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1.0

EXECUTIVE SUMMARY

1.01

A planning application was submitted in November 2009 for a new Sainsbury’s store and
associated development on land at Marsh Lane, Hayle. This application was withdrawn in February
2010 to enable the applicants to consider statutory consultation responses. This process has now
been completed and this application contains revisions to the withdrawn application that seek to
address the matters raised in those consultation responses. The revised application contains new
elements and minor layout amendments, which are identified on the application drawings and
revised S106 heads of terms and are considered in updated technical statements.

1.02

The new elements included in the revised application are:
•

Improved layout that provides an additional bus stop on Marsh Lane close to the store
entrance and a bus turning facility adjacent to the service yard

•

Improved front and side store elevations

•

New S106 heads of terms covering:
 Construction of a footpath on Marsh Lane between Angarrack and the foodstore
 Inclusion of an additional 2.30 ha (5.68 acres) of land between the foodstore and
Angarrack in an improved County Wildlife Site, equating to a net increase in the County
Wildlife Site of 0.56 ha (1.38 acres)
 Remediation of the contaminated commercial vehicle park extending to some 0.63ha
(1.56 acres)
 An offer to dedicate the improved County Wildlife Site within the applicants control
extending to about 10.46 ha (25.85 acres) in perpetuity to Cornwall Council together with
funds for future management
 Visitor car parking, a boardwalk, bird hide, bat roost and interpretation boards to be
provided on the improved County Wildlife Site

•

An enhanced ecology mitigation strategy

•

A winter bird survey

•

A detailed landscaping strategy
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•

Refined junction and network modelling that has been developed with the Highways Agency

•

An assessment of the impact of a foodstore on the Outstanding Universal Value of the World
Heritage Site to inform the assessment of potentially sequential sites on the Harbourside

•

Updated technical statements reflecting these changes and responding to comments from
statutory consultees.

1.03

Hayle residents do not benefit from a foodstore in the town that genuinely caters for their weekly
shopping needs. As a result, many residents of Hayle and the surrounding rural area travel to
Penzance and Camborne to carry out a weekly shopping trip. Those without access to a car have
no real choice but to use stores in Hayle for their weekly shopping needs, even though these
stores cater principally for top up or specialist shopping needs only.

1.04

The proposed foodstore development on land at Marsh Lane will improve the level of choice and
competition in Hayle’s convenience shopping sector to the benefit of the entire community and is a
multi-million pound investment that will create about 270 new jobs.

1.05

The scheme plans have been developed on the basis of detailed technical assessments and
surveys. The plans have been discussed at various stages with Cornwall Council, the Highways
Agency, the Environment Agency and Cornwall Wildlife Trust. The proposal has been exhibited to
the community, discussed with traders in Copperhouse and Foundry and presented to Hayle Town
Council and the Chamber of Commerce.

1.06

The proposed development will:
•

Provide a modern foodstore to complement and enhance Hayle’s retail offer

•

Enable local residents and visitors to carry out their weekly food shop in Hayle

•

Create about 270 new jobs that are likely to appeal to local people

•

Support local produce suppliers such as Roddas Cornish Clotted Cream

•

Be served by a new frequent bus service as well as being accessible by car, bus, cycle and
on foot

•

Provide good pedestrian linkages with Angarrack, West Cornwall Shopping Park and the east
side of Hayle
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•

Provide significant improvements to existing habitats and an offer to enable public access for
the first time to the improved County Wildlife Site, and this would be supported by new
features such as new water bodies, a boardwalk, a bird hide and bat roost and visitor
interpretation boards.

1.07

The public exhibition and community consultation undertaken in June 2009 demonstrated
significant community support for the proposals, with many residents asking “When” not “If”.

1.08

This Statement concludes that the application proposal accords with the provisions of the
development plan and is supported by other material considerations.
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2.0

INTRODUCTION

2.01

This Planning Statement is submitted in connection with a revised planning application for a new
foodstore, car parking, petrol filling station, access and servicing, associated highway works and
ecology mitigation on land at Marsh Lane Hayle.

2.02

It explains the factual background to the proposal, including the physical context of the site, the
proposed development, the history of surrounding development and the prevailing planning policy
framework. It then assesses the scheme against the development plan and other material
considerations.

2.03

A Retail Assessment considers the proposed development against the relevant provisions of PPS4.
Additional technical statements and drawings addressing design & access, sustainability,
transportation, hydrology (Flood Risk and PPS25 sequential/exception test assessments), biodiversity, landscaping and community consultation are also submitted in connection with the
application. An assessment of the potential of sites on the Harbourside to accommodate a
foodstore in terms of its likely impact on the Outstanding Universal Value (OUV) of the World
Heritage Site (WHS) is also submitted and informs the sequential assessments undertaken in
connection with PPS4 and PPS25. The Heritage Impact Assessment concludes that none of the
sites on the Harbourside are suitable to accommodate a foodstore.

2.04

The Planning and Compulsory Purchase Act 2004, Section 38 (6) requires development proposals
to be determined in accordance with the Development Plan unless material considerations indicate
otherwise. The Development Plan comprises RSS10 (adopted 2001), the saved policies of the
Cornwall Structure Plan (adopted 2004) and the saved policies of the Penwith Local Plan (adopted
2004). This statement considers the application proposal against the relevant provisions of the
development plan and other material considerations.

2.05

The remainder of this statement is structured as follows:
•

Section 3 explains the key benefits of the application proposal

•

Section 4 examines Hayle and its context

•

Section 5 describes the site and the surrounding area

•

Section 6 describes the proposed development
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2.06

•

Section 7 examines the principle of development

•

Section 8 summarises retail policy considerations

•

Section 9 summarise sustainable development and design considerations

•

Section 10 summarises transportation matters

•

Section 11 summarises hydrology considerations

•

Section 12 summarises bio-diversity considerations

•

Section 13 summarises the community consultation process undertaken by Sainsbury’s and

•

Section 14 sets out our conclusions.

Where appropriate, information and data is contained within appendices at the back of this
statement.
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3.0

Key Benefits of the Application Proposal
Introduction

3.01

This section identifies the key features and benefits of the revised application with reference to the
planning application submitted on 20 November 2009 for a foodstore on the same site. As noted
above, this application was withdrawn in February 2010 to enable the applicant to consider
consultation responses principally relating to retail policy and ecology as well as 3rd party
objections.

Withdrawn Application
3.02

The withdrawn application (ref 09-1273-P registered on 3 December 2009) proposed the following
works:

•

Foodstore (3,042 sq m net; 4,983 sq m gross and 325 customer car parking spaces)

•

Petrol filling station (6 pump islands and 137 sq m gross kiosk)

•

Improvements to Marsh Lane, including a new roundabout access serving the foodstore and
petrol filling station, road widening, a new signalised pedestrian crossing, enhancements to
the roundabout serving the West Cornwall Shopping Park, a new bus lay-by serving the
foodstore and the Shopping Park

•

Improvements to the Loggans Roundabout comprising part-signalisation, widening and realignment and at grade pedestrian/cyclist crossing facilities

•

Ecology mitigation including new water features, comprehensive planting and a boardwalk
network.

3.03

The key issues raised by consultees in connection with this application related to:

1.

Ecology (responses from Cornwall Council, County Wildlife Trust, Environment Agency and
Natural England)

•

Insufficient information on the impact of the development on protected species and a
requirement for further surveys

•

Reduction in the size of the County Wildlife Site and impact on high value habitats
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•

Classification of habitats in the technical reports

•

Impact of the foodstore site being drained on the remainder of the CWS

2.

Retail policy (responses from Cornwall Council and GVA Grimley)

•

Sequential approach requires objective and evidence-based assessment

•

Separate assessment required of the impact on Hayle’s convenience and comparison sectors

•

Negative financial impact on Hayle town centre’s turnover that would not be mitigated by
economic spin-off benefits or widening choice and competition

•

Inadequate evidence to demonstrate carbon savings or linked trips with the Shopping Park
or Hayle.

3.

Flood risk sequential test

•

Methodology

•

Robustness of the analysis.

4.

Residents and other interested parties: 50 letters of objection comprising 35 from Angarrack
residents and 15 from other locations including addresses outside Cornwall that raise the
following issues:

3.04

•

Impact on County Wildlife Site

•

Greenfield development

•

Increased coalescence with Hayle

•

Development in the flood plain

•

Increased storm water run-off

•

Absence of need for the foodstore and petrol filling station

•

Economic impact on Hayle town centre

•

Not a preferred location for retail development

•

Traffic impact and highway safety

•

Sustainability.

In a presentation to Angarrack Community Committee on 2 November 2009, representatives of the
village identified a requirement for a new footpath on Marsh Lane, traffic calming measures on
Marsh Lane to slow traffic entering Angarrack and a buffer zone between the development and
Angarrack.
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Key Features of the Revised Planning Application
3.05

A masterplan identifying the key features of the revised application is included at Appendix A.

3.06

The foodstore and petrol filling station are largely unchanged from the withdrawn application.
However, an additional bus stop and a bus turning facility are proposed on Marsh Lane close to the
foodstore entrance. Improvements have also been made to the Marsh Lane elevation of the
foodstore, following verbal comments made by the Council case officer. The improvements to
Marsh Lane and Loggans roundabout are also retained, as are the new waterbodies proposed in
the withdrawn application.

3.07

In addition to those elements of the withdrawn application that have been retained, the following
amendments have been made to the scheme in direct response to the consultation responses and
community views set out above. It has been agreed verbally with Cornwall Council officers that
these improvements could be secured by a legal agreement between the applicants and Cornwall
Council:
•

Construction of a new footpath between Angarrack and the foodstore on the north side of
Marsh Lane

•

Inclusion of an additional 2.30 ha (5.68 acres) of land between Angarrack and the foodstore
(including the lorry park) into an improved County Wildlife Site

•

The area of County Wildlife Site to be lost to the foodstore is 1.74 ha (4.30 acres). The
additional land will therefore result in a net increase in the size of the County Wildlife Site of
0.56 ha (1.38 acres)

•

Remediation of the contaminated lorry park (subject to separate planning approval)

•

An offer to dedicate the improved County Wildlife Site in the applicants’ control (10.46 ha /
25.85 acres) to Cornwall Council in perpetuity, together with funds for future management.
This land is identified in green on the plan included at Appendix B. The parcel of land to
the south east of McDonalds (0.64 ha / 1.58 acres) would continue to be designated as a
County Wildlife Site, but would remain in 3rd party ownership.
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•

A new boardwalk, bird hide, bat roosts and visitor interpretation boards on land to the north
of the former railway embankment and visitor car parking on the former lorry park.

Key Benefits of the Revised Planning Application
3.08

The proposed foodstore would result in the following benefits:
•

A new modern energy efficient foodstore that provides wider choice and greater competition
in Hayle’s convenience sector

•

The creation of about 270 jobs that would be likely to appeal to local people

•

Support for local food producers and suppliers

•

More sustainable travel patterns

•

A development that is accessible from Angarrack via the new footpath on Marsh Lane and
from Hayle via a new at grade pedestrian and cycle crossing on the A30 (to complement the
existing footbridge) and a new bus service to be funded by Sainsbury’s.

3.09

The new elements of the revised application identified above would have the following significant
additional benefits:
•

A safe new footpath link on Marsh Lane to Angarrack that would also act as a traffic calming
measure, naturally slowing traffic on Marsh Lane as it enters Angarrack village. Villagers
would also be able to walk to the foodstore and the Shopping Park as well as the bus stop
where the new bus service to Hayle would operate from via this footpath

•

A permanent publicly owned “green” buffer between the foodstore and Angarrack that
subject to Council approval, could be used by villagers for community events

•

Removal of intensive commercial vehicle storage use on the lorry park and the remediation
of any contamination

•

Creation of a publicly owned and managed nature reserve that would be available to local
people and visitors as well as being a valuable education resource for local schoolchildren

•

A larger County Wildlife Site, most of which would be publicly owned
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4.0

HAYLE
Location

4.01

Hayle is located in the western part of Cornwall on its north coast. Although western Cornwall is
relatively remote from major urban centres, Hayle is strategically located on the A30 trunk road,
which is a primary route into Cornwall. Tourism makes a significant contribution to Hayle’s
economy and evidence of this can be seen in the retail offer in the town. Camborne is situated
approximately 7 miles to the north east, Penzance is approximately 9 miles to the south west and
St Ives is approximately 2 miles to the west.
Context

4.02

Historically, industries in Hayle established themselves during the industrial revolution in the 18th
and 19th centuries by taking advantage of Hayle’s natural estuarine location. Consequently Hayle
has a rich industrial and commercial history, which sets its character and appearance. The
extensive series of quays reflects the great rivalry between the two major industrial companies
operating in Hayle, Harvey’s and the Cornish Copper Company. Foundry developed on the west
side of Hayle and Copperhouse developed to the east. The Historic Characterisation report for
Hayle published by Cornwall County Council in October 2005 states that:

“The history and geographical location of Hayle has created a town with a strong locally distinctive
character. The close relationship of the town with its spectacular natural setting; the estuary
location with views to the beaches and open sea in St Ives Bay, the extensive harbour and
quaysides, the sluicing pools at Carnsew. The poly-focal development of the town with the rival
centres of Copperhouse and Foundry, connected by the harbour and quays and later residential
and civic development of the Penpol area has created a distinctive settlement form.”
4.03

The subsequent decline of the industrial processes has left a legacy that is distinctive for a town of
Hayle’s size in that it has two separate centres – Foundry and Copperhouse - approximately 650m
apart.

4.04

Hayle has suffered from a prolonged period of under-investment and is today recorded as having
relatively high levels of social and economic deprivation. The dominant employment sector is the
tourist industry, which as noted above makes a significant contribution to the local economy.

4.05

Penwith District Council sought to address Hayle’s decline by allocating the Harbourside for
heritage-led mixed use development in the adopted Local Plan (2004). In March 2009, ING
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secured a resolution to grant outline planning permission for a development that broadly accords
with the Local Plan allocation for the Harbourside and includes housing, employment, small scale
retail and other commercial uses.
4.06

However, according to the Penwith Retail Study 2007 (PRS), Hayle continues to under provide for
the shopping needs of the local population and “…is in need of a step-change in retail provision.”
in its convenience and comparison offer (PRS paragraph 6.25). The PRS specifically identified a
quantitative and qualitative need for a new supermarket that is able to retain further main/bulk
food shopping trips in the town (paragraph 6.26). The ING development described above does not
include a foodstore and would not therefore address this identified need.

4.07

The PRS also refers at paragraph 4.47 to the serious social and economic deprivation in Hayle,
which makes it a priority for strategic spatial investment. In particular, the highest levels of
deprivation are recorded in the residential areas in the east of Hayle, which is the closest part of
Hayle to the application site. The PRS is in the process of being updated as part of the preparation
of a Cornwall-wide retail study, although this document is not yet publicly available and for this
reason, we rely on the PRS as being the most up to date retail study for the area published by the
Council, as well as a household survey of convenience shopping patterns undertaken by the
applicants in May 2009.

4.08

Hayle is therefore a town which is in need of immediate investment to provide employment and
economic regeneration and a step change in convenience retail provision to serve the local
community including a foodstore catering for weekly/bulk food trips in a location which
complements both town centres, rather than favouring one over the other.

4.09

The joint applicants have demonstrated that it would be inappropriate to grant planning permission
for a foodstore and ground level parking on any of the Harbourside sites principally because of the
impact of such a development on its OUV but also on traffic impact and road safety grounds. The
proposed Sainsbury’s foodstore would be situated away from the sensitive Harbourside on land
adjacent to West Cornwall Shopping Park, which is an established food and non-food shopping
destination that draws customers from a very wide geographical area. The Sainsbury’s foodstore
would result in a high level of synergy with the Shopping Park and has been designed in response
to the quantitative and qualitative need identified by the Council’s consultants and the distinctive
context of Hayle.
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5.0

THE SITE AND SURROUNDING AREA
The Application Site

5.01

The application site comprises land principally to the east but also to the north and west of West
Cornwall Shopping Park. It extends to about 13.89 ha and a plan showing the site outlined in red
is attached at Appendix C.

5.02

The main body of the application site comprises a large area of undeveloped land to the east of
West Cornwall Shopping Park, which is bisected by an embankment associated with a dismantled
railway that runs east to west across the site. It is bordered by Marsh Lane in the south and west,
open land in the north beyond which lies a trunk road service area; and a commercial vehicle park
and agricultural land in the east. Hayle Rugby Club is situated to the south west of the site. The
Rugby Club is used as a sporting facility as well for as car boot sales. Hayle Industrial Park is
situated to the south side of Marsh Lane and is characterised by large industrial and commercial
sheds.

5.03

The foodstore and associated development is proposed in the south west corner of the application
site. The area to be developed is broadly rectangular in shape and extends to about 2.3ha. It
largely comprises gently sloping unmanaged pasture and scrub land. Spoil associated with past
construction activity in the area has been deposited in the west of this part of the application site.

5.04

The application site also includes land in the public highway on parts of Marsh Lane, Carwin Rise
and the A30, including the Loggans Moor roundabout where highway improvements are proposed.
The Surrounding Area

5.05

Photograph 1 at Appendix D illustrates the setting of the site, which particularly in the south and
west is characterised by large scale commercial and retail uses. Hayle Industrial Park comprising
large scale commercial sales uses is situated immediately to the south of the site on the south side
of Marsh Lane. West Cornwall Shopping Park is situated to the west of the site between Marsh
Lane and the A30. The West Cornwall Shopping Park includes Marks & Spencer (including a
Simply Food outlet), Costa Coffee, Next and Boots, with associated ground level car parking.
Extensive trunk road service facilities are located to the north of the application site, just beyond a
small area of open land that forms part of the existing CWS, which include a Premier Inn, a
McDonald’s restaurant, and a Brewers Fayre restaurant. A commercial vehicle park is situated
immediately to the east of the foodstore site and is used for the storage of commercial vehicles.
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5.06

The overall character of the surrounding area is informed by a diverse mix of commercial,
industrial, retail and service uses accommodated in generally large scale buildings with large areas
of car parking, accessed off the A30 via Marsh Lane and Carwin Rise.
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6.0

THE PROPOSED DEVELOPMENT

6.01

The proposal represents a comprehensive approach to the development of the entire application
site. For the purposes of explaining the proposals, the application site can be split into three
separate sectors; the south west corner of the site accommodating the foodstore and associated
development; land accommodating a re-configured CWS; and the enabling highway works. These
are considered in turn below and are illustrated on the Proposed Masterplan at Appendix A.
Foodstore and Associated Development

6.02

The south west corner of the site is proposed to accommodate a new food store, petrol filling
station, associated car parking, access, servicing and comprehensive landscaping. The proposal
will also include new pedestrian links to Marsh Lane and West Cornwall Shopping Park, 2 new bus
stops serving the Shopping Park and proposed foodstore as well as a bus turning facility on Marsh
Lane.

6.03

The food store is located so as to be visible from the A30 and to optimise the potential for
pedestrian linkages with the West Cornwall Shopping Park and Hayle. This part of the site is
considered to be the least sensitive in terms of hydrology and ecology.

6.04

The foodstore would be served by a new access off Marsh Lane, while the service yard would be
served by a separate access further along Marsh Lane to the east, just past the bus turning area.

6.05

The foodstore is specifically designed to sit low down within the landscape and to provide a
bespoke and high quality design. The main store building would be 4.8m in height, ensuring it is
well below the level of existing structures commercial and retail development to the south and
west of the site.

6.06

The gross internal area of the store would be 4,983 sq m, with a net sales area of which 3,042 sq
m, split approximately 2,130 sq m net for convenience goods and 912 sq m net of comparison
goods. The proposal includes 317 car parking spaces, and cycle and motorcycle parking spaces in
accordance with relevant standards.

6.07

Overall the scale of the store has been specifically designed so that it can meet the need for
bulk/main food shops, while ensuring it is in scale with Hayle’s role and function.

6.08

A petrol filling station is also proposed between the car park and Marsh Lane in the west of the
foodstore site. The operation would include 6 pump islands and a kiosk with a gross external area
14
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of about 137 sq m.
6.09

As noted above, the proposal includes 2 new bus stops: one on the east side Marsh Lane to the
west of the foodstore car park and another on the north side of Marsh Lane close to the foodstore
entrance. These bus stops would accommodate a new bus link to Hayle to be provided by
Sainsbury’s as part of the development that would help ensure that the site is accessible by a
choice of means of transport.

6.10

It is also proposed to incorporate a network of pedestrian links to ensure that shoppers can walk
safely and directly to and from Angarrack, the new bus stops, West Cornwall Shopping Park to the
west and the existing footbridge and proposed grade level crossings over the A30 linking in with
the east side of Hayle.
Improved County Wildlife Site

6.11

Most of the application site (including land proposed to be developed as a foodstore) is a locallydesignated CWS, although it has never been actively managed as such and has never been publicly
accessible. With the exception of those parts of the application site that are proposed to be
developed for a foodstore and land in the public highway, the application proposal involves
comprehensive and exciting proposals to incorporate additional land to the east of the foodstore
into the CWS to mitigate the loss of land to development and to manage and enhance the mosaic
of habitats as well as creating public access to large parts of the CWS for the first time.

6.12

The improved CWS will be offered to be dedicated in its entirety to Cornwall Council in perpetuity.
The proposals include the existing commercial vehicle park to the east of the foodstore site. This
parcel of land is likely to be contaminated as a result of its previous use as a sewerage treatment
works and its existing use for open vehicle storage. It is proposed to completely remediate this
land and replant it with species rich grassland, which will result in notable visual and land quality
benefits to the area as a whole. As noted above, the Proposed Masterplan identifying the detailed
proposals for the re-configured CWS is attached at Appendix A.

6.13

The improved CWS incorporates the following key features:
•

An additional 2.30ha (5.68 acres) of land into an improved CWS, which will be offered to be
dedicated to Cornwall Council in perpetuity on the basis that it will be made available to the
public for the first time. This is intended to mitigate the loss of 1.74ha (4.30 acres) of CWS
that would be lost to the foodstore and would result in a net increase in the area of the CWS
of 0.56ha (1.38 acres)
15
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•

An offer to dedicate the improved CWS within the applicant’s ownership (10.46 ha / 25.85
acres) to Cornwall Council, supported by funding for future management

•

Full contamination remediation of the existing commercial vehicle park and replanting with
species rich grassland

•

Installation of an environmentally friendly boardwalk, bird hide, bat roost and interpretation
boards on land to the north of the railway embankment

•

New environmentally friendly visitor parking on the commercial vehicle park, with pedestrian
links to the boardwalk network

•

A new wetland water feature between the petrol station and the railway embankment in the
north west of the foodstore site

•

New water bodies linked by ditches with aquatic and reed planting elsewhere on the site

•

Management and extension of existing areas of wet woodland between the foodstore and
the railway embankment

•

A new area of marshy grassland to the east of the foodstore site immediately south of the
railway embankment

6.14

•

Protection of a main badger sett on the railway embankment

•

Maintenance and management of ditches and water corridors

•

Cutting back existing areas of scrub to allow wet woodland and reed beds to establish.

To achieve these benefits, it is proposed to offer to dedicate the improved CWS to the County
Council together with a financial contribution of funds for future management. In addition,
Sainsbury’s would construct the features described above at nil cost to the community as part of
the development, subject to securing the necessary consents. It is envisaged that a S106
agreement would secure these benefits and S106 heads of terms are submitted with the planning
application that makes provision for them.
Highway Works

6.15

Improvements are proposed to Marsh Lane, Carwin Rise and the A30 Loggans Moor roundabout.
These include:
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•

A new footpath on the north side of Marsh Lane between the foodstore and Angarrack

•

Sainsbury’s funding of a new bus service linking the Shopping Park, foodstore and Hayle

•

A new customer vehicle access to the foodstore via a new 4 arm roundabout at the existing
Hayle Industrial Park access

•

A new service access off Marsh Lane combined with a bus turning area

•

2 new bus stops on Marsh Lane to the south and west of the foodstore site respectively

•

Widening of Marsh between the foodstore site and West Cornwall Shopping Park including a
2-lane entry to the Shopping Park roundabout to ease the flow of traffic entering the
foodstore and travelling onwards to Angarrack

•

A new signalised pedestrian crossing on Marsh Lane between the foodstore and Shopping
Park

•

Partial signalisation of the A30 Loggans roundabout and new at-grade pedestrian/cycle
crossing facilities over the A30.

6.16

The foodstore development would deliver significant benefits to Angarrack villagers in the form of a
new footpath along Marsh Lane and a permanent ‘green’ buffer of land forming part of an
improved CWS between the village and the foodstore. Villagers would also benefit from improved
traffic flows on Marsh Lane and its junction with the A30 Loggans roundabout.
Scope of the Planning Application

6.17

The proposals have been subject to extensive statutory and non-statutory pre-application
consultation, extensive survey work and rigorous information gathering. This has enabled a high
quality design solution for the whole site that reflects the views of technical bodies as well as the
local community.

6.18

Pre-application discussions have been conducted with officers of the former Penwith District
Council, Cornwall Council, the Environment Agency, the Highways Agency and Cornwall Wildlife
Trust. Details of other pre-application consultation are included in the Statement of Community
Consultation that is submitted in connection with this application. These discussions are on-going.

6.19

In accordance with the Town and Country Planning (Environmental Impact Assessment)
Regulations 1999, the applicants sought a screening opinion from the Local Planning Authority in a
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letter dated 1st June 2009 to identify whether an Environmental Impact Assessment would be
required. In a letter dated 10th July 2009 the Local Planning Authority confirmed that an EIA would
not be required. The revised application is not materially different to the withdrawn application and
this screening opinion therefore remains relevant to the revised application.
6.20

This is a detailed planning application that in addition to this Planning Statement is supported by a
package of information, comprising the following:
•

Covering letter, application forms and ownership certificates

•

Site Location Plan showing the application site outlined in red

•

Existing and proposed site layouts and roof plan

•

Proposed elevations and sections

•

Proposed Masterplan, submitted for illustrative purposes only

•

Design & Access Statement

•

Sustainability Statement

•

Retail Assessment

•

Transport Assessment and interim Travel Plan

•

Phase 1 Ecology and Habitat Surveys

•

Ecology Mitigation Strategy: Visual Interpretation

•

Ecology Mitigation Strategy: Technical Statement

•

Landscaping Strategy

•

Flood Risk Assessment

•

PPS25 Sequential Test Assessment

•

Heritage Impact Assessment of the Harbourside

•

Statement of Community Consultation.
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7.0

PRINCIPLE OF DEVELOPMENT

7.01

This section considers the principle of development on the application site, including a review of
the Development Plan and an assessment of the existing pattern of development in the immediate
area. It concludes that the principle of development on the site accords with the development plan
and is consistent with the pattern and character of development in the surrounding area.
Planning Policy Context

Development Plan
7.02

Policy SS 18 of RSS10: Cornwall and the Isles of Scilly states that:

“Local Authorities, developers, infrastructure and transport providers and other agencies
should work together to achieve the following for Cornwall and the Isles of Scilly:
•
•
•
•
•
•
•

the regeneration of the main towns to act as employment and service centres for their
population and rural hinterlands;
the significant improvement of the Camborne and Redruth urban area as a focus for
economic growth;
the enhancement of Truro as a sub-regional centre for retailing and administration
and as a location for sustainable development;
the conservation and enhancement of the distinctiveness of the natural and historic
environment.”

Cornwall Structure Plan
7.03

Saved Policy 1 of the Cornwall Structure Plan - Principles for Sustainable Development requires
that:
“Development should bring about a long term and sustainable improvement to Cornwall's
economic, social and environmental circumstances without harming future opportunity.
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, 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.”
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7.04

Policy 16 Overall Distribution of Development states that:

“Most development will be in, or well integrated with, the existing built up areas of towns,
according to their role and function and should not harm their character.
Development should be focused on the Strategic Urban Centres (Bodmin, Camborne-PoolRedruth, Falmouth-Penryn, Newquay, Penzance, St Austell and Truro) according to their role
and function, and on Saltash and Torpoint in South East Cornwall.
The role and function of other main towns and local centres will be supported to meet the
needs of their population and surrounding areas…”
7.05

Policy 25 Other Main Towns and Local Centres states that:

“Development should be in, or well integrated with, the built-up areas, and support the role
and function of centres in meeting the needs of their own populations and surrounding
areas to reduce the need to travel.
The level of development in the main towns and local centres will be assessed against their
ability to consolidate their roles and functions and to support balanced growth through jobs,
services and transport infrastructure.
Local plans should identify:
• Main Towns, over a population of about 5,000, with established roles and function serving
an identifiable hinterland and having well developed transport nodes; and
• Local Centres, with an approximate population of between 2,000 and 5,000, providing
basic shopping needs serving a smaller hinterland.
Employment provision should focus on the needs of the local area and on opportunities
relating to local characteristics and distinctiveness.”
7.06

The Penwith Local Plan does not identify a settlement boundary for Hayle. Policy GD-1 requires
that:

“Development should be integrated with its surroundings in terms of its scale, siting and
design and be in keeping with the character of the District.”

7.07

Policy TV-1 states that development will be focused on the towns of Penzance, Newlyn, St. Ives,
including Carbis Bay, and Hayle and, to a lesser extent, the main villages listed. Proposals should
maximise the use of brownfield land. Proposals for development in or on the edge of a settlement
should be well integrated into the form of the settlement, and be of a scale and design which is in
keeping with the character of the settlement.
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Material Considerations
Hayle Area Action Plan 2006 – 2026 Issues and Options (January 2008)
7.08

The Hayle Area Action Plan 2006 – 2026 Issues and Options (January 2008) (draft AAP) is a
consultation document prepared to aid discussion about a series of development sites. The
outcome of the consultation was to have been a Preferred Options document identifying the
preferred development sites, but the draft AAP has been abandoned.

7.09

It is however relevant to consider the provisions of the abandoned draft AAP insofar as they relate
to the application site because it sets out the Council’s blueprint for Hayle’s future development
needs up to 2026. Significantly, the draft AAP was also subject to public consultation and the
responses to the various proposals (including those relating the application site) document clearly
the views of the community as to the future scale and location of development in Hayle.

7.10

The draft AAP includes a map that identifies the application site as a Potential Development Site
(H31), despite its location outside the Proposed Hayle Development Boundary, which follows the
west edge of the A30. The West Cornwall Shopping Park and Hayle Industrial Park would also be
outside the developed area of Hayle as proposed by the draft AAP. Although the draft AAP
suggests that the application site it is not a preferred location for retail development because of its
out of centre location, it acknowledges that should a need be identified for further out of centre
floorspace in Hayle and having satisfied the sequential approach, there may be benefits in locating
additional retail space adjacent to the West Cornwall Shopping Park (paragraph 7.3.29).

7.11

The Issues and Options Questionnaire Responses (July 2008) confirms the outcome of the public
consultation on the draft AAP. In terms of the development boundary (Question 3), many
respondents including Hayle Town Council considered that the development boundary should
include the Potential Development Sites. Of 168 respondents to Question 20, 76% considered the
application site to be suitable for development. Retail was the most favoured use, followed by
industrial and business uses; 15 respondents considered that the application site should be
examined for retail use by the Council (Question 66).
General Pattern of Development in Hayle

7.12

The majority of the built up area of Hayle (including the two centres of Foundry and Copperhouse)
is located to the west of the A30. However, in the last 10-15 years, commercial development has
taken place to the east of the A30 on greenfield land in accordance with planning consents granted
by the Secretary of State and the former Penwith District Council. These developments are
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assessed below, as part of an assessment of the character of the area around the application site.
Pattern of Development Surrounding the Application Site
7.13

Development which has been strategically located to the east of the A30 includes Hayle Industrial
Park, the West Cornwall Shopping Park and the trunk road services, which are located to the east
of the A30 and accessed off Loggans Moor roundabout. This development is mostly large grain
retail, industrial, commercial and service buildings. In addition, the Council granted consent for a
coach storage facility as well as an extension to Lidl. An analysis of the character of established
development in this area is explored further below.

Hayle Industrial Park
7.14

The first major development on greenfield land to the east of the A30 outside the main urban area
of Hayle was promoted through the previous local plan by the allocation of 16 acres of land to the
south of Marsh Lane, which is now known as Hayle Industrial Park. An outline planning application
for industrial development including B1, B2 and B8 uses was submitted in 1989 (ref:
1/89/P/1018/0) and planning permission was granted in March 1990.

7.15

This allocation and the subsequent planning consent establish a key principle of development for
land to the east of the A30 for large scale commercial development.

7.16

In the late 1980’s, a series of detailed applications for industrial buildings at Hayle Industrial Park
were submitted, granted planning permission and implemented between 1992 and 2006. A further
twenty two industrial units and car sales outlets have since been built, including car sales and
warehouses with display areas and trade counters.

7.17

The foodstore site and the Industrial Park extend eastwards to about the same point and the
foodstore would not therefore extend the pattern of development eastwards closer to Angarrack
village. In any event, an existing commercial vehicle park is situated between the foodstore and
Angarrack.

West Cornwall Shopping Park
7.18

In 1986, planning permission was granted by the Secretary of State for a total of 4,645 sq m of
non-food retail development, offices and a car park (ref: SW/P/5159/220/8), on greenfield land
between the A30 and Marsh Lane, which is now known as West Cornwall Retail Park. Planning
permission was granted for two retail units on the site in 1989 (ref: 1/89/P/0578/OE) but not
implemented. The permission was renewed in 1991 and in 1994 but again, not implemented. In
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1996 a further planning permission was granted on the site for a restaurant, retail craft units and
tourist information centre (Ref: 1/95/P/0285/F); it appears that the permission was implemented
but not completed. In 2005, planning permission was granted for a revised scheme including a
retail park and a replacement gate house for Hayle Rugby Club (Ref: 05/P/0034/F). It is
understood that this scheme was implemented.
7.19

In 2005, planning permission was granted by the former Penwith District Council for the variation
of Condition 2 of planning permission 05/P/0034/F (which restricted the sale of goods in the
permitted retail units to non-food) to allow the sale of up to 465 sq m of convenience goods. This
permission confirmed the Council’s support for food retailing in this out of centre location.

7.20

The West Cornwall Retail Park on the eastern edge of Hayle comprises large scale buildings and a
large surface level car park. This development strengthens the commercial character of the area
to the east of the A30. Convenience and comparison retail development has therefore been
supported on this out of centre site by the Secretary of State and the Council for over 20 years.

Commercial Vehicle Park
7.21

A commercial vehicle park located immediately to the east of the proposed foodstore site was
granted planning permission in 1987 (Ref: 1/87/P/0943/F). Planning permission for the expansion
of the facility was granted in 1993 (Ref: 1/93/P/0037/F). These planning permissions again
confirm the Council’s support for commercial uses on greenfield land between the A30 and
Angarrack.

Land to the West of the A30 Adjacent to Loggans Mill
7.22

There is a long history of commercial development proposals on the Loggans Moor site, dating
back to the mid 1990’s.

7.23

Planning permission was refused by the Council in 1995 for the construction of trunk road services
including a restaurant, tourist information centre, hotel, and car parking (ref: 1/94/P/0606/0). A
subsequent appeal (ref: 96/262477) was allowed in 1996. The Inspector’s report recognises that
is a need for service area facilities in this location and although the site was not allocated for
development in an up to date statutory plan, the setting of the area is formed by the Carwin Rise
service area, Hayle Industrial Park and a Pickfords Depot (on land now occupied by Lidl).

7.24

A revised application was submitted in 1996 (ref: 96/P/0612) which proposed a hotel, restaurant,
retail store (1,900 sq m), a garden centre (650 sq m) and car/lorry parking . An appeal against
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non-determination was later withdrawn. A subsequent application to renew the original permission
was submitted and withdrawn in 1999 (ref: 99/P/0335). This site has to date not been developed,
but is identified as a Potential Development Site in the draft AAP.

Land to the East of the A30, Loggans Moor Roundabout
7.25

The petrol station on Carwin Rise (the former A30) was established in the 1950’s and has since
been expanded and redeveloped. Planning consent for a 2-storey Travel Lodge hotel located to
the rear of the petrol station was granted in April 2005, which is now trading.

7.26

The existing trunk road service facilities to the South of Carwin Rise were established through
outline planning permission (ref: 98/P0717) granted in July 1998 for a public house, drive thru
restaurant and 40 bedroom premier hotel.

Lidl Foodstore
7.27

Lidl is located in an out-of-centre location approximately 550m to the north east of Copperhouse
town centre, to the west of the A30 Loggans Moor roundabout. Penwith District Council granted
planning permission for an extension to the Lidl in November 2006. It now has a net sales area of
1,407 sq m.

7.28

The PRS concluded at paragraph 5.37 that although the West Cornwall Shopping Park and Lidl
extension would be likely to increase Hayle’s market share, it would not be expected that these
facilities would result in a significant increase in main food shopping trips [NB the quote in the PRS
is assumed to have omitted “not” between “do” and “consider”.]

Angarrack Village
7.29

Angarrack lies to the east of the food store site. The food store site would be separated from
Angarrack by the improved County Wildlife Site. The proposals would not extend further east than
the Hayle Industrial Park and as such the proposals would ensure the existing green buffer is
retained between the application site and the village in perpetuity.

Conclusions on the Principle of Development
7.30

The adopted Local Plan does not identify a development boundary for Hayle and by definition the
application site cannot be outside Hayle’s development boundary. Although the site is located
outside the Hayle development boundary in the draft AAP, the draft AAP also identifies it as a
Potential Development Site, and also explicitly recognises the benefits of locating retail
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development on the application site adjoining the West Cornwall Shopping Park provided relevant
retail policy tests are met.
7.31

The site is within an area to the east of the A30 where large scale commercial and retail
development has been supported by the Council for some time. Other activities are also carried
out close to the application site, for example car boot sales on the Hayle Rugby Club.

7.32

In respect of the pattern of development in Hayle and around the application site, it can be
concluded that:
•

The Council has consistently supported new development on greenfield land to the east of
the A30 at Marsh Lane since the late 1980’s

•

The nature of development that has been consistently supported by the Council is largely
characterised by industrial and commercial/retail uses mainly occupying large buildings

•

The Secretary of State and the Council have supported food and non-food retailing in the
out of centre West Cornwall Shopping Park and the Council has also supported an extension
to the out of centre Lidl

•

The proposed foodstore will not extend the pattern of built development further east
towards Angarrack than that which has already been established by Hayle Industrial Park.
The improved County Wildlife Site will prevent further development between the foodstore
and Angarrack in perpetuity

•

Although Marsh Lane is outside the historic core of Hayle, it serves an area which plays an
important role in the economic and retailing function of Hayle. It is well related to the
eastern edge of Hayle and can therefore be considered a planned contemporary extension to
its urban envelope.

7.33

In the context of the large scale industrial, commercial and retail (including food retail)
development that is situated in to the south and west of the site, it can be concluded that the
application proposal would be well integrated with its surroundings and consistent with the
character of the area in terms of siting, design and scale. This may have been one of the reasons
why it is identified in the draft AAP as a Potential Development Site and why the respondents to
the public consultation exercise mainly support retail or commercial development on the site.

7.34

Accordingly, the principle of development on the site is considered to be acceptable and accords
with the relevant provisions of the development plan and other material considerations.
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8.0

RETAIL POLICY CONSIDERATIONS
Planning Policy Context

Development Plan
8.01

The Cornwall Structure Plan, Policy 14 seeks to ensure that at settlements outside of the Strategic
Urban Centres, retail development should be limited to circumstances where particular needs could
not reasonably be expected to be met in or adjoining town centres, having taken account of
existing provision and further development opportunities. Policy 14 states that it will be important
to assess the capacity of the centre as a whole to meet future needs, rather than its ability to
accommodate a particular retailer or form of development. Policy 14 seeks to ensure that retail
development does not harm the vitality and viability of the town centre, is located where it is
accessible by public transport and its potential to help regenerate the area.

8.02

Penwith Local Plan Policy TV-16 states that major retail developments should be located in the
town centres of Penzance, St. Ives and Hayle. Policy TV-16 seeks to ensure that development on
out-of-centre sites is not permitted unless all potential town centre and edge-of-centre options
have been demonstrated to be unsuitable. Local Plan Policy TV-17 states that proposals for
shopping facilities will not be permitted on out-of-centre site unless the sequential test in policy
TV-16 has been met, there is a need for the development that cannot be met in the town centre
and they would not be likely to lead to a significant reduction in the range of retailing in any town
centre or adversely affect the vitality or viability of any town centre. In addition all proposals must
be readily and conveniently accessible by alternative means of transport to the private car and be
compatible with surrounding land uses.

Material Considerations
8.03

PPS4 Planning for Sustainable Economic Growth was published in December 2009 and contains
relevant national policy guidance against which the foodstore element of the application will be
considered.

8.04

PPS4 supports the objective of sustainable economic growth and consolidates guidance in the old
PPG4, PPG5, PPS6 and parts of PPS7/PPG13. For the purposes of PPS4, the foodstore that forms
part of this planning application is defined as economic development.

8.05

The government’s key objectives for planning that are relevant to this application are summarised
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as:

8.06

•

Building prosperous communities by improving economic performance

•

Promoting regeneration and tackling deprivation

•

Delivering more sustainable patterns of development and reducing the need to tackle and

•

Promoting the vitality and viability of established town centres.

PPS4 imposes a series of policy-making requirements on local planning authorities (LPA’s). In
particular, it requires them to plan pro-actively to promote competitive town centre environments
and to enhance consumer choice.

8.07

In terms of development management policies, PPS4 states that LPA’s should adopt a positive and
constructive approach towards planning applications for economic development and that
applications that secure sustainable economic growth should be treated favourably.

8.08

Policy EC10.2 requires all applications for economic development to be assessed against the
following impact considerations:
•

Whether the proposal has been planned over the lifetime of the development to limit carbon
dioxide emissions and is resilient to climate change

•

The accessibility of the proposal, by a choice of means of transport, the effect on local traffic
levels and congestion (especially to the trunk road network) after public transport and traffic
management measurements have been secured

•

Whether the proposal secures a high quality and inclusive design which improves the
character and quality of the area

•

Impact on economic and physical regeneration, including the impact on deprived areas and
social inclusion

•
8.09

Impact on local employment.

Policy EC15 relates to the consideration of sequential assessments for planning applications for
main town centre uses that are not in a town centre and are not in accordance with an up to date
development plan. The application proposal proposes a main town centre use outside of a centre
on a site that is not allocated in an up to date development plan and as such a sequential
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assessment is required.
8.10

The application proposal proposes a main town centre use outside of a centre on a site that is not
allocated in an up to date development plan. PPS4 Policy EC14.5 requires such applications to be
assessed against the following impact tests:

8.11

Policy EC16.1 of PPS4 identifies the further tests of impact, which are:
•

Impact on existing, committed and planned public and/or private investment in a centre or
centres in the area

•

Impact on town centre vitality and viability, including local consumer choice and the range
and quality of the convenience and comparison offer

•

Impact on allocated sites outside the town centres being developed in accordance with the
development plan

•

Impact on town centre trade/turnover, taking into account expenditure capacity

•

Whether a town or edge of centre proposal is of an appropriate scale in relation to the size
and role of the centre and its catchment;

•
8.12

Any locally important town centre impacts (Policy EC3.1e).

Where the applicant has not demonstrated compliance with the sequential approach under Policy
EC15 or there is clear evidence that the proposal is likely to lead to significant adverse impacts in
terms of the tests in policies EC10.2 and EC16.1, Policy EC17.1 advises that planning permission
should be refused. It is relevant that the Practice guidance paragraph 5.5, recognises that the
failure to comply with the sequential approach can (rather than should) be a reason for refusal in
its own right and this is in accord with the statutory presumption in favour of the development plan
and the Addendum to PPS1. Where no significant adverse impacts have been identified under
Policies EC10.2 and EC16.1, the application should be determined taking into account the positive
and negative impacts of the proposal under Policies EC10.2 and EC16.1 and any other material
considerations and the likely effect of recent permissions and completed developments.
Retail Policy Considerations

8.13

A Retail Assessment has been undertaken that considers the foodstore proposal against
development plan provisions where these are up to date and relevant to the proposed
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development as well as PPS4.
8.14

The overall conclusion is that the proposed foodstore provides an important opportunity to develop
a modern socially inclusive foodstore on a site adjoining an established retail destination to serve
Hayle residents.

8.15

The proposal is considered to satisfy the sequential approach to site selection. The Heritage Impact
Assessment appended to the PPS4 and PPS25 (flood risk) sequential site assessments concludes
that none of the potentially sequentially preferable sites on the Harbourside identified by the
Council are suitable to accommodate a foodstore in terms of the impact such a development would
have on the OUV of the WHS. A foodstore development on any of the Harbourside sites is also
likely to result in congestion and highway safety issues.

8.16

This reinforces the view that the Harbourside is not an appropriate location for a foodstore
development and in these circumstances the application site is considered to be the most
sequentially preferable site for a foodstore development.

8.17

The assessment of retail provision in Hayle and St Ives and food shopping patterns in the area
concludes that Hayle is underperforming against its position in the spatial settlement hierarchy and
significant expenditure leakage occurs for convenience goods and comparison goods shopping,
that is expenditure generated in Hayle is being spent in Penzance and Camborne. These spending
patterns are socially exclusive and unsustainable and led the PRS to conclude that Hayle is the
settlement in the former Penwith district that needs a step change in convenience and comparison
retail provision. As a result, it identified a need for a supermarket with a net retail area of up to
1,500 sq m at 2012.

8.18

This assessment considers that Hayle needs a larger foodstore than that recommended in the PRS;
one that is capable of offering genuine choice for Hayle residents, particularly those who do not
have a car and find it challenging to travel to foodstores in Penzance or Camborne. The proposed
Sainsbury’s would offer a net retail area of 3,042 sq m and 317 parking spaces, with a convenience
offer of about 2,130 sq m. In the context of competing stores in Penzance and Camborne, it is
considered that this level of convenience floorspace will is large enough to provide genuine choice
and will persuade a significant number of those local residents who currently shop elsewhere to
shop in Hayle instead.

8.19

A foodstore on the application site will facilitate a significant level of linked shopping trips with the
Shopping Park and will also be accessible to visitors without access to a car. It will improve

29
Sainsbury’s Supermarkets Ltd and Cranford (Hayle) LLP
Planning Statement

A039340
10/07/10

shopping facilities for the significant numbers of tourists and other visitors to Hayle, as well as
those passing by on the A30 and will create around 270 full and part time jobs that are likely to
appeal to local people.
8.20

The economic impact of the store is likely to be spread quite thinly across a reasonably wide
geographical area. Importantly, the effects on Foundry and Copperhouse are considered unlikely
to lead to store closures. The application proposal would help address social inclusion, reduce
carbon dioxide emissions and would not prejudice public or private sector investment or the
development of any allocated sites in the development plan. It involves a high quality, sustainable
design that is energy efficient and inclusive and will be accessible by a variety of means of
transport. It is therefore concluded that the proposal will not result in significant adverse impacts
as defined by PPS4.
Conclusions on Retail Policy

8.21

The Retail Assessment demonstrates that the key retail policy tests set out in the development
plan and other material considerations including PPS4 have been met.
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9.0

SUSTAINABLE DEVELOPMENT AND DESIGN
Planning Policy Context

Development Plan
9.01

The Cornwall Structure Plan, Policy 1 confirms that development should bring about a long term
and sustainable improvement to Cornwall's economic, social and environmental circumstances. It
confirms that this should include the regeneration of towns and villages, fostering links between
the environment and the economy, reducing the need to travel, access for all sectors of the
community to jobs, services and facilities and meeting the needs of the community as they arise.
Policy 2 confirms that the quality, character, diversity and local distinctiveness of the natural and
built environment of Cornwall should be protected and enhanced.

9.02

Penwith Local Plan sets out a series of policies to steer the design of new development and to
ensure it protects the surrounding environment, including Policies GD-1,GD-2, GD-3, CC-2, CC8,
CC-9.

Material Considerations
9.03

PPS1 Delivering Sustainable Development confirms that the Government is committed to
developing strong, vibrant and sustainable communities and to promoting community cohesion in
both urban and rural areas. This means meeting the diverse needs of all people in existing and
future communities, promoting personal well-being, social cohesion and inclusion and creating
equal opportunity for all citizens. The Government is committed to promoting a strong, stable, and
productive economy that aims to bring jobs and prosperity for all. Planning authorities should
promote communities which are inclusive, healthy, safe and crime free, whilst respecting the
diverse needs of communities and the special needs of particular sectors of the community.

9.04

It is considered that the proposed foodstore would meet sustainability criteria in the following
ways:
Sustainable Travel Patterns

9.05

The proposed foodstore will promote more sustainable travel patterns in 3 ways:

9.06

First, the PRS and the Retail Assessment submitted in connection with this application conclude
that currently, significant numbers of Hayle residents travel to large foodstores in centres such
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Penzance and Camborne for their weekly food shopping needs. The resulting travel patterns are
unsustainable and lead to unnecessary vehicle emissions. The proposed foodstore will persuade
more Hayle residents to undertake their weekly shopping in Hayle, thereby making travel patterns
more sustainable.
9.07

Secondly, the WYG household survey that provides the evidence base for the Retail Assessment
indicates that there is likely to be significant linked trips made to the foodstore by existing visitors
to the adjoining Shopping Park, who will no longer have to make a separate trip for their main food
or top up shopping needs.

9.08

Thirdly, the store will be served by a new bus service, enabling Hayle residents, including those
who do not have access to a car, to travel to the foodstore by bus. The provision of high quality
footpath linkages, including a new footpath to Angarrack along Marsh Lane and cycle parking close
to the store entrance will also encourage trips to the foodstore by foot and cycle.
Sustainable Building Design

9.09

Energy efficiency is one of the key influencing factors in the design of the building. The store will
achieve a minimum level of performance equivalent to BREAM Rating “Very Good” and will include
the following initiatives:
•

Cantilevered canopy acting as a brise soleil

•

Glazing to maximise use of daylight

•

Natural daylight sun pipes

•

Rainwater harvesting to flush WC’s

•

Sustainable Urban Drainage system

Building Operations
9.10

Cutting edge energy saving technologies will be installed for lighting, heating/cooling and
refrigeration systems. This will include presence detector systems for lighting in staff areas and
the service yard, the use of cool air from the refrigeration aisles to cool areas of the store such as
computer rooms and hot air from the refrigeration packs to heat the store.
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Design
9.11

The development surrounding the site is predominantly commercial and industrial in character.
The buildings are large grain and functional and do not provide any strong architectural reference
points.

9.12

The foodstore has been designed to sit low down in the landscape, whilst at the same time being
visible from the A30. The foodstore will be of a human scale and incorporates large glazed areas
to create interest and activity. The design incorporates cladding for energy and construction
process efficiencies.
Conclusions on Sustainable Development

9.13

The proposed foodstore represents a highly sustainable form of development on the site and it is
concluded that it satisfies relevant sustainable policy tests.
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10.0

TRANSPORTATION
Planning Policy Context

Development Plan
10.01

RSS10, Policy Tran 1 confirms that local authorities, developers and other agencies should work
towards reducing the need to travel by private motor vehicle through the appropriate location of
new development. Major development proposals should be located where they can either be
served by existing public transport facilities or where such facilities can be provided as part of the
development. Policy Tran 7 confirms that local authorities, transport operators and other agencies
should work together to encourage more sustainable travel choices and reduce travel distances in
rural areas.

10.02

Cornwall Structure Plan, Policy 27 confirms that development should contribute to a more effective,
more environmentally friendly and safer transport system.

10.03

Penwith Local Plan, Policy TP-1 confirms that development proposals will be permitted provided
they facilitate alternatives to the private car, are necessary to achieve highway improvements and
provide environmental benefits.

Material Considerations
10.04

PPG13 Transport seeks to ensure that development comprising jobs, shopping, leisure and services
offers a realistic choice of access by public transport, walking, and cycling, recognising that this
may be less achievable in some rural areas. In rural areas, it seeks to locate most development for
housing, jobs, shopping, leisure and services in local service centres which are designated in the
development plan to act as focal points for housing, transport and other services, and encourage
better transport provision in the countryside.
Transportation Considerations

10.05

The application is supported by a full transport Assessment (TA). The TA concludes that the site
will be accessible by a choice of travel modes and the proposals include a package of physical
measures to improve its accessibility by bus, cycle and foot. In addition, Sainsbury’s will work with
the Highways Agency and Cornwall Council to secure improvements to local public transport
services.
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10.06

Therefore, the proposed development:
•

Will be accessible by a choice of travel modes and will reduce reliance on the private car
consistent with national and local planning policy

•

Will be subject to a travel plan further enhancing its sustainable credentials

•

Involves a site layout that is well conceived in terms of its access arrangements, composition
and layout. The proposed car and cycle parking provision comply with standards. It has
been demonstrated that the service yard will be able to accommodate delivery traffic

•

The proposals include the provision of physical works to improve the operation of the
Loggans Moor Roundabout in the form of carriageway realignment and the partial
signalisation of the junction. Works will also be undertaken to improve Marsh Lane including
the access serving the West Cornwall Retail Park and a new footpath along Marsh Lane
linking the foodsotre and Angarrack. The acceptability of the site access arrangements and
off site highway improvements has been demonstrated by junction capacity tests and a
Stage 1 Road Safety Audit

•

The traffic assessment included in the TA is based on worse case traffic flows and
demonstrates that the proposed mitigation works would offset the development impacts.
Furthermore, the WYG household survey which was commissioned to inform the Retail
Assessment demonstrates that there is likely to be a high proportion of linked trips with
West Cornwall Shopping Park (~30%) and published research identifies that circa 30% of
development trips would be drawn from passing traffic. Therefore, the impact of the
development in highway terms would be minimal

•

Taking into account the highway works including improvements to the A30 Loggans Moor
Roundabout, there are no highway safety issues which have a negative bearing on the
acceptability of the proposals.

Conclusions on Transportation
10.07

Overall, on the basis of the above, it is concluded that the proposed development will result in
benefits in terms of reduced trip lengths and increased potential for shopping trips to be
undertaken by non-car travel modes while not resulting in any adverse effects on the local highway
network. Accordingly, the proposed development satisfies the requirements of the development
plan and other material considerations in respect of transportation and highway policy.
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11.0

HYDROLOGY
Planning Policy Context
Development Plan

11.01

Cornwall Structure Plan Policy 3 confirms that development should avoid land at risk of flooding,
following a sequential approach to site selection.

11.02

Penwith Local Plan, Policy GD-4 confirms that development will not be permitted where there is
inadequate provision for the prevention of flooding on the site and elsewhere. Policy CS-4 states
that development will not be permitted if it would have an adverse impact on floodplains or areas
at risk from flooding or where it would impede the flow of water or reduce storage capacity.

Material Considerations
11.03

PPS25 Development and Flood Risk sets out the government’s objectives for reducing flood risk. It
confirms that flood risk is a material consideration that must be taken into account when
considering all applications for planning permission. Paragraph E9 of PPS25 requires that a sitespecific flood risk assessment (FRA) should be submitted with planning applications for all sites
greater than 1 ha in Flood Zone 1 or for sites of any size within Flood Zones 2 or 3.
Hydrology Considerations

11.04

A separate FRA has been submitted in connection with the application. The requirements for a
FRA are provided in PPS25 together with the Environment Agency’s Guidance Notes and also
adopted Local Plan policies GD-4 and CS-4. This policy and associated guidance has been followed
in the preparation of the FRA.

11.05

Detailed consultation has been undertaken with the Environment Agency with regard to
development options and the scope of the hydraulic modelling exercise that was undertaken to
establish accurate flood zones for the application site. As a consequence of this consultation,
various scheme options were sequentially tested in relation to flood risk and this resulted in the
current scheme being put forward that locate the foodstore development outside of the modelled
floodplain.

11.06

Flood levels for the 100 year plus climate change flood event have been derived from hydraulic
modelling using conservative assumptions and the FRA demonstrates that the proposed foodstore
and associated development lies almost entirely within Flood Zone 1 (low risk). The highway
36

Sainsbury’s Supermarkets Ltd and Cranford (Hayle) LLP
Planning Statement

A039340
10/07/10

works to the A30 and Marsh Lane are located partly within Flood Zone 3, but as no increases in
ground levels are proposed, these works are considered to be acceptable in terms of PPS25
requirements.
11.07

A review of the feasibility of a variety of SUDS techniques has been undertaken to identify those
techniques that are feasible at the application site. It has been concluded that the 100 year plus
climate change rainfall event would give rise to an attenuation requirement of 908 m3, which could
be readily stored in geocellular storage units beneath the car parking areas or the new waterbody
to be excavated on the north west of the foodstore site. Furthermore, the SUDS assessment has
demonstrated that there is significant additional capacity available to increase the volume of
attenuation should that be required at the detailed design stage. The geocellular storage would be
discharge to a minor land drain (leading to the off-take channel) at no more than the greenfield
rate for the site.

11.08

A revised PPS25: Sequential Test Assessment is also submitted in connection with the application
and concludes that the application proposal satisfies the Sequential and Exceptions tests in PPS25.
Conclusions on Hydrology

11.09

Therefore, based on the flood risk vulnerability classifications set out in Table D.3 of PPS25 and the
achievement of greenfield runoff rates, the proposed retail development and highway improvement
works are considered appropriate forms of development and should be acceptable in planning
terms. Accordingly, it is considered that the application proposal meets the requirements of the
development plan and other material considerations in terms of hydrology.
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12.0

BIO-DIVERSITY
Planning Policy Context

Development Plan
12.01

RSS10, Policy EN1 confirms that that the protection and, where possible, enhancement of the
landscape and biodiversity should be planned into new development. Cornwall Structure Plan
Policy 2 requires that within sites of county-wide significance for their biodiversity, geodiversity or
historic interest, development proposals will be required to respect those interests.

12.02

Penwith Local Plan proposals map identifies the application site (excluding the highway land) as a
CWS. Policy CC-8 states that development will not be permitted where it would significantly harm
CWS’s. Where development is permitted, mitigation will be sought to minimise any impact. Policy
CC-9 confirms that proposals for development which would cause significant harm to a protected
species or its habitat will not be permitted.

Material Considerations
12.03

PPS9 Biodiversity and Geological Conservation sets out the government’s objectives for the
protection of biodiversity and geological conservation through the planning system. The key aim
of PPS9 is to promote sustainable development by ensuring that biological and geological diversity
are conserved and enhanced as an integral part of social, environmental and economic
development, so that policies and decisions about the development and use of land integrate
biodiversity and geological diversity with other considerations.
Habitat and Species Surveys

12.04

Species and habitats were surveyed in May 2009 and the findings, which are summarised below,
have influenced the scale and form of the scheme.

12.05

Scrubland characterises the foodstore site. Although scrub has some value to wildlife, it is
encroaching most of the other habitats on the foodstore site and requires management. Tall
Ruderal habitats also occur on the foodstore site and will be lost to the development. However,
they are common and widespread in the UK and again would revert to scrub without intervention.
Marshy grassland occurs on the foodstore site although as already noted, there is significant
encroachment of tall ruderal, bramble, bracken and Japanese knotweed and without management,
this habitat would revert to scrub.
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12.06

Many hedgerows exist within the overall site, of which all but one outgrown hedgerow will be
retained. Hedgerows are listed as a Priority Habitat on the UK Biodiversity Action Plan. The
hedgerows are largely species-poor and have not been managed.

12.07

Semi-improved grassland occurs to the east of the foodstore site and will be retained.

12.08

Wet woodland is present between the foodstore site and the dismantled railway embankment.
Wet woodland is a Local Biodiversity Action Plan Priority Habitat and is a scarce and valuable
habitat. The wet woodland will be retained in its entirety by the development.

12.09

The commercial vehicle park is contaminated as a result of its existing and previous uses and
makes a limited contribution to the bio-diversity of the area.

12.10

Open water is found in wet ditches and small pools which occur on the site; however, these are
heavily encroached with scrub and in some cases have become silted up leaving isolated stretches
of water rather than a network of rhynes. Fly-tipping has degraded the waterbodies in the
commercial vehicle park. All of these areas of water will be retained.

12.11

A large expanse of reedbed is present to the north of the dismantled railway line. Reedbeds are a
UK and Local Biodiversity Priority Habitat, although the reedbeds are heavily encroached by scrub
and without future management may be lost. The reedbeds are unaffected by the development.

12.12

Three badger setts occur on the foodstore site and two of these occur within 30m of the proposed
development. These two setts are located on the dismantled railway embankment within the wet
woodland. A ten metre vegetative buffer has been retained between the development footprint
and the badger setts on the railway embankment. This buffer will be a no go area during the
construction phase and no disturbance to the setts is envisaged. The third sett is located to the
north east of the foodstore site and will be unaffected by the development.

12.13

The development will reduce the amount of land available for foraging badgers; however no signs
of badger foraging activity were found within the foodstore site and trails indicate that badgers
tend to forage to the east of the foodstore site. Furthermore, all of the badger commuting
corridors will be retained.

12.14

Good numbers of birds breed and/or forage on the site. The development will result in the loss of
potential nesting and foraging habitat, although the value of this habitat to birds is generally low.

12.15

No bat roosts were recorded on the site and whilst low numbers of bats do use the hedgerows for
commuting and foraging there was no evidence that the bats used the field cores. Although one
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hedgerow will be removed, this is a small proportion of the hedgerows available within the site.
Ecological Mitigation Strategy
12.16

The basis for considering the impact of the foodstore development on the existing CWS is the fact
that in the absence of management, the habitats recorded on the site are likely to disappear and
there is nothing in policy terms to require their management or retention. Furthermore and as a
matter of principle, the site could be drained, cleared of all vegetation and used for agriculture
without the need for planning consent, subject to compliance with statutory requirements trlating
to the protection of protected species eg badgers. The commercial vehicle park is likely to be
contaminated as a result of its previous use as a sewerage treatment plant and its current use for
open storage of commercial vehicles. It is also relevant that the land is currently in private
ownership with no provision for public access.

12.17

A detailed mitigation strategy is submitted in connection with the application and it is envisaged
that this strategy would be subject to a planning condition as well as a S106 agreement. The
strategy has been designed to protect specific habitats and species, in accordance with
development plan policy.

12.18

The key element of the revised strategy is the inclusion of 2.30ha (5.68 acres) of land to the east
of the foodstore site within an improved CWS. As noted above, the acquisition of this land delivers
a net increase in the size of the CWS of 0.56 ha (1.38 acres). This land will be acquired by the
applicant and includes the contaminated commercial vehicle park which will be fully remediated
and planted with species rich grassland. It is proposed to offer to dedicate most of the improved
CWS (being that land in the applicant’s control) to Cornwall Council on the proviso that it will be
opened up to the public for the first time, together with funds for future management. This is
considered to represent a significant level of mitigation in itself.

12.19

It is also proposed to construct grasscrete visitor parking on the remediated commercial vehicle
park linked to a sustainable boardwalk network, a bird hide and bat roost as well as interpretation
boards. It is envisaged that the improved CWS would become a highly prized local asset, attracting
local school children, bird watchers and wildlife enthusiasts alike.

12.20

The wet woodland will be retained in its entirety and protected during the construction and
operational phases. The wet woodland will be extended along the railway embankment by clearing
the scrub and planting the embankment with goat willow saplings of local provenance. A new area
of marshy grassland will be created to the north east of the foodstore. This will result in a net gain
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of wet woodland and marshy grassland habitat.
12.21

The semi-improved grassland will be retained in its entirety and managed to enhance its value to
wildlife in the long-term.

12.22

The three defunct hedgerows will be enhanced by the planting of a range of native woody species,
including fruiting trees, and the Cornish banks will be rebuilt where necessary. All hedgerows will
be subject to ongoing management. Whilst overall there will be a small loss of hedgerows, those
which are retained will be managed to benefit wildlife.

12.23

The wet ditches on the site will be cleared of scrub and re-profiled where necessary. Furthermore,
wherever possible new ditches will be created to link up the existing ones to form a continuous
network through the site. New water bodies will be created throughout the site to provide about
0.8ha of new open water habitat.

12.24

The reedbed will be retained. Management will aim to enhance the reedbeds through scrub
clearance where scrub has encroached. Ongoing management of the reedbeds will be minimal and
restricted to scrub removal where necessary.

12.25

The badger setts will be protected by retaining a vegetative buffer of at least 10m between the
setts and the development. Furthermore, a Natural England licence will be obtained to cover
works within 30m of the setts. A detailed programme of protection will be adhered to during and
after construction.

12.26

To avoid disturbing nesting birds during the construction phase, all vegetation clearance will be
undertaken in between October and February. It is envisaged that the creation of new habitats on
site; species rich hedgerows, ponds, marshy grassland and wet woodland; and the enhancement
of the ditches, reedbeds and semi-improved grassland, will provide new opportunities for birds.

12.27

A range of bat boxes, including hibernation boxes will be installed around the site. These will
provide new roosting opportunities for bats. Furthermore, the landscaping scheme, which includes
planting of species rich hedgerows and the creation of waterbodies, will provide new foraging and
commuting opportunities for bats.
Conclusions on Bio-diversity

12.28

The foodstore will be developed on the least sensitive part of the site in ecology terms and will be
set back from the badger setts and wet woodland. Overall, the application proposal provides an
opportunity for significant bio-diversity benefits to be achieved elsewhere on the site through the
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inclusion of additional publicly accessible land management of important habitats, where there is
currently none.
12.29

Accordingly, the proposed development is concluded to satisfy relevant bio-diversity policy tests in
the development plan and is supported by other material considerations.
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13.0

COMMUNITY CONSULTATION
Planning Policy Context

Development Plan
13.01

The development plan contains no relevant policies relating to community consultation.

Material Considerations
13.02

PPS1 Sustainable Development sets out the government’s objectives for involving local
communities in the planning process. PPS1 states that community involvement is an essential
element in delivering sustainable development and creating sustainable and safe communities. It
states that, in developing the vision for their areas, planning authorities should ensure that
communities are able to contribute to ideas about how that vision can be achieved, have the
opportunity to participate in the process of drawing up the vision, strategy and specific plan
policies, and to be involved in development proposals.
Community Consultation Undertaken and Proposed

13.03

In March 2009 representatives from Sainsbury’s development team and its specialist consultants
met with Hayle Town Council, Hayle Chamber of Commerce and the Hayle Area Partnership Plan
(collectively referred to as ‘key stakeholders’) to discuss plans for the new food store. They also
briefed The Cornishman. The meetings enabled the team to refine the proposals in light of
feedback from community representatives. Sainsbury’s then organised a public exhibition in the
Passmore Edwards Institute between 25th and 27th June to engage directly with local residents.
Key stakeholders and the media were also invited to view the exhibition and question development
team members, including town planners, traffic consultants and architects.

13.04

Residents were invited to complete feedback forms to log their opinions of the scheme. In all,
over 200 feedback forms were completed and revealed 89% support for the plans with 95%
convinced that a Sainsbury’s store would provide the choice and quality in food retail currently
missing in Hayle.

13.05

A shop-to-shop survey of 37 traders operating on Hayle’s main shopping streets found that 76%
were in favour of the proposals with 78% stating that a new food store would offer residents a
convenient alternative to do a weekly shop and reduce the need for people to leave the town.
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13.06

The consultation process has led to a number of revisions to the proposed scheme, including
improvements to the highways and improved access for both vehicles and pedestrians. Members
of the Sainsbury’s development team met with both the Town Council and the Chamber of
Commerce on the 19th October to present the revised plans.

13.07

Sainsbury’s representatives also met a small section of Angarrack residents on 2 November 2009 to
present the most up to date scheme plans and to obtain feedback.

13.08

Further meetings will take place between Sainsbury’s and the stakeholders once the application
has been submitted.
Conclusions on Community Consultation

13.09

Sainsbury’s has undertaken extensive consultation with key stakeholders and the community on its
plans. It has established that there is overwhelming public support for the proposals and this is a
strong indicator that there is a qualitative need for the foodstore in retail policy terms.
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14.0

CONCLUSIONS

14.01

Sainsbury’s is seeking planning permission for a foodstore, access, car parking, a petrol filling
station and servicing on land at Marsh Lane, Hayle. The planning application is supported by a
series of technical assessments.

14.02

This statement concludes that the principle of development on the site is acceptable in the context
of strategic and local planning policy and the pattern of development surrounding the site.

14.03

The Retail Assessment confirms that the application meets key retail policy tests: that it satisfies
the sequential approach to site selection and that it will not have significant adverse impacts on
existing centres.

14.04

The Design & Access and Sustainability statements conclude that foodstore is considered to be
acceptable in design terms and will incorporate cutting-edge technology to maximise energy
efficiency and to minimise the use of water. In design terms, it therefore meets sustainable
development criteria.

14.05

The Transport Assessment confirms that the site will be accessible by non-car modes of transport
and will be acceptable in terms of impact on the highway network. An interim Travel Plan is
submitted in connection with the application that seeks to reduce single occupancy car journeys to
the store by Sainsbury’s colleagues.

14.06

The Flood Risk and PPS25 Sequential Test assessments conclude that the development accords
with PPS25 and relevant development plan policies. The development incorporates Sustainable
Urban Drainage (SUDs) technology and that water run-off rates will be no more than for a
greenfield site.

14.07

The application proposal will result in significant bio-diversity benefits that will outweigh any loss of
habitat to the development. Sensitive habitats and species will be protected. New habitats will be
created and these will be accessible to for the first time as part of a new management regime.

14.08

The proposals have been subject to extensive community consultation. The public exhibition and
traders’ survey demonstrated overwhelming support for the proposals. Sainsbury’s has also
presented the scheme to Angarrack Community representatives, Hayle Town Council and the
Chamber of Commerce and will continue to liaise with these groups, the community and other
stakeholders during the currency of the application.
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14.09

In conclusion therefore, it is considered that the application proposal accords with the provisions of
the development plan and is supported by other material considerations.
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APPENDIX A
Proposed Masterplan
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APPENDIX B
Land to be offered to Cornwall Council
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Photograph 1: The Commercial Setting of the Site

