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3 Scheme Description 

3.1 Introduction 

The Hayle Harbour development proposals are in outline at this stage, but a clear development ‘envelope’ has 

been defined for Outline Planning purposes and it is this that is the subject of this environmental impact 

assessment.   

This section describes: 

• the development objectives 

• an overview of the Hayle Harbour development scheme 

• a description of the proposed development ‘envelope’ that is the subject of this Environmental 

Statement  

 

3.2 The development objectives 

The redevelopment of Hayle Harbour serves several different purposes as outlined below, but its overriding 

purpose is to regenerate not just the Harbour, but the whole town of Hayle and to stimulate economic activity 

in the town, in Penwith and in West Cornwall generally.   

The proposed development aims to: 

• stimulate and sustain economic growth in the town and in West Cornwall by providing high quality, 

flexible, ICT-connected business premises in a very desirable setting, and by creating a more positive 

local business climate 

• realise the full potential of the harbour land, replacing dereliction and inaccessibility with opportunities 

for all to benefit from the town’s exceptional beauty and inspirational history 

• release the site’s inherent value, giving people the chance to live, work and socialise on the water’s edge 

• protect, enhance and promote the truly distinctive historical built and natural heritage, reflecting the 

site’s World Heritage Site status 

• introduce wider choice for the residents of Hayle and Penwith – choice of housing, jobs, shopping, 

leisure and transport, all within the local area 

• make Hayle Harbour a desirable and sustainable destination for home owners and businesses 
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• generate investor confidence in Hayle at all levels, from local businesses and home owners to inward 

investors in higher value added businesses 

• develop proposals in a way that makes efficient use of previously developed brownfield land 

 

3.3 Outline of the Hayle Harbour proposals 

The development proposals comprise the following key components: 

Land use Units Gross sq m Gross sq ft 

Residential (C3)(incl 

affordable units) 
1,039 (175)   

Retail (A1-A5)  13,198 142,063 

Office (B1)  12,905 138,910 

Industrial (B2 and B8)  5,575 60,009 

Hotel (C1)  2,430 26,157 

Leisure and non-residential 

institutions (D1 and D2) 
 3,055 32,884 

Table 3—1 Development proposals 

3.3.1 Proposed new buildings 

The specific components of the scheme are indicated in Figure 3.1 and would include:  

• 1,039 new dwellings, of which 175 will be affordable units 

• A new Fishermen’s Harbour, incorporating a new Harbour Master’s Office and a fishing support building 

• 7,755 sqm of employment space on North Quay, adjacent to both the Wave Hub buildings and the 

proposed Fishermen’s Harbour, providing premises for potential fishing-related processes and marine-

related and energy-related activities 

• 5,150 sqm business space adjoining the Harvey’s Foundry, including a multi-purpose building 

containing a Business Centre for start-ups & small businesses and a FE/HE College facility 

• Space for primary health care facilities 

• A total of 13,198 sqm of food, drink and retail space 
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• A 60 bed hotel and tourist accommodation 

• A fitness gym 

• An information centre; 

• A leisure building to support sailing and other water-based activities 

• Opportunities for landmark buildings on the northern tip of East Quay and South Quay 

3.3.2 Proposed new infrastructure  

The specific infrastructure components of the scheme would include the following, as indicated in Figure 3.2: 

• Refurbishment and reinstatement of the Listed harbour walls 

• Excavation and reinstatement of part of the historic dockyard which served Harvey’s Foundry 

• Reinstatement of the historic sluicing system 

• Creation of a new fishing and commercial harbour located at the seaward end of North Quay to serve 

both the fishing fleet operating from Hayle and vessels supporting the Wave Hub Project 

• Provision of a marina and supporting facilities within a deepened and dredged area of the mid section of 

the harbour 

• Impoundment of Penpol Creek as part of the marina by the provision of a half-tide barrier and locking 

system to allow deeper draught vessels to operate from Hayle 

• Construction of a new road bridge to access North Quay from Commercial Road 

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

• Construction of a new road along North Quay, up to Hilltop, through Riviere Fields to connect with 

Churchtown Road and Phillack 

• Creation of high quality public open space alongside the harbour throughout South and North Quays, 

incorporating a waterside walkway connecting both Foundry and Merchant Curnow’s Quay to the beach 

• Provision of the new cycle connection between Carnsew Road and Copperhouse Pool 

• Incorporation of two new pedestrian/cycle bridges over Penpol Creek 

• Incorporation of a new pedestrian/cycle bridge between East Quay and North Quay  

• Creation of new pedestrian routes between North Quay and Hilltop 

• Provision of parking to serve the new development
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3.3.3 Key development principles and scheme envelope 

The development principles underlying the scheme include: 

• Making the best use of previously developed land – to realise the full potential of the brownfield harbour, 

enabling Penwith to provide a significant number of homes, jobs and services with minimal impact on 

greenfield land 

• Creating an environment that will stimulate and sustain economic growth – to create a very desirable 

location capable of attracting businesses to Hayle, encouraging the growth of existing businesses, and 

providing opportunities and support for the emergence of new enterprise 

• Benefiting from the waterside location – recognising that the water is central to the regeneration of 

Hayle, generating value and acting as a unifying element of an otherwise disparate set of sites 

• Providing a sustainable mix of land uses to generate a residential, employment and visitor destination – 

to add to the mix across the whole town, expanding the range of facilities and services locally available 

to residents and therefore both adding to the appeal and creating a more sustainable place that is less 

car-dependent 

• Protecting the historic waterside infrastructure – responding to the historic setting through appropriate 

layout and scale of buildings and open space.  Proposals respond to the setting of Listed Buildings, 

historic features and the natural setting, improve access to the historic quayside and introduce 

interpretation of historic features 

• Integrating the development area with the town and local environment – the built form is intended to 

integrate the new development with the existing built areas of the town.  One of the key features of the 

proposal is the interconnecting promenade that connects the town, the harbour, the hilltop area, the 

towans and the beach.  The scale and massing of the proposed development reflects the existing 

development pattern and natural setting and is represented by five character areas within the proposed 

development 

 

3.4 Proposals in more detail 

The proposed scheme would comprise five character areas: South Quay, East Quay, North Quay, Hilltop and 

Riviere Fields, as shown in Figure 3.3.
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The proposed character areas, land uses, block layouts, building heights, movement connections, access 

arrangements and car parking, and a schedule of accommodation, are illustrated in Figures 3.4 to 3.6.  These, 

together with the scheme description above, represent the proposed development envelope that has been 

subject to the environmental impact assessment.  No development area is shown for East Quay in Table 3-2 

because no building is currently proposed in this location; instead a parcel of land would be made available for 

development of a possible landmark building.  

Land use South Quay North Quay Hilltop Riviere Fields 

Residential units  260 381 98 300 

Retail (A1-A5) (sqm) 10,585 2,613 0 0 

Office (B1) (sqm) 5,150 7,755 0 0 

Industrial (B2 and B8) (sqm) 0 5,575 0 0 

Hotel (C1) (sqm) 0 2,430 0 0 

Leisure and non-residential institutions 

(D1 and D2) (sqm) 
2,000 1,055 0 0 

Table 3—2 Key built components by character area: 

3.4.1 South Quay 

See Figure 3.4 

South Quay is a waterfront area with creeks on both sides and the historic Foundry at its southern end.  It is 

proposed that the new development would constitute a part of the town centre of Hayle and would include a 

mixture of uses including living space, retail units, food and drink, business workspace and community 

facilities. 

Under the proposed development, South Quay would incorporate a variety of public spaces, streets and public 

realm connections with the town centre and the rest of Hayle Harbour.  A new pedestrian bridge would 

facilitate both direct connection across Penpol Creek and a circular route along South Quay, Foundry and 

Penpol Terrace. The proposed block layout would connect through the viaduct arches to the spaces of the 

Foundry.  

The development would form an edge to Penpol Creek with a variety of retail uses and some food and drink 

along the stepped waterfront promenade.  Along the western edge of South Quay, overlooking Carnsew Pool, 
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there would be a greater proportion of business and commercial uses, associated with the Foundry business 

community.  

It is proposed that residential uses above ground floor would have balconies and, in some places, roof gardens 

above the retail use.  Proposals include for a potential landmark building on the end of South Quay, a 

prominent position within the harbour development. 

A new pedestrian bridge would connect over Penpol Creek to East Quay to another potential landmark 

building.  A further bridge would connect East Quay to North Quay. Pedestrian and cycle connections would 

be provided along the length of the South Quay and on to Copperhouse Pool via the new bridges, forming a 

connection between Carnsew Road and the King George V Memorial Walk. 

South Quay would be accessed at its southern end via a new road connected to Carnsew Road. Car parking 

would be a mixture of surface parking, basement parking for residents and some parking, in the last phase of 

development, on the eastern area of the Triangular Spit and the connecting causeway. 

3.4.2 East Quay 

See Figure 3.4 

East Quay is strategically located between Copperhouse and Foundry. It sits between South Quay and North 

Quay and two new pedestrian/cycle bridges would connect it to the new waterfront promenades, making it a 

crucial component of the link between town and beach.  The proposed development includes public realm to 

match the quality of that on the other two quays.  

The prominent location of East Quay offers 360° views of the harbour, estuary, the surrounding countryside 

and the town.  It is proposed as a location for a potential landmark building.  

3.4.3 North Quay 

See Figure 3.5 

As on South Quay, the proposed promenade along North Quay would make up the change in levels between 

the new flood-protected development and the old harbour walls and would provide public open space.  New 

pedestrian and cycle linkages would connect North Quay to both Copperhouse, and to South and East Quays.  

A new walkway is proposed from the western end of North Quay to the beach.  

A new hotel is proposed as a focal building at the eastern entrance to North Quay, a location that references 

the site of the previous Britannia Hotel. It is intended to retain the adjacent listed former stable block, although 

it is in very poor condition. However, the environmental assessment assesses impact and mitigation in the 

event of its demolition in case future detailed design work demonstrates that it is unfeasible to retain it after all.  
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The eastern end of North Quay is notable for a concentration of other historic features, including the Octel 

buildings, Harbour Master’s Office, Listed railway bridges and other structures.  The proposed development 

would introduce interpretation of historic features throughout the Harbour. 

Proposals for North Quay incorporate more food and drink outlets than non-food retail; non-food retail is 

expected to be predominantly related to water-based activities. Food and drink outlets would line the 

promenade with south facing areas for outdoor eating and drinking.  

The Fishermen’s Quay and Harbour would be located towards the western end of North Quay.  This is also the 

proposed location for uses associated with the Wave Hub project and for businesses serving the marine / 

energy sector.  

The adjacent Energy Centre for North Quay would provide energy for the development through a district 

network.  South Quay would similarly be served by a district network.  

Proposals incorporate a variety of building types with apartment blocks, houses with duplex and flats above, 

and town houses with south/ south-east facing gardens, arranged with views of the waterfront either from 

within the dwelling or from external spaces including balconies, decks and gardens.  

The vehicular access along North Quay is proposed as a street, accommodating traffic movement and HGVs 

but also serving as a pedestrian connection. The variety of connections and ‘opeways’ proposed are intended 

to provide access to the water and to the Hilltop area.  

3.4.4 Hilltop 

See Figure 3.5 

It is proposed that residential development take place on the Hilltop, a raised area of towans above the cliff 

with views across the harbour, estuary, the Hayle townscape and surrounding landscape. 

At the top of the cliff, it is proposed that terraces of houses and apartments continue the line of the housing on 

North Quay.  The western housing would be connected to the waterside via a stepped ‘opeway’ and a ramped 

path would provide alternative, DDA compliant access between Hilltop and North Quay.  The proposals allow 

for a small cafe on the Hilltop, as a destination and viewing area. 

Vehicular access to Hilltop would be via a new road that loops around the western end of North Quay, and by 

a connection through to Phillack. 

3.4.5 Riviere Fields 

See Figure 3.6 

Riviere Fields is proposed as a new community on the hillside overlooking Copperhouse Pool. It contrasts with 

the development on the towans and has a more village character.  
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The proposed residential development is arranged around a central green within a landscape of pines, 

arranged in a series of terraces with south facing gardens. Community gardens are proposed in the south east 

corner of the site.  

Pedestrian and cyclist linkages to Phillack and Copperhouse are proposed but linkages into the towans are 

limited to minimise any ecological impacts. The transition between the towans and Riviere Fields is made by 

the meeting of dune grassland and a copse of pines which act as a shelterbelt as well as a landscape structure 

defining the junction between the two areas 

3.4.6  Water-based development 

See Figure 3.2 

The development scheme proposes a new fishermen’s harbour with a fixed, cross-flow harbour arm and 

floating pontoons to accommodate the needs of fishermen displaced by other water-based development in the 

harbour. The quay alongside would accommodate purpose-built ancillary buildings and facilities to support the 

fishing industry.  The boat building and shellfish processing activities currently on East Quay would be 

relocated to this new quay to create a new consolidated fishing hub.  

The new fishermen’s harbour would also support the Wave Hub project, serving the larger vessels that will be 

used to service the off shore infrastructure.  A new sailing club will be constructed adjacent to the fishermen’s 

quay, with a clubhouse, slipway and boat storage provided.  

It is proposed to create a new marina basin by the removal of the Cockle Bank, the area beneath and around it 

being deepened so that vessels can float at all states of the tide. 

Penpol Creek would be impounded by the construction of a half tide, bottom-hinged lifting gate at its entrance. 

Under normal operation the gate would lift when the tide falls to mid-tide level to retain a permanent depth of 

water within the creek to keep certain vessels afloat during low tide. However, it would also be possible to 

raise the gate to a higher retained water level to enable the temporary mooring of a larger vessel, such as an 

historic ship, at South Quay. In conjunction with other civil engineering works, it would also provide a means of 

increasing the tidal flood defence protection to existing development at Foundry Square. 

It is proposed that the scheme replace the sluices that were historically located at the entrance to 

Copperhouse Pool, Carnsew Tunnels and Carnsew ‘Second Sluice’ with modern equivalents. The sluice gates 

have traditionally operated to aid the management of sediment in the harbour by holding the water back in the 

Copperhouse and Carnsew Pools, and then releasing it to scour away unwanted sediment to prevent the 

harbour and estuary mouth from clogging up. Their reinstatement would allow the same function to be 

performed.   

These water-based infrastructure works are intended to help to unify Hayle, raising the importance of the water 

as an integral component of the town and a focus of interest and activity.     



road bridge to north quay

pedestrian/cycle bridge between East and 

North Quay

pedestrian/cycle bridge between South Quay 

and East Quay

pedestrian/cycle bridge between South Quay 

and Penpol Terrace

viaduct

marina

causeway

road access to South Quay

Triangular Spit

East Quay

South Quay

Carnsew Pool

Penpol C
reek

Copperhouse Pool
1

1

2

2

6

3

3

4

5

6

7

8

7

4

5

Carnsew Road

Foundry

P
enp

ol Terrace

8

Hayle Harbour 

South Quay and East Quay

Figure 3.4

scale 1:2500
print at A3 

date November 2007





road bridge to north quay

existing listed railway bridge

pedestrian/cycle bridge between South Quay 

and East Quay

marina

fishermans harbour

cliff

access road to north quay, Hilltop and Riviere 

Fields

harbour masters office

boardwalk from North Quay to the beach

Octel buildings

1

2

3

4

5

6

7

8

9

10

4

5 10

3

1

2

7

7

8

6

6

East Quay

North
Quay

9

Riviere Towans

Clifto
n Terrace

Hilltop

Hayle Harbour 

North Quay and Hilltop

Figure 3.5

scale 1:2500
print at A3 

date  November 2007





road bridge to north quay

central green

community gardens

Riviere Farm

pine shelterbelt/transitional area

King George V Memorial Walk

1

2

2

3

3

4

4

5

5

6

Clifto
n Terrace

Commercial R
oad

Churchtown Road

1

Riviere Towans

East Quay

6

Hayle Harbour 

Riviere Fields

Figure 3.6

scale 1:2500
print at A3 

date November 2007

ING RED UK (Hayle Harbour) Limited





 

Hayle Harbour  Revision 01 
Environmental Statement  November 2007 
Copyright © Buro Happold Limited  Section 3-23 

Buro Happold 

3.4.7 Phasing of development 

ING intends to implement the proposed development through phased construction over 9 years to 2018.  




