase
in traffic volume; the sustainable and
accessible location of the site in
combination with improved pedestrian
linkage and the implementation of a
Travel Plan will result in a Minor Positive
impact.

The overall effect is considered
Negligible. (P 15, NTS)

The significance of changes in vehicles on
the highway links within the study area
are likely to be ‘Minor Adverse’ along
Carnsew Road. The impact on all other
links are considered ‘less than slight’, in
all scenarios. (Ch 5, ES)

During the operational phase of the
scheme, the development is expected to
bring about small to medium changes in
NO2 concentrations and negligible to small
changes in PM10 concentrations. However,

Air Quality

Hayle Harbour Phase 1
Infrastructure

because these changes do not result in a
breach of air quality standards, the
residual impact to local air quality is
considered to be Minor Negative to
Negligible. (Ch 7, ES)

During the operational phase of the
scheme, the development is anticipated to
result in a minor to negligible changes in
PM10 concentrations and small changes to
NO2 concentrations.
However, because these changes do not
result in a breach of air quality standards,
the residual impact to local air quality is
considered to be Negligible. (Section 11,
P 28, ES)

A detailed modelling study has indicated
that emissions of vehicles resulting from
the operation of the development would
result in a Negligible impact on air
quality. Despite small increases in
nitrogen dioxide and particulate matter,
levels would remain significantly lower
than the maximum allowed by the
National Air Quality Objectives. As a result
the impacts can be considered Negligible
in the context of air quality. (P 10, NTS)

No assessment of air quality was
undertaken.
Assume Negligible residual impact..

Overall cumulative Air Quality impact from
operational phases is considered
Negligible
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South Quay and Foundry Yard

During the operational phase of the
proposed development, it is considered
that there will be a long-term Negligible
impact. Noise limits will be set, to ensure
that the design of the mechanical services
plant do not exceed guidance provided
within BS4142. In addition, once the
occupants for the retail units become
known, it is anticipated that through the
licensing process, this will prevent any
adverse impacts should any amplified
music be utilised on-site. Noise impacts to
the proposed residential dwellings to the
north of the retail elements has also been
considered as Negligible.

Hayle Harbour Masterplan

The overall effect of the proposed
development will result in a Negligible to
Minor Negative noise impact in the
immediate vicinity of the development as
a result of an increase in traffic. (Section
6, P 28, ES)

Hayle Harbour Phase 1
Infrastructure

Jewson Site

No assessment of operational noise
impact was undertaken.

No assessment of noise impact was
undertaken.

Assume Negligible residual impact. (P
14, NTS).

Assume Negligible residual impact.

Cumulative Impact

Overall cumulative Noise and Vibration
operational impact is considered to be
Negligible

Chapter 17.0: Cumulative Impacts
Volume 1: Main Text & Figures

Area

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

South Quay and Foundry Yard

Cumulative landscape and visual effects
are the additional changes to the
landscape or visual amenity caused by the
proposed development in conjunction with
other developments that are likely to
occur. In this case, the full regeneration of
Hayle Harbour is most likely to be
considered, including the other Quays
where appropriate. Since the previous ES
was completed, the public realm
improvements have been carried out to
the Foundry area. The assessment judges
the significance of the cumulative impacts
of the wider Hayle Harbour proposals with
the advocated development.

Hayle Harbour Masterplan

The long term permanent impact on the
landscape and townscape character area
as a result of the development is
anticipated to be Positive or Negligible.
The exception to this is the Phillack Valley
Sides character area where the loss of the
rural characteristics of the area is judged
to have a Moderate Negative impact.
(Section 7, P 95, ES)

Hayle Harbour Phase 1
Infrastructure
Much of the proposed development would
replace areas of land which are currently
degraded and enhance the character of
Hayle Harbour and the surrounding area,
as well as restoring important historic
elements that would otherwise be lost.
Important landscape features such as the
estuary, the beach, the viaduct, the quay
walls, surviving industrial buildings and
structures, and the linear nature of the
town would generally not be affected by
the development. The overall residual
impact is considered Negligible. (P 16,
NTS)

Jewson Site

The development of the Jewson site offers
the opportunity to significantly improve
the site so that it has positive
characteristics. The design will result in a
positive visual impact to the site area
which will vary from Negligible to
Moderate Positive. (Section 14, P 4 ES)

Cumulative Impact

Due to the close proximity of these
projects with the proposed development
the cumulative operational impact on
landscape character is considered to be
Negligible and the cumulative visual
impact is considered Negligible

Landscape & Visual

Comprehensive redevelopment of the
harbour would include the regeneration of
the derelict quays, harbour walls, existing
important buildings, pedestrian links, and
soft and hard landscaping. Regeneration
of the wider harbour would have a
significantly positive effect on the
landscape condition of the area. There
would be a Moderate Positive
cumulative impact associated with
improvement to the condition of the wider
Hayle Harbour character area in
conjunction with the proposed
development.
The development of South Quay forms
part of the proposed harbour
regeneration. Increased pedestrian and
cycle links and operations within the
harbour are expected along with the
provision of development proposed for the
whole quayside. This development would
have no additional impacts on the views
from receptors. All public realm on South
Quay will have been provided as part of
the proposed development. The
cumulative impact of the proposed
development and the wider harbour
regeneration on the visual context of the
area is judged to be Negligible.
(Ch 8, ES)
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South Quay and Foundry Yard

An Access Management Plan will be
produced, and approved by the LPA in
consultation with Natural England and the
RSBP before the proposed development is
started. This is considered to have a
permanent Minor Negative impact.

Hayle Harbour Masterplan

The proposed development will have a
negative effect on several species and
habitats such as reptiles, bats and nesting
birds as a result of habitat loss and
change. However, there will be long-term
positive effects for both terrestrial and
aquatic environments as a result of the
proposed mitigation which includes dune
habitat creation and maintenance
dredging of the marina.
In addition, there is anticipated to be a
Moderate Positive impact from
creation/renovation of harbour walls for
aquatic and ornithological habitats and
species.

Ecology

Overall the impact of the proposed
development on ecology is considered to
be Negligible. (Section 12, P 190, ES)
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Hayle Harbour Phase 1
Infrastructure
Once operational, the development would
involve an increase in pedestrian
movements at the western end of
Copperhouse Pool, through use of the
footway on the new road bridge. This
would cause disturbance and indirect loss
of habitat.

Jewson Site

The application site is considered to have
low ecological value. The operational
effect upon terrestrial ecology, aquatic
ecology and ornithology is considered to
be long-term Minor Positive due to the
implementation of the proposed landscape
strategy. (Section 14, P 3 ES)

Cumulative Impact

Taking into account the residual impacts
arising from the proposed development
the overall cumulative Ecology operational
impact is considered to be localised,
permanent and Minor Negative

The potential impacts from the sluicing
operations would be reduced by confining
sluicing to the period between April and
August each year (when waterfowl
numbers are lowest) and monitoring of
effects. The potential disturbance from
pedestrian visitors would be reduced
through use of a screening balustrade on
the pool side of the Copperhouse bridge
walkway.
Where possible, habitats will be restored
and enhanced to protect a variety of
species present in the area. Overall, the
impact on ecology form the proposed
development is considered Negligible. (P
12, NTS)
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South Quay and Foundry Yard

The introduction of the considerable public
realm provision particularly the
promenade and proposed footbridge
linking the site to Penpol Terrace and the
Foundry town centre will create a unique
new civic amenity space that can we
enjoyed by both future residents and the
existing local community.

Socio-Economic

Following suitable mitigation measures, it
is considered that the proposed
development will have a Negligible to
Minor Positive impact upon health care
provision and education provision, a
Minor Positive impact upon crime and
play space provision and a Major
Positive impact upon open space
provision. (Ch 13, ES)

Hayle Harbour Masterplan

Generation of direct employment effect in
the current economic climate is
considered to be a long-term Major
Positive impact at the Borough level.
Induced and indirect employment is
considered a long-term Moderate
Positive impact. (Section 15, P 26, ES)

Hayle Harbour Phase 1
Infrastructure
The Phase 1 Infrastructure scheme
impacts include improved access, linkages
and facilities such as the new car park
which will benefit both the local
community and tourists. The raising of
land and repair of the harbour walls and
sluiceways will help meet the challenge of
climate change and safeguard this historic
harbour for future generations.
The infrastructure works will help to repair
and enhance the historic waterfront of
Hayle Harbour and establish the local
highways and ground preparations
required to deliver a renewables business
park. The infrastructure will also provide
the basis for future phases of the Hayle
Harbour redevelopment programme. The
future phases, including residential, high
value employment, retail, leisure and
community uses, will help to deliver a step
change in the economic performance of an
area suffering considerable deprivation.
The redevelopment of Hayle Harbour is
prioritised in the Hayle Area Plan and will
help to create the types of higher value
knowledge based jobs that are prioritised
in the Cornwall and Isles of Scilly
Convergence Programme.

Jewson Site

It is considered that the development will
fulfil an identified need for a major
foodstore within Hayle which will benefit
the local economy and reduce the number
of car trips outside of the Hayle area.

Cumulative Impact

Due to the large employment generation
and investment into the local economy,
the overall cumulative Socio-Economic
operational impact is considered to be
Moderate Positive

It is estimated the operational phase will
provide 157 full time jobs which will
benefit the local area.
As such, the residual effect on the
economy and employment is anticipated
to be long-term Moderate Positive.
The impact on general amenity and
community effects is considered long-term
Moderate Positive.
The impact on crime is assessed as being
long-term Minor Positive. (Section 13, P
25 ES)

The residual impact is considered to be
long-term Moderate Positive. (P 19,
NTS)
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18.0 RESIDUAL IMPACTS & CONCLUSIONS
18.1

This Chapter provides a tabulated summary of the identified baseline conditions,
effects and residual impacts for the following technical chapters within this ES.

18.2



Transportation (Chapter 5.0);



Noise & Vibration (Chapter 6.0);



Air Quality (Chapter 7.0);



Landscape & Visual (Chapter 8.0);



Soil Conditions, Groundwater & Contamination (Chapter 9.0);



Water Resources (Chapter 10.0);



Ecology (Chapter 11.0);



Archaeology & Cultural Heritage (Chapter 12.0);



Socio-Economic (Chapter 13.0);



Energy (Chapter 14.0); and



Waste (Chapter 15.0).

This Chapter is intended for an overview only and for more detailed analysis and
specification of recommended mitigation measures of each technical area, reference
should be made to the relevant chapters within this ES. Mitigation measures are also
summarised in Chapter 17.0: Construction Environmental Management Plan. The
residual impacts of each technical area are detailed in Table 18.1 below.
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Table 18.1 Summary of Identified Baseline Conditions and Residual Impacts
Chapter 5.0 Transportation
This Chapter provides a summary of the main elements of the Transportation impacts of the proposed development including improved vehicular,
pedestrian and cyclist access and improvements to pedestrian safety.

Baseline Condition

496



There is currently no formal vehicular access to South Quay although
Foundry Yard is accessed via an informal T-junction arrangement
with Foundry Lane, which in-turn adjoins Carnsew Road.



The application site adjoins Carnsew Road which connects Hayle
Town Centre with the A30 in the south. The A30 is a Trunk Road and
forms part of the strategic highway network in Cornwall. To the
north, Carnsew Road forms part of the Foundry Square miniroundabout. From this junction, Penpol Terrace connects the town
centre with the A30 in the north. The remaining arm of the miniroundabout is Foundry Hill, which connects the town centre with
south Hayle and some outlaying villages.



The nearest rail halt to the application site is Hayle station, located
on Station Hill, approximately 200m to the east. Hayle is served by
First Great Western trains which travel along the Cornish Main Line
between Bristol Temple Meads and Penzance.



There is an approximate daytime frequency of one train per direction
every hour on a weekday and Saturday and every ninety minutes on
a Sunday. This represents a good level of public transport provision
for Hayle which is considered to be a small coastal town.



The closest bus stops to the application site are located near on the
Foundry Square roundabout approximately 100m to the south of
their location. These three bus stops are located on Foundry Square,
Foundry Hill and Penpol Terrace. The Penpol Terrace and Foundry
Square stops have a lay-by arrangement which benefits from a
covered shelter, raised boarding platform, pole & flag and timetable
information.



The most frequent existing bus service in Hayle is service number

Residual Impacts


There will be a residual environmental benefit from the proposed
development. The improved pedestrian environment along Carnsew
Road, linking the application site and the town centre will have the
residual impact of improved convenience and safety for pedestrians
and cyclists alike. In addition to this, the new site access junction
and raised table will reduce vehicular speeds and heighten driver
awareness, thereby improving safety for all road users.



Disabled and vulnerable road users will have the benefit of the new
pedestrian crossing which will feature both audible and visual
aspects to improve safety and usability.



The significance of changes in vehicles on the highway links within
the study area are likely to be Minor Negative along Carnsew Road.
The impact on all other links are considered ‘less than slight’, in all
scenarios.
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Chapter 5.0 Transportation
This Chapter provides a summary of the main elements of the Transportation impacts of the proposed development including improved vehicular,
pedestrian and cyclist access and improvements to pedestrian safety.

Baseline Condition

Residual Impacts

14/18, which is operated by First Bus. Service 14 begins at St Ives
and service 18 begins at Penzance, with their routes merging at
Hayle. From Hayle both services continue on to Redruth and Truro.
These routes offer a daytime service frequency of one bus every
thirty minutes during Monday to Saturday and one bus per hour on a
Sunday. This is considered to be a high level of public transport
provision for a town the size of Hayle and offers excellent
connections not only to local destinations, but also to important
regional towns.


National Cycle Network route number 3 passes directly alongside the
southern edge of the B3301 (Carnsew Road), in between South Quay
and the Foundry. Within the vicinity of the application site, the route
is traffic-free and follows the alignment of a disused railway line.
The route connects the local area with Penzance in the south and St
Austell in the north, from which other route connections can be
made.



The application site is located directly to the north of Hayle Town
Centre and is connected via a footway that extends from Foundry
Square along the southern edge of Carnsew Road. Beyond the
railway viaduct the footway stops and the footway along the
northern edge of Carnsew Road begins.



A signalised pedestrian crossing is located on Carnsew Road to the
west of the application site, just beyond the Jewson’s site entrance.
There are footways on either side of the road in this location and this
crossing facilitates the safe movement of pedestrian and cyclists,
allowing the continuation of a traffic free section of NCN 3.

Chapter 18.0: Residual Impacts & Conclusions
Volume 1: Main Text & Figures

497

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard

Chapter 6.0 Noise & Vibration
This Chapter provides a summary of the main elements of the Noise & Vibration impacts of the proposed development including the existing baseline
noise levels together with assessments of the suitability of the application site for residential and other development in terms of noise and vibration
levels. For both the construction and operational phases of the proposed development, assessments of the potential impact to humans have been made.

Baseline Condition






498

Existing baseline noise levels were measured at five locations, which
were identified as being representative of those existing noise
sensitive premises closest to the application site, as shown in Figure
6.1. Surveys were undertaken and noise levels measures between
the 10th and 13th of August 2009, taken throughout the 24 hour
period; weather conditions were described as being generally dry
with an occasional light breeze (<5m/s).
Reference has been sought on typical expected noise levels from
construction activities, which demonstrate a worst-case levels at a
minimum distance of 50m from all activity, including any
groundbreaking or demolition works, piling, ground beam and
concrete slab pouring, building construction and pre-cast erection,
cladding and fit-out. The results show levels of between 71 and 77
dB LAeq, which is considered to be typical larger-scale construction
site. However, as the sensitive receptors to the site are over 50m
away (the nearest existing noise sensitive receptor is approximately
90m away at Penpol Terrace), the impacts associated with
construction noise are expected to be lower, benefitting from
distance attenuation.

Residual Impacts
Construction Phase


Based on the implementation of mitigation measures informed by
best practice guidance, it is considered that the noise impacts
associated with the construction phase is likely to be reduced to
Minor Negative to Moderate Negative (dependant on the
different activities of construction), and will be temporary in nature.
With regards to vibration, the impacts are considered to be of Minor
Negative significance, and temporary in nature.

Operational Phase


During the operational phase of the proposed development, it is
considered that there will be a long-term Negligible impact. Noise
limits will be set, to ensure that the design of the mechanical
services plant do not exceed guidance provided within BS4142. In
addition, once the occupants for the retail units become known, it is
anticipated that through the licensing process, this will prevent any
adverse impacts should any amplified music be utilised on-site. Noise
impacts to the proposed residential dwellings to the north of the
retail elements have also been considered as Negligible.

The proposed main car parking area predominantly serving the
foodstore and retail units H1 and H2 on-site will be accessed via an
access roadway leading from the entrance of the application site off
of Carnsew Road. The shortest distance between the edge of the car
park and the closest receptors (opposite Penpol Creek on Penpol
Terrace) is estimated at 90m. Based on noise survey results at the
boundaries of car parks for similar retail uses have shown that noise
level range from between LAeq,1hr 43 to 48 dB at a distance of 10m.
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Chapter 7.0 Air Quality
This Chapter provides a summary of the main elements of the Air Quality impacts of the proposed development including the existing baseline levels
together with assessments of the suitability of the application site for residential and other development in terms of air quality. For both the construction
and operational phases of the proposed development, assessments of the potential impact to humans and other sensitive receptors have been made.

Baseline Condition


The application site is currently derelict and un-occupied, used by
the local fishing industry and leisure users who have berths along the
quay walls.



At the time of writing, no AQMAs have been declared in the Hayle
area. Diffusion tube monitoring data for Hayle shows that the
concentrations of NO2 close to busy roads in the area are well within
the air quality objectives.



During previous site visits, there was no discernable odour detected
and no visible emissions to air from nearby buildings. However, dust
emissions are visible from construction activities within the waste
recycling area and the associated access road located on North
Quay. The potential impacts will be greatest on the residents and
businesses along Penpol Terrace and Carnsew Road, as these border
the application site.

Residual Impacts
Construction Phase


Impacts and effects of the construction phase activities can be
contained and/or controlled by appropriate mitigation measures and
residual impacts and effects identified to construction phase
receptors during the construction phase will be Negligible because
of the mitigation measures adopted.

Operational Phase


During the operational phase of the scheme, the development is
expected to bring about small changes in NO2 concentrations and
negligible changes in PM10 concentrations. As these changes do not
result in a breech of air quality standards, the residual impact to
local air quality is considered to be Negligible.
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Chapter 8.0 Landscape & Visual
This Chapter provides a summary of the main elements of the Landscape and Visual impacts of the proposed development including the character of the
area, the views towards the application site and visual amenity.

Baseline Condition
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The application site lies within one of 10 Areas which make up the
Cornwall and West Devon Mining Landscape, a UNESCO World
Heritage Site. Relevant Local Plan policies within the Penwith Local
Plan 2004 include a Conservation Area covering the site, ‘Open Areas
Related to Settlements’, and ‘Redevelopment Areas in Penzance and
Hayle’, of which the site is one.
Four distinct character areas have been identified in previous studies
within the historic urban core, which describes the application site
and setting in the ‘Harbour’ area as follows:
o

‘The contribution the quays make to the character of the town
cannot be overemphasised. It is not just their extent, but the
broad open spaces which have always characterised much of the
wharf areas; and

o

‘Although much of the quay walls and harbour infrastructure itself
survives, many of the industrial buildings formerly packed onto
the quay sides have gone leaving them empty with a waste
ground atmosphere. South Quay and North Quay share this
somewhat desolate character.’



The ‘Penpol’ character area lies directly to the east of South Quay
and includes Penpol Terrace that looks across the water to the
application site. This character area has a close relationship with the
harbour, and includes St Elwyn church that has a prominent location
on Penpol Quay.



To assess the visibility of the site, a number of viewpoints have been
assessed using photographs of the application site and its setting
from publicly accessible viewpoints as shown in Figure 8.3. Although
these viewpoints are not exhaustive, they are considered to offer a
fair representation of available views (which have been based on the

Residual Impacts
Construction Phase


Impacts on the adjacent townscape character of the area are
considered to be Negative during construction.

Operational Phase


Residual impacts during the operational phase are considered Minor
- Moderate Positive due to the high quality proposed development.
The wider landscape character will observe the site within the
context of the rest of the urban fabric of Hayle, and will not result in
the loss of any landscape features that define the area.
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Chapter 8.0 Landscape & Visual
This Chapter provides a summary of the main elements of the Landscape and Visual impacts of the proposed development including the character of the
area, the views towards the application site and visual amenity.

Baseline Condition

Residual Impacts

previous ES). From the majority of viewpoints, the site is seen in the
context of Hayle’s existing urban fabric and surrounding landscape
setting. Views are most commonly seen across the Estuary. Foundry
Square, the railway viaduct, the church at Lelant and Penpol Terrace
all form significant landscape features around the application site.


The width of the Estuary and the shallow tributary valley sides facing
down towards the application site leave the site very exposed. While
the valley sides to the Estuary leave the site highly visible at the foot
of a natural amphitheatre, they also provide higher ridgelines
preventing the proposed development site from breaking the skyline
in many of the surrounding views.
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Chapter 9.0 Soil Conditions Groundwater & Contamination
This Chapter provides a summary of the main elements of the Soil Conditions Groundwater & Contamination impacts of the proposed development
including addressing aspects relating to soil, groundwater and contamination and the potential risks associated with any historic activities on the
application site.

Baseline Condition




502

The baseline Conceptual Site Model (CSM) has identified
contamination (both organic and inorganic contaminants) in the soil
and groundwater beneath the application site. Receptors include
current and future on and off-site humans, groundwater and surface
water.
Risk assessment has indicated that the contamination detected in the
soil is unlikely to pose an unacceptable risk to identified human
receptors, although outliers (hotspots) of contamination are present
which will require remediation and there is only negligible risk to
controlled water receptors from the contamination identified.



Current baseline on-site receptors to the contamination identified
include the fisherman associated with the small scale fishing
operations, and visitors to the quay. Whilst the application site is
relatively open its derelict nature does not encourage extensive
usage by the public.



Current baseline off-site receptors include humans who live and work
or access areas adjacent to the application site (off-site receptors).
Current baseline off-site human receptor exposure pathways are
dermal contact with and ingestion of any contaminants in windblown,
soil-derived dust, entrained in surface water runoff and in migrating
groundwater if excavation takes place below the groundwater table
and inhalation of contaminants in windblown, soil-derived dust,
migrating soil- and water-derived vapours.

Residual Impacts
Construction Phase


Residual impacts and effects identified to receptors during the
construction phase will be Negligible because of the mitigation
measures adopted. No residual impacts and effects have been
identified to receptors at the operational phase.

Operational Phase


No residual impacts and effects have been identified to receptors at
the operational phase.
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Chapter 10.0 Water Resources
This Chapter provides a summary of the main elements of the Water Resources impacts of the proposed development including flood risk, surface water
runoff, foul water and navigation.

Baseline Condition








The Hayle Estuary is the most south westerly estuary in mainland
Britain. The principal fluvial sources of the estuary are the Hayle
River, the Angarrack Stream and the Mellanear Stream, all of which
combine in Hayle Harbour before flowing north to outfall to St Ives
Bay. There are a number of natural water resources in close
proximity to the site.
Water quality within the Estuary is assessed against the River Quality
Objectives (RQO). Theses are targets used to assess whether the
river is of adequate quality to support a certain type of ecosystem.
Each stretch of river is given a target from the River Ecosystem
Classification Scheme. These range from very good quality (suitable
for all fish species) to poor quality (likely to limit fish species). A
summary of the latest results in the Angarrack Stream, which flows
into Hayle Harbour, for the period 2002 to 2004 and 2003 to 2005,
shows the stream to have marginal compliance for a very good
status.
Due to the nature and historic uses of the application site, the
existing surface water drainage network is fragmented, and ad hoc.
There is no formalised positive storm drainage on South Quay, and
the entire area drains either by infiltration, or by discharge into the
harbour. There is a combined storm/foul sewer located within the
B3301 adjacent to South Quay, but apart from the recently
demolished property, Blue Haze, which may have had a foul
connection, there appear to be no storm water connections to the
application site.
The Environment Agency has previously commented on the Strategic
Flood Risk Assessment and Sequential Test as undertaken by Penwith
District Council, for the proposed redevelopment of Hayle Harbour. It

Residual Impacts
Construction Phase


The residual impact upon surface water after mitigation will be
Negligible.



The residual impact upon groundwater after mitigation will be Minor
Negative.



The residual impact upon increased sediment loads after mitigation
will be Minor Negative.



The residual impact upon dust and debris after mitigation will be
Minor Negative.



The residual impact upon accidental leaks and spillages of hazardous
substances after mitigation will be Minor Negative.



The residual impact upon flood risk after mitigation will be Minor
Positive.



The residual impact upon navigation after mitigation will be
Negligible.

Operational Phase


The residual impact upon surface water after mitigation will be
Minor Positive.



The residual impact upon foul drainage after mitigation will be Minor
Positive and Negligible.



The residual impact upon flood risk after mitigation will be Minor
Positive.



The residual impact upon navigation after mitigation will be
Negligible.
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Chapter 10.0 Water Resources
This Chapter provides a summary of the main elements of the Water Resources impacts of the proposed development including flood risk, surface water
runoff, foul water and navigation.

Baseline Condition

Residual Impacts

is considered that Penwith District Council (now part of Cornwall
Council) have resolved all Sequential Test requirements as part of the
outline planning process.


The FRA contains further details of the baseline with regard to flood
risk at the application site. In summary, the report states the
following:
o
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There is no fluvial flood risk to the proposed development site
from any of the watercourses in the proximity to the site;

o

Tidal flood risk is defined as the present day 1 in 200 year still
water level of 4.56m ODN (Ordnance Datum Newlyn). Appendix
C of the FRA indicates that such a level would inundate most of
South Quay; and

o

Significant areas within Foundry Square would be inundated in
such an event.



Penpol Creek, located between Penpol Terrace and South Quay all but
dries up during a low tide. The Mellanear Stream is a culverted
watercourse that flows through the town, passing under Foundry
Square and discharging through the Southern Quay wall via two
culvert outfalls fitted with sluice/flap gates.



Although connected to the open sea, Hayle Harbour is in a sheltered
position with a narrow entrance channel that will attenuate waves
penetrating from St Ives Bay. Wave conditions within Hayle Harbour
are therefore generally limited to those which are locally generated by
wind blowing across the limited fetch within the harbour.



Hayle is an important shell fishing harbour with over 30 commercial
vessels registered. In addition, there are some commercial vessels
used for diving and pleasure trips.
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Chapter 11.0 Ecology
This Chapter concerns Ecology and the biodiversity features of the application site and its relevant surroundings. Measures to mitigate any potential
effects and opportunities to enhance the ecological value of the application site were also identified.

Baseline Condition






Terrestrial Ecology: Ecological records and results of previous
surveys have concluded that given the sparseness of semi-natural
habitats and relatively high levels of access and disturbance, the
potential for protected species of fauna to occur at the application
site was considered low.

Residual Impacts
Construction Phase
Terrestrial Ecology:


Construction activities associated with the South Quay will have a
Minor Negative residual impact upon Petalwort;

Aquatic Ecology: No Nationally Rare or Nationally Scarce
invertebrates or algae have been found in several detailed surveys of
the Hayle estuary complex. The invertebrates and algae in the Hayle
Estuary complex are predominantly common estuarine species.
Several species of fish were observed during aquatic surveys
although the results for Carnsew Pool, which is considered to be the
most important fish area in the Hayle Estuary, were not as high as
would be expected for such an ideal habitat.



The residual impact associated with the improved access to the
Triangular Spit after mitigation will be Minor Negative;



The residual impact associated with the clearance of the South Quay
will have a Minor Negative impact on Ivy broomrape.



The residual impact associated with the remedial works to the South
Quay wall will have a Negligible impact on aquatic biota;

Ornithological: Hayle Estuary is considered to contain important
habitat for a number of species. There are however no valued
receptors in the immediate area of South Quay and disturbance will
be the most significant issue of concern to the ornithology.



Renovation of existing South Quay harbour walls and new quay walls
will result in a Moderate Positive residual effect.

Aquatic Ecology:

Ornithological:


Residual impact on nesting birds will be Minor Negative.



Loss of aquatic habitat will have a Minor Negative residual impact
upon waterfowl feeding area.



The renovation of the existing South Quay harbour walls will have a
Minor Positive residual impact, with new habitat for niche species
of waterfowl.



New quay wall construction adjacent to Carnsew Pool will have a
Minor Negative residual impact.



The implementation of the CEMP will result in a Negligible residual
impact.
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Chapter 11.0 Ecology
This Chapter concerns Ecology and the biodiversity features of the application site and its relevant surroundings. Measures to mitigate any potential
effects and opportunities to enhance the ecological value of the application site were also identified.

Baseline Condition

Residual Impacts
Operational Phase
Terrestrial Ecology:


The loss of habitat will result in a Minor Negative residual impact
upon Ivy broomrape.

Aquatic Ecology:


There will be no operational residual impacts associated with aquatic
ecology.

Ornithological:
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The improved access to Triangular Spit will result in a Negligible to
Minor Negative impact during the operational phase.



Light Spill towards Carnsew Pool will result in a Negligible to Minor
Negative impact.
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Chapter 12.0 Archaeology & Cultural Heritage
This Chapter concerns the archaeological potential of the site, and its value with respect to cultural heritage in its surrounding context; as well as an
examination of the potential impacts on the resources identified and recommendations of measures designed to mitigate the impact of the proposed
development.

Baseline Condition


South Quay, which forms the dominant part of the application site
was built in 1819; the quay was constructed alongside an existing
slipway or graving dock. Subsequent maps also show a sequence of
slipways of different shapes and sizes, including a short and narrow
slipway which was extended by 1903, when a second weight was
introduced, close the western boundary of the application site. This
was filled in by 1936-38, and some retaining walls revised.



Aerial photographs taken in 1931 shows buildings along the western
side of South Quay, as well as ships being broken up on-site. These
buildings were removed in the 1960s-70s, around the same time
that the slipways were filled in.



Currently, the listed quay walls survive and remain on-site, although
parts of the wall are in bad repair and have collapsed. The area of
the historic harbour of Hayle is considered to be poor and this
detracts from the site and surrounding area generally. Despite the
current condition of the application site, the site and surrounding
area have a number of statutory designations placed upon them.
These include the following:
o

Hayle Harbour, as one of the ten sites within the Cornwall and
West Devon Mining Area World Heritage Site is considered to be
intimately linked to the activities identified above, as a port for
the export of ore and import of coal, but also as a centre for
engineering, especially associated with the mining industry;

o

The Hayle Conservation area, which was designated in 1998 (and
extended in 2004) encompasses much of the town of Hayle,
including the Copperhouse and Foundry areas; and

Residual Impacts
Construction Phase


Following successful implementation of an agreed watching brief and
preservation of record in situ, it is anticipated that the identified
environmental impacts for possible archaeological resources would
be reduced to a Negligible residual impact.



Whilst it is acknowledged that there may be Minor to Moderate
Negative impacts associated with the construction of the proposed
development on the overall World Heritage Site and Conservation
Area, these impacts are considered to be temporary in nature, and
appropriate given the long-term benefits that the proposed
development will bring forward, not only with respect to cultural
heritage assets but also employment generation and provision of
housing.

Operational Phase


There is considered to be no residual impacts to hidden
archaeological features at the operational phase.



As identified within the stand-alone Heritage Statement, the values
of the World Heritage Site and surviving fabric have informed the
design of the proposed development. Overall, it is considered that
the proposed development complements the values of the World
Heritage Site, and do not harm views across the affected part of the
World Heritage Site and therefore does not disrupt the setting of
Hayle or the World Heritage Site. As such, the proposed
development will have a Negligible residual effect.



With regards to the Conservation Area, the residual impacts of the
proposed development on the different character areas range from
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Chapter 12.0 Archaeology & Cultural Heritage
This Chapter concerns the archaeological potential of the site, and its value with respect to cultural heritage in its surrounding context; as well as an
examination of the potential impacts on the resources identified and recommendations of measures designed to mitigate the impact of the proposed
development.

Baseline Condition
o

Residual Impacts

South Quay is a Listed Building for its group value comprised of a
number of listed structures, which are of national significance.
The only Listed Structures in the application site are the quay
walls and the associated quay furniture, which are generally poor
in condition.

Minor Negative to Moderate Positive. In particular, the reuse of a
currently derelict brownfield site, to bring forward new building
consistent with the scale of the buildings in Hayle are considered to
enhance the appearance of the application site and this area of the
Conservation Area.
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The proposed development will have a Negligible to Moderate
Positive impact upon the Listed Building and other buildings on-site
and in the immediate area. As part of the Listed Building Consent,
the fabric of the quay will be repaired or rebuilt, which is considered
to be a Moderate Positive impact to the Listed Building.
Furthermore, the dedication of a space at the Foundry Yard car park
is considered to have a Minor Positive impact.
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Chapter 13.0 Socio-Economic
This Chapter concerns the Socio-Economic aspects of the application site and its relevant surroundings. The assessment addresses the issues of the
residential market and affordable units; community and amenity facilities; improved physical environment; and social and economic objectives met by
the proposed development.

Baseline Condition


The relevant LSOA for Hayle is Penwith 002D (hereafter, ‘the LSOA
002D’).



With a rank of 11,938 out of the 32,482 LSOAs in the country, the
LSOA 002D has a below average level of deprivation. The IMD data for
Hayle corroborates this, in that approximately 29% of the population
are within the second most deprived IMD decile.



Traditionally, like much of Cornwall, the TTWA and LSOA 002D’s
economy relied heavily upon mining and fishing, which have been
considerably affected by the decline of these industries. Although the
district has tried to stimulate employment through tourism, many of
these jobs are seasonal or part-time and cannot replace the skilled
jobs lost by the closure of the mines. Similarly, farming has declined
in recent years due to the pressure of globalisation making the
industry unfeasible for many small scale farms. In terms of
employment, the LSOA 002D is in the 41% most deprived in the
country according to the IMD.



With regard to income the LSOA 002D ranks 41% least deprived
LSOAs across the country, this may result from one section of the
population being employed in an industry that provides a relatively
good wage, this industry may be healthcare, resulting from the
presence of the hospital within the LSOA as previously mentioned.



The IMD data for the LSOA places it in the 41% least deprived in the
country, indicating that the majority of residents do typically complete
compulsory education but fail to go on to achieve higher education
qualifications.



School and healthcare facilities are either currently meeting existing
demand or in deficit (for example, dentists). However, due to the rural

Residual Impacts
Construction Phase
Construction Employment:


Following the recommended enhancement measures, the residual
impact is considered to potentially improve from a Moderate Positive
impact, to Major Positive impact.

Operational Phase
Direct Employment:


Following the recommended enhancement measures, the residual
impact is considered to be a Major Positive impact.

Indirect and Induced Employment


Following the recommended enhancement measures, the residual
impact is considered to be a Moderate Positive impact.

Housing Provision


The residual impact is predicted to be a Moderate Positive impact.

Demand on Primary Educational Facilities


Following the recommended mitigation measures the residual impact
is considered to be mitigated to a Negligible impact.

Demand on Secondary Educational Facilities


Following the recommended mitigation measures, the residual
impact is considered to be militated to a Negligible impact.
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Chapter 13.0 Socio-Economic
This Chapter concerns the Socio-Economic aspects of the application site and its relevant surroundings. The assessment addresses the issues of the
residential market and affordable units; community and amenity facilities; improved physical environment; and social and economic objectives met by
the proposed development.

Baseline Condition
nature of the county and dispersed population, it is considered that
Hayle is well-catered for in terms of accessibility to the majority of the
necessary local facilities.
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The LSOA has a lesser proportion of semi-detached, and terraced
housing and also a much lower proportion of flats. As terrace houses
and flats are typically one or two bed dwellings. Fifty per cent of the
housing within the LSOA is owned outright, and a further 33.48% is
owned with a mortgage.
Given the rural nature of Hayle, there are a number of natural play
opportunities around the town from the coastline to more rural fields.
However, in terms of formal play space that affords improved safety
through natural surveillance and provides further play equipment
(natural or man-made) there are very few opportunities.
The LSOA 002D is fairly average in terms of crime compared to the
UK; the area is ranked in the 45% least deprived of LSOAs in the
country.

Residual Impacts
Demand on Local Health Facilities
GP Surgeries


The residual impact is predicted to remain a Negligible impact.

Hospitals


The residual impact is predicted to remain a Negligible impact.

Dentists


Following the recommended mitigation measures, the residual
impact is considered to be militated to a Negligible impact.

Pharmacies & Opticians


The residual impact is predicted to remain Negligible to Minor
Positive.

Reduced Crime/Fear of Crime


The residual impact is predicted to remain Negligible to Minor
Positive.

Chapter 18.0: Residual Impacts & Conclusions
Volume 1: Main Text & Figures

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard

Chapter 14.0 Energy
This Chapter provides a summary of the main elements of the Energy impacts of the proposed development.

Baseline Condition


The application site is currently an under-used brownfield site, with
previous structures removed and demolished. Therefore, the
baseline energy consumption at the application site is currently zero.

Residual Impacts
Construction Phase


Following the implementation of best practice measures, through the
monitoring and setting targets for energy consumption, as well as
through site awareness amongst construction workers, this will have
a positive impact in reducing overall energy consumption during this
phase.



Compared with the baseline scenario on-site, the proposed
development will result in a temporary, Minor Negative impact,
following mitigation. However, when set in the local and regional
context, the impacts of energy consumption is considered to be
temporary and Negligible.

Operational Phase
Residential:


When comparing the overall energy consumption associated with the
residential dwelling with the baseline scenario, it is considered that
the proposed development will result in a Moderate Negative
impact. However, within the local and regional context (comparing
current baseline emissions), this is considered to be Negligible.



In addition, the specification of renewable technologies, as well as a
number of other initiatives that the team have currently targeted (as
part of the CSH framework) is considered to be a Minor to
Moderate Positive impact with regards to encouraging residents to
operate their dwellings efficiently.

Foodstore and Retail Units


When comparing the overall energy consumption associated with the
commercial elements with the baseline scenario, it is considered that
the proposed development will result in a Moderate Negative
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Chapter 14.0 Energy
This Chapter provides a summary of the main elements of the Energy impacts of the proposed development.

Baseline Condition

Residual Impacts
impact. However, within the district and sub-regional context
(comparing current baseline emissions), this is considered to be
Negligible.
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In addition, the specification of renewable technologies, as well as a
number of other initiatives that the team have currently targeted (as
part of the BREEAM framework) is considered to be a Minor to
Moderate Positive impact with regards to encouraging and
educating building occupants to operate and utilise the buildings in
an energy efficient way.

Chapter 18.0: Residual Impacts & Conclusions
Volume 1: Main Text & Figures

ING Red (Hayle Harbour) Ltd
South Quay and Foundry Yard

Chapter 15.0 Waste
This Chapter provides a summary of the main elements of the Waste impacts of the proposed development.

Baseline Condition


The application site is currently a vacant site, partly derelict; it is
used for car parking and by harbour users. Therefore, the level of
waste disposal generated on-site currently is considered to be
minimal (or none at all).

Residual Impacts
Construction Phase


The residual impacts from the construction of the proposed
development will be the disposal of a residual quantity of mostly
inert, building material at landfill sites in Cornwall. The residual
impacts from the proposed development’s operation will be the
disposal of a residual quantity of Municipal Solid Waste (MSW) at
landfill sites in Cornwall.



As a result of the proposed mitigation measures it is considered that
the construction phase waste generation impact will remain
Negligible within the wider regional context.

Operational Phase


It is considered that several mechanisms to influence the generation
of operational waste will be embedded within the proposed
development. However, beyond the ability to enable tenants and
future residents to reuse and recycle in order to reduce waste
generation, further reduction is dependent upon a considered
cultural change in the practices of both retailers and residents.



Nonetheless, the development will afford both commercial tenants
and future residents with the ability to reduce both their overall
waste generation and the proportion of such that goes to landfill as
oppose to being recycled. Consequently, it is considered that
following the mitigation measures proposed the residual impact of
the proposed development upon operational waste generation will be
Minor Negative to Negligible.
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19.0 GLOSSARY & ABBREVIATIONS
AADF/T Annual Average Daily
Flow/Total

A daily total traffic flow (24 hours), expressed as a mean daily
flow across all 365 days of the year.

AAWT

Annual Averaged Weekdays Traffic.

ABI

Annual Business Inquiry.

ACM

Asbestos Containing Material.

AHI

Average Household Income.

AHS

Average Household Size.

Air quality objective

Policy target generally expressed as a maximum ambient
concentration to be achieved, either without exception or with a
permitted number of exceedences within a specific timescale (see
also air quality standard).

Air quality standard

The concentrations of pollutants in the atmosphere which can
broadly be taken to achieve a certain level of environmental
quality. The standards are based on the assessment of the effects
of each pollutant on human health including the effects on
sensitive sub groups (see also air quality objective).

Ambient air

Outdoor air in the troposphere, excluding workplace air.

Ambient Noise

The totally encompassing sound in a given situation at a given
time. Most often described in terms of the index LAeqT.

ANGSt

Accessible Natural Greenspace Standard.

Annual mean

The average (mean) of the concentrations measured for each
pollutant for one year. Usually this is for a calendar year, but
some species are reported for the period April to March, known as
a pollution year. This period avoids splitting winter season
between 2 years, which is useful for pollutants that have higher
concentrations during the winter months.

Application Site

The area of the proposed development that is encompassed by
the redline boundary of the planning application.

AOD

Above Ordnance Datum.

AQ

Air Quality.

AQAP

Air Quality Action Plan.

AQMA

Air Quality Management Area.

AQS

Air Quality Strategy.
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As

Arsenic.

Atmospheric absorption

The excess acoustic attenuation, over and above that caused by
distance attenuation, due to the interaction of an acoustic wave
with air molecules.

A-weighting, dB(A)

The unit of sound level, weighted according to the A-scale, which
takes into account the increased sensitivity of the human ear at
some frequencies.

BAP

Biodiversity Action Plan.

Bgl

Below ground level.

BGS

British Geological Survey.

BNL

Basic Noise Level.

BRE

Building Research Establishment.

BREEAM

Building Research Establishment’s Environmental Assessment
Method.

BSI

British Standards Institute.

C6H6

Benzene.

CBR

California Bearing Ration.

CCS

Considerate Constructors Scheme.

Cd

Cadmuim.

CDM

Construction Design Management.

CEMP

Construction Environmental Management Plan.

CIDR

Comparative Illness and Disability Ratio.

CIRIA

Construction Industry Research and Information Association.

CLR

Contaminated Land Report.

CMS

Construction Method Statement.

CO

Carbon Monoxide.

CoC

Contaminants of Concern.

COSHH

Control of Substances Hazardous to Health.

CRTN

Calculation of Road Traffic Noise.

CSM

Conceptual Site Model.

DBA

Desk-Based Assessment.

DCLG

Department for Communities and Local Government.

Decibel (dB)

A scale for comparing the ratios of two quantities, including sound
pressure and sound power. The difference in level between two
sounds s1 and s2 is given by 20 log10 (s1/s2). The decibel can
also be used to measure absolute quantities by specifying a
reference value that fixes one point on the scale. For sound
pressure, the reference value is 20Pa.
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dBA

A- weighted decibel

DEFRA

Department for Environment, Food and Rural Affairs.

DETR

Department of Environment, Transport and the Regions.

DfES

Department for Education and Skills.

DMAG

Data Management and Analysis Group.

DMRB

Design Manual for Roads and Bridges.

DPDs

Development Plan Documents.

DPM

Damp Proof Membrane.

DQRA

Detailed Quantitative Risk Assessment.

DSG

Dedicated Schools Grant.

EA

Environment Agency.

EC

European Council.

EHO

Environmental Health Officer.

EIA

Environmental Impact Assessment.

EN

English Nature.

EPA

Environmental Protection Act.

EPAQS

Expert Panel on Air Quality Standards.

ES

Environmental Statement.

Exceedence

A period of time where the concentrations of a pollutant is greater
than, or equal to, the appropriate air quality standard.

Facade

At a distance of 1m in front of a large sound reflecting object such
as a building façade.

Fast Time Weighting

An averaging time used in sound level meters. Defined in BS5969.

FRA

Flood Risk Assessment.

Free-Field

Far from the presence of sound reflecting objects (except the
ground), usually taken to mean at least 3.5m.

GAC

Generic Assessment Criteria.

GCN

Great Crested Newts.

GCR

Geological Conservation Review.

GIS

Geographic Information Systems software

GP

General Practitioner.

GQA

General Quality Assessment.

Groundwater

Water flowing through or contained beneath the ground surface.

ha

Hectares.

HAP

Habitat Action Plan.
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HDV/HGV

Heavy Duty Vehicle/Heavy Goods Vehicle.

Hertz (Hz)

Unit of frequency, equal to one cycle per second. Frequency is
related to the pitch of a sound.

Hg

Mercury.

IEEM

Institute for Ecology and Environmental Management.

IEMA

Institute of Environmental Management and Assessment.

IFA

Institute of Field Archaeologists.

IMD

Index of Multiple Deprivation.

IOA

Institute of Acoustics.

JNCC

Joint Nature Conservation Committee

L10,T

A noise level index. The noise level exceeded for 10% of the time
over the period T. L10 can be considered to be the ‘average
maximum’ noise level. Generally used to describe road traffic
noise.

L90,T

A noise level index. The noise level exceeded for 90% of the time
over the period T. L90 can be considered to be the ‘average
minimum’ noise level and is often used to describe the
background noise.

LAr Tr

Rating level (based on BS4142) for time period Tr.

LA

Local Authority.

Landscape

An area, as perceived by people, whose character is the result of the action
and interaction of natural and/or human factors.

Landscape Capacity

This refers to the sensitivity of a landscape to proposed change
and is assessed as the ability of the existing landscape/townscape
to accommodate this change.

Landscape Character

The distinct and recognizable pattern of landscape/townscape
elements/features that occur consistently in an area, creating a
sense of place.

Landscape Condition

This relates to the intactness/state of repair of a
landscape/townscape or constituent features/elements.

Landscape Element

A component part of the landscape/townscape, such as a
woodland or building.

Landscape Feature

A prominent landscape/townscape element.

Landscape Value

This is concerned with the relative importance of a
landscape/townscape or constituent feature/element. Value may
be expressed through designation, policy or other demonstrable
recognition/societal consensus, at a local, district, regional,
national or international level.

LAQM

Local Air Quality Management.
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LDF

Local Development Framework.

Leq,T

A noise level index called the equivalent continuous noise level
over the time period T. This is the level of a notional steady sound
that would contain the same amount of sound energy as the
actual, possibly fluctuating, sound that was recorded.

LFS

Labour Force Survey.

Lmax,T

A noise level index defined as the maximum noise level during the
period T. Lmax is sometimes used for the assessment of occasional
loud noises, which may have little effect on the overall Leq noise
level but will still affect the noise environment. Unless described
otherwise, it is measured using the 'fast' sound level meter
response.

LNR

Local Nature Reserve.

LSOA

Lower Super Output Area.

LVIA

Landscape and Visual Impact Assessment.

LW

Sound power level

mAOD

Meters Above Ordnance Datum.

mm/s

Millimetres per second

MPS

Minerals Planning Statement (England)

NAQIA

National Air Quality Information Archive.

NEC

Noise Exposure Categories.

NGR

National Grid Reference.

Ni

Nickel.

NO

Nitric oxide.

NO2

Nitrogen dioxide.

NOx

Nitrogen oxides.

Noise Level Indices

Noise levels usually fluctuate over time, so it is often necessary to
consider an average or statistical noise level. This can be done in
several ways, so a number of different noise indices have been
defined, according to how the averaging or statistics are carried
out.

NOR

Numbers on the Roll.

NRPB

National Radon Protection Board.

NSCA

National Society for Clean Air.

NS-SeC

National Statistics Socio-economic Classification.

NTM

National Traffic Model.
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NVZ

Nitrate Vulnerable Zones.

O3

Ozone.

OAs

Output Areas.

ODN

Ordnance Datum Newlyn.

ODPM

Office of the Deputy Prime Minister.

ONS

Office of National Statistics.

PAHs

Polycyclic Aromatic Hydrocarbons.

Pb

Lead.

PCB

Polychlorinated Biphenyls.

Percentile

The percentage of results below a given value.

PLASC

Pupil Level Annual School Census.

PLUTO

Pipie Lines under the Ocean.

PM2.5

Particulate matter with an aerodynamic diameter of less than 2.5
micrometres.

PM10

Particulate matter with an aerodynamic diameter of less than 10
micrometres.

PPE

Personal Protective Equipment.

PPG

Planning Policy Guidance.

PPL

Potential Pollutant Linkage.

PPS

Planning Policy Statement.

PPV

The peak particle velocity that represents the maximum
instantaneous velocity of a particle at a point during the
measurement time interval.

PTAL

Public Transport Accessibility Level.

PVI

Private, Voluntary and Independent.

QUARG

Quality of Urban Air Review Group.

Ratification
(Monitoring)

Involves a critical review of all information relating to a data set,
in order to amend or reject the data. When the data have been
ratified they represent the final data to be used (see also
validation).

Rating Level

The ‘specific noise level plus any adjustment for the characteristic
features of the noise, used in a BS4142:1997 assessment.

RTA

Road Traffic Accident.

SEG

Socio-Economic Groups.

SINC

Sites of Importance for Nature Conservation.
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SINC (B)

Site of Borough Importance for Nature Conservation.

SINC (M)

Site of Metropolitan Importance for Nature Conservation.

SLM

Sound level meter.

SO2

Sulphur Dioxide.

SOAs

Super Output Areas.

Sound Pressure

Sound, or sound pressure, is a fluctuation in air pressure over the
static ambient pressure.

Sound Pressure Level (Sound
Level)

The sound level is the sound pressure relative to a standard
reference pressure of 20Pa (20x10-6 Pascals) on a decibel scale.

SPD

Supplementary Planning Document.

Specific Noise Level

The noise source under investigation for assessing the likelihood
of complaints by BS 4142:1997.

SPG

Supplementary Planning Guidance.

SPOSH

Significant Possibility of Significant Harm

SPZ

Source Protection Zone.

SS

Species Statement.

SSSI

Site of Special Scientific Interest.

SuDS

Sustainable Urban Drainage System.

TA

Transport Assessment.

TEOM

Tapered Element Oscillating Microbalance.

TEMPRO

A traffic prediction model.

Townscape

The manifestation of landscape in an urban area.

TPH

Total Petroleum Hydrocarbons.

TRICS

Trip Rate Information Computer System.

TTWA

Travel to Work Area.

UDP

Unitary Development Plan.

UKAS

United Kingdom Accreditation Service.

USA

Updating and Screening Assessment.

UXO

Unexploded Ordinance.

Validation (modeling)

Refers to the general comparison of modelled results against
monitoring data carried out by model developers.

Validation (monitoring)

Screening monitoring data by visual examination to check for
spurious and unusual measurements (see also ratification).

Verification (modelling)

Comparison of modelled results versus any local monitoring data
at relevant locations.

Chapter 19.0: Glossary & Abbreviations
Volume 1: Main Text & Figures

ING Red UK (Hayle Harbour) Ltd
South Quay and Foundry Yard

Vibration Dose Value (vdv)

Vibration index based on acceleration (ms-1.75) used for
considering the effects of vibration within buildings on people. As
defined in BS 6472: Evaluation of Human Exposure to vibration in
buildings (1 Hz to 80 Hz).

WHO

World Health Organisation.

Visual Receptors

Those who would have a view of the proposed development.
In most cases, a proposed development will affect more than one
view (with associated visual receptors). Professional judgement is
required to evaluate the visual impact of the proposed
development as a whole by taking into account the visual change
associated with individual representative views.
In certain instances, society may place value upon a visual
setting. A visual setting may be defined in terms of views to, from
and/or across a particular place. The consequences of a proposed
development in relation to these views, collectively, define the
implications for the visual setting in question. Professional
judgement is required to evaluate visual change associated with
the setting as a whole.

WAC

Waste Acceptance Criteria.

WHO

World Health Organisation.

µg/m3 micrograms per
cubic metre

A measure of concentration in terms of mass per unit volume. A
concentration of 1ug/m3 means that one cubic metre of air
contains one microgram (millionth of a gram) of pollutant.
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