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1. Introduction 

1.1 Sustainability Statement   

This Sustainability Statement is submitted to Penwith DC in support of the Outline Planning Application for 

development of the Hayle Harbour site. It should be read in conjunction with the Design and Access Statement, 

Hayle Harbour Development Framework and Design Codes, Environmental Statement and other documents 

supporting the Outline Planning Application.  Figure 1 indicates the red line boundary of the application site and 

Figure 2 shows the Illustrative Masterplan. 

In common with many other peripheral locations, Hayle has suffered from a lack of investment. It has also 

suffered from a decline in mining and manufacturing in the region. The town demonstrates a need for 

regeneration – it is in the 10% most deprived areas in Cornwall and three of the Super Output Areas (units for 

which neighbourhood statistical data are available) within the town are within the 25% most deprived wards in 

England.  The inability to redevelop Hayle Harbour under previous proposals reflects that lack of investment. Its 

lack of redevelopment has prevented the effective and sustained economic growth of Hayle for the best part of 

half a century. Given the small number of towns in West Cornwall, this lack of economic growth has also had a 

significant effect on the sustainability and economic growth of the sub-region.  

The South West’s Regional Spatial Strategy and the South West’s Regional Economic Strategy and Business 

Plan recognise the priority to be given to Hayle in achieving regeneration, and Penwith District Council regards 

the regeneration of Hayle as its greatest priority.  The redevelopment of Hayle Harbour is proposed in that 

context. It is the only site that can deliver this scale of regeneration right to the core of Hayle. 

The proposed development is designed to make a major contribution towards the regeneration of the town of 

Hayle, and successful regeneration embodies not only social, economic and environmental improvement but 

the ability to sustain the improvement over the longer term.  Sustainable development and successful 

regeneration are therefore inextricably linked.   

The proposed redevelopment embraces sustainable development principles and addresses sustainability at all 

levels, from waste collection for individual domestic properties to the strengthening of the town’s economy and 

its ability to sustain improved social and economic conditions into the future.   

The built form proposed directly reflects sustainable development principles.  It has been designed to achieve 

sustainability objectives, in particular by: 

 Making it easy, safe and attractive to move to/from/through the site by non-car modes; 

 Mixing uses in a way that both reduces the need to travel and generates economic activity, social 

inclusion and mutual business support; 

 Enhancing the natural and built assets that make Hayle such an appealing destination, not only for 

tourists but for residents, investors, employers and entrepreneurs; and 

 Adopting an urban form that accommodates renewable energy provision and energy efficient design. 
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Figure 1: Hayle Harbour Red Line Plan  
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Figure 2: Hayle Harbour Illustrative Masterplan  
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1.2 Structure of the document 

The Statement outlines the elements of sustainability inherent in the proposed development under five section 

headings: 

 Section A: A Sustainable Vision – this section also constitutes the Regeneration Statement for the 

proposed development. 

 Section B: A Sustainable Community. 

 Section C: A Sustainable Plan. 

 Section D: Sustainable Use of Resources. 

 Section E: Conclusions.      

The Sustainability Statement covers the items set out in the South West Sustainability Checklist, as encouraged 

by Development Policy G of the draft Regional Spatial Strategy (RSS). Planning policy in respect of sustainability 

is addressed in more detail in the Planning Statement and the respective chapters of the Environmental 

Statement. 
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A SUSTAINABLE VISION: THE REGENERATION 

STATEMENT 
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2. Regeneration Statement 

 

2.1 The rationale for development of Hayle Harbour 

The future success of the West Cornwall economy is bound up in the success of its individual settlements. The 

Regional Spatial Strategy (RSS) for the South West 2006-2026 highlights the need to stimulate the economic 

potential of settlements, whilst also seeking to achieve a high quality lifestyle for all members of the community. 

It makes clear that this is not only critical for the future success of those settlements, but also for the success of 

the regional economy in terms of reducing disparities.  

‘The Cornwall Towns Study’ that informed the RSS and which analyses the growth potential of 18 towns in the 

County, identifies the regeneration proposals for Hayle Harbour and the town centre as being crucial to the 

economic future of the town. 

The emerging round of EU Structural Funding will be delivered in Cornwall through the ‘Convergence 

Programme’. Its priorities include the need for high quality business accommodation and an anticipated 50,000 

new houses over the next decade. 

The draft European Regional Development Fund (ERDF) Convergence Programme identified four priority axes 

for activity, including: 

 Innovation and Research and Development – to enable Cornwall to compete more effectively as a 

centre for creativity, innovation and research and development; 

 Enterprise and Innovation – to restructure the economy to one with a higher proportion of higher 

value added business, underpinned by more productive enterprises; 

 Learning and Skills – with no specified objectives but available to develop the infrastructure 

necessary to develop higher level skills; and 

 Economic Infrastructure and Place-based Regeneration – to increase the capacity of towns to 

accommodate business growth in a sustainable way. 

These strategic documents reflect the need to overcome the disadvantages faced by West Cornwall, resulting 

largely from the decline of mining and manufacturing, and its inherent peripherality. 

Cornwall County Council has passed a resolution supporting the principle of Hayle Harbour’s redevelopment, 

and Penwith’s Vision 2025 states that;  

‚the £175 million redevelopment scheme for Hayle Harbour is second only, and indeed complementary, to 
Camborne Pool Redruth in terms of regeneration opportunity in the western part of the County.  It provides 
a strategic opportunity to contribute to housing and employment needs within West Cornwall without 
compromising the high environmental quality of the area.  The proposals utilise previously developed land 
in the town centre, approximately 25% of the housing will be affordable, and educational opportunities will 
be related to developing skills and growth sectors.  Together with the inclusion of the Wave Hub project, 
the scheme allows for the creation of one of the first truly sustainable communities within the region…‛ 

This multi-level support reflects recognition of the considerable benefits that the proposed development will 

deliver. 

The Penwith Core Strategy Preferred Options (Local Development Framework) identifies that 390 dwellings per 

year should be delivered across the District from 2006 to 2026, equating to 7,800 dwellings over 20 years. The 

proposed development is capable of delivering 13% of the new housing required in Penwith between 2006 and 

2026.  The Core Strategy will ultimately contain policies which distribute housing to specific settlements across 

the district, but it is noted that the Penwith Vision 2025 (Community Strategy) and other documents identify 

Hayle as a centre for growth and regeneration with the ability to contribute to achieving strategic priorities.  
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At a more detailed level, the Hayle Area Plan 2005-2025 has been prepared under the Market and Coastal 

Towns Initiative by the local community as a community-led strategic plan for the town and the surrounding 

area.  It is a bottom-up policy process that aims to integrate with wider, more formal strategies and processes.  

The Hayle Area Plan sets out a vision for the town:  

‚By 2025 Hayle will be a distinctive area, celebrating, protecting and promoting its natural and heritage 
assets; a friendly area, embracing new residents, businesses and visitors in the warmth of its welcome and 
traditions; a skilled area, providing skills and quality employment for local people and growth opportunities 
for local businesses, and a sustainable area, making sure that all new initiatives are planned and developed 
for the benefit of the community.  We will have created an effective environment for regeneration through 
branding, which we regard as key to the economic regeneration of Hayle‛. 

The redevelopment of Hayle Harbour is the only means by which the vision can be realised.   

Relating to the development of Harbour, the Hayle Area Plan states its aim ‚to ensure that the development of 
the harbour makes the contribution that it could to Hayle by creating new jobs, attracting more tourists and 
visitors, improving the environment and preserving wildlife; and preserving and promoting our heritage and 
unique water-front landscape‛. Getting the proposal right is clearly the key to success and the applicant and 

consultant team consider that the proposal addresses all the relevant inter-related issues and represents an 

opportunity not to be wasted.   

2.2 Regeneration context 

The proposals for the development of Hayle Harbour have been prepared, over the past few years, through 

close co-operation between ING, the South West Regional Development Agency (SWRDA), Penwith District 

Council, Cornwall County Council, the Government Office for the South West, Hayle Town Council and more 

recently CPR Regeneration, the Urban Regeneration Company at Camborne Pool Redruth.  Throughout, the 

collective acknowledgment has been that the redevelopment of Hayle Harbour is the key to unlocking the 

regeneration of the entire town.  

The Harbour is currently a bleak eyesore. The scale of dereliction is such that it dominates impressions of Hayle 

and has a significant negative impact on the perception of the town as an attractive place to invest. Water is 

recognised as a value generator in the property markets, but no economic value is being generated by the 

water on the Harbour, with the exception of modest fishing-related activity. 

Hayle’s place in international industrial history is recognised by its inclusion in the Cornwall and West Devon 

Mining Landscape World Heritage Site, inscribed in 2006.  The Harbour is a fundamental component of the 

town’s historic environment and yet the Listed Harbour walls are crumbling in to the estuary when they should 

be restored and celebrated. The costs of repairing the Harbour infrastructure and cleaning up the site are 

prohibitively expensive and cannot be justified without commensurate financial gain achieved through 

commercially viable development. 

The current state of the Harbour means that public access to the waterside has to be restricted for safety 

reasons and so local residents do not benefit from this aspect of the environment. There is nothing in the 

Harbour to appeal to the young people of Hayle, or to visitors. 

In its current form, the site represents a very large, sterile area that does very little to contribute to the 

economic, social or environmental well-being of the town. 

The opportunity cost of NOT developing the land is therefore very significant. The Harbour could be making a 

very significant contribution to the economic health of Hayle, to the quality of the built environment and natural 

setting and to the feeling of pride and confidence among local residents and businesses. This explains the 

considerable support for redevelopment of Hayle Harbour. 

Hayle Market and Coastal Towns Initiative (MCTI), with support from Penwith DC and SWRDA,  identified key 

economic issues affecting the town, including: the need for redevelopment of the Harbour; a shortage of good 

quality jobs; and the need for infrastructure to encourage existing companies to expand, new companies to be 

formed and companies to relocate to the area.  In particular there is a need to increase the supply of suitable 

sites and premises, workforce skills and training, support for business and the promotion of the area as a place 

to do business.  The redevelopment of Hayle Harbour is a major contributor to addressing these issues.  
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2.3 The objectives of the Hayle Harbour redevelopment 

The overall objective of the proposed development is, in short, to regenerate not just the Harbour but the whole 

town of Hayle and to stimulate sustained economic activity in the town, in Penwith and in West Cornwall 

generally. 

The redevelopment of Hayle Harbour is therefore intended to serve several different but mutually beneficial 

objectives, as follows: 

 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; 

 to 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; 

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

water’s edge; 

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

the site’s World Heritage Site status; 

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

shopping, leisure and transport, all within the local area; 

 to make Hayle Harbour a desirable and sustainable destination for home owners and businesses; 

 to generate investor confidence in Hayle at all levels, from local businesses and home owners to 

inward investors in higher value added businesses; and 

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

The principles of the proposed development are designed to deliver a more sustainable community: to 

integrate Hayle Harbour with the town as a whole, delivering diverse benefits for local residents such as 

improved access to the waterside and beach, greater footfall to support local businesses, enhanced 

business opportunities and confidence, a celebration of their industrial and cultural heritage, clearance of 

dereliction and a greater choice of jobs and local facilities.  

Truly sustainable communities are achieved by creating strong social, economic and environmental conditions 

and ensuring that they are not only compatible with one another, but support one another. This proposed 

development aims to achieve just that.  The proposals preserve and respond to the water, the natural setting 

and the historic assets of Hayle and use their appeal to promote Hayle as a desirable location in which to 

establish a business or home.  The appeal of the new development will attract more spend to the town, 

benefiting existing service providers and enabling them to respond to the emerging opportunities for investment 

that the new development brings.  The proposals introduce a wider range of leisure and community 

opportunities and facilities and provide much improved access to the water, quayside and beach for residents 

of Foundry and Copperhouse, making the town more appealing still.  

The proposed development seeks to develop the town of Hayle as a self sufficient community with mutually 

supportive businesses and services.  It is intended that Hayle will grow as a sustainable centre for innovation 

and industry with exceptional levels of ICT connectivity and onsite renewable energy infrastructure. Building 

upon natural and cultural assets it is intended that the town’s tourism appeal, together with its importance for 

high quality jobs, will enable it to develop a significant food and drink and retail economy which is sustained by 

year round visitors and the indigenous resident and business communities. All of this will benefit not only Hayle 

but also its wider catchment. 
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2.4 The principles of redeveloping the Hayle Harbour site  

A number of key principles underpin the development proposals across Hayle Harbour as a whole, and these 

are set out below. Reference should be made to the illustrative masterplan at Figure 2. 

Making the best use of previously developed land 

The starting premise for redevelopment of the Harbour is to make efficient and productive use of a major 

brownfield site.  Currently, the Harbour is largely derelict, with poor access to the waterside and crumbling 

infrastructure.  It is an eyesore, discouraging visitors and contributing very little to the economic activity and 

prospects of the town.  The unrealised value of the Harbour is very significant, not only for the town, but for the 

West Cornwall economy.  The basic principle is therefore that the full potential of the brownfield Harbour land 

should be realised, 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 

One of the main objectives of the proposed development is to improve the economic prospects of the town 

and sub-region and, in order to achieve this, the proposals must necessarily create a very desirable location 

capable of attracting businesses to Hayle, must encourage the growth of existing businesses in the area, and 

must provide opportunities and support for the emergence of new enterprise. 

The components of the proposed scheme reflect this economic role for Hayle, providing accessible, high 

quality, flexible and ICT-linked workspace and office space to accommodate a wide range of business needs.  

In particular, this will enable Hayle to build on the momentum generated by the Wave Hub and to 

accommodate footloose businesses. 

Benefiting from the waterside location 

The water of the Harbour itself is central to the regeneration of Hayle, acting as a unifying element of an 

otherwise disparate set of sites comprising the development area. The creation of a new fishing and 

commercial harbour, the provision of a marina and the impounding of Penpol Creek, allowing large historic 

vessels to be accommodated, will provide a vibrant context for a wide and varied range of quayside 

development.  

All quayside development inevitably offers opportunities for waterside development, but sometimes at the 

expense of the development sites set back from the water’s edge.  The principles applied to the proposed 

development at Hayle Harbour aim to overcome this by introducing views of the water from as many properties 

as possible throughout the development, not just on the water’s edge.  Furthermore, the occupants of all 

properties are able to access the waterside with ease as a result of the permeability of the waterside blocks.  

Even the Hilltop developments are connected to the quayside for ease of access.  

Once at the waterside, the space is dominated by a wide promenade that stretches throughout the 

development, from both Foundry and Merchant Curnow’s Quay to the edge of the beach at the western tip of 

North Quay.  This high quality public realm doubles as outdoor space for restaurants, bars and shops, and 

continues to serve as a functional harbour wall, adding to the vibrancy of the place. 

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

Value is extracted from the waterside situation by creating a very desirable location for business, home-making 

and relaxation. Value is also generated through the mixture of uses throughout the proposed development, 

encompassing not only residential, retail and high quality employment space, but a traditional fishing quay and 

harbour uses, adding to the activity, vitality and appeal of the place. 
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The proposed Harbour development adds to the mix across the whole town, expanding the range of facilities 

and services available locally to residents and therefore reducing the need to travel from the town to alternative 

destinations for basic needs, making for a more sustainable place that is less car-dependant.   

Protecting the historic waterside infrastructure 

Hayle Harbour is a World Heritage Site, reflecting its place in industrial history and its unique townscape and 

naturalistic setting.  Much of the waterside infrastructure, including the harbour walls, sluices and bridges, are 

recorded as Listed Buildings, and the Harbour enjoys Conservation Area status.  

The proposed development not only protects the deteriorating historic features, it provides the means by which 

they can be repaired; repairs that would otherwise be far too expensive to contemplate.  One of the 

fundamental principles of the proposed development has always been, therefore, to restore the waterside 

infrastructure.   

Inevitably development will bring change to the World Heritage Site since it would not be viable to reinstate the 

former harbour buildings and activities.  The proposed development responds to the historic setting, not 

through pastiche but through appropriate scale and a respect for the setting of Listed Buildings, historic 

features and the natural setting.  Proposals also improve access to the historic quayside and introduce 

interpretation of historic features. 

Integrating Hayle Harbour with the town and local environment 

It is crucially important to the success of the town that Hayle Harbour redevelopment proposals do not become 

an isolated development that bears little relation to the established town.  Some of the fundamental urban 

design principles of the proposed development are therefore aimed at integrating the new with the old.   

The layout of South Quay, the promenade along its eastern side, the bridges across Penpol Creek and the 

creation of public space adjacent to the railway viaduct are designed to enable and encourage the quay to 

function as one with Foundry Square and Penpol Terrace as a town centre. 

One of the strongest features of the proposals is the interconnecting promenades: the north-south promenade 

along South Quay (from Foundry to North Quay via a new pedestrian bridge), and the northwest-southeast 

promenade along North Quay (from the direction of Copperhouse, via Merchant Curnow’s Quay and on to the 

beach).  These two routes interface at the potential landmark building on the tip of East Quay.  The promenades 

and new bridges improve connections between the Harbour, Foundry, Copperhouse, and the towans and go 

some way to delivering Penwith DC’s aspiration for a Waterside Walkway.    

The scale and massing of the proposed development reflects the existing development pattern and natural 

setting and results in five character areas within the Harbour development. Proposals incorporate larger scale 

buildings at the southern end of South Quay, close to the viaduct and the imposing Foundry buildings, reducing 

in scale further up the quay.  The larger buildings on the North Quay waterfront are overlooked by smaller, 

scattered, individual units on Hilltop, reflecting the distinctive character of the Towans.  The character of the 

Riviere Fields development is different again, integrating with the more structured terraced housing alongside 

Copperhouse Pool. 

 

2.5 The benefits of the redevelopment of the Hayle Harbour site 

The proposed development will stimulate regeneration in a number of ways: 

 it will have a pump priming effect, assisting further regeneration in Hayle and in West Cornwall; 

 it will remove a major obstacle to regeneration.  It will transform a significant negative influence into a 

significant positive influence; 

 the water will once again become a central and integrating theme for the town, not only as a generator 

of business and property value but as a community and tourist resource for leisure activity, amenity 

space and a focus for public interaction;  
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 it will introduce a wide range of new and high quality local jobs with easy access for Hayle residents; 

 it incorporates a business centre that will provide a focus for business and skills development and will 

provide accommodation for Higher Education and Further Education learning, other skills providers 

and business support agencies to work with local businesses;  

 footfall and spend will increase, as a result of the increased population and greater attraction to visitors 

and this will support the viability of not only the new businesses on site but existing and new 

businesses and service providers in the rest of Hayle. Opportunities are maximised through the 

interconnection of the Harbour development with the existing settlement at Foundry and 

Copperhouse; 

 a wider range of housing, including affordable units and tourist accommodation, will be provided, 

improving access to high quality homes and introducing new tourism-related business opportunities; 

 the proposals introduce a wider choice for local people, in terms of jobs, enterprise opportunities, 

housing and community facilities; 

 the scheme will bolster local pride in Hayle, in the Harbour, in the community, supported by socio-

economic improvement, environmental enhancement and the protection and celebration of Hayle’s 

history; 

 Hayle will benefit from a higher profile as a result of the development, attracting inward investor 

interest and boosting confidence among local investors and businesses; 

 The scheme introduces opportunities for healthy living. It provides sizeable areas of public open space 

for the enjoyment of local residents and tourists, improves access to the waters edge and the beach, 

and provides a choice of pedestrian and cycle routes into and through the new development, 

connecting to established routes though Hayle.  

 

No other development site in Hayle is capable of delivering comprehensive and sustainable regeneration of the 

town.   
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SECTION B:  

 

A SUSTAINABLE COMMUNITY 
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3. Sustainable Community 
 

3.1 Creating a more sustainable community in Hayle 

The whole Hayle community will be strengthened and made more able to sustain itself through expansion of the 

town’s population, the creation of better social, economic and environmental conditions and opportunities, and 

through the incorporation of the means to enable these elements to support one another.   

1,039 new homes in the proposed development equates to some 2,297 new residents, representing an 

increase of roughly 30% over the current population of Hayle (7,465: 2001 census data). This will increase the 

patronage of local services and facilities, assisting their viability, and will generate a wider and more diverse pool 

of labour and skills that will support business growth and diversification. 

The proposed development seeks to develop the town of Hayle as a self sufficient community with mutually 

supportive businesses and services.  It is intended that Hayle will grow as a centre for innovation and industry 

with exceptional levels of ICT connectivity and onsite renewable energy infrastructure. Building upon natural and 

cultural assets it is intended that the town’s tourism appeal, together with its importance for high quality jobs, 

will enable it to develop a significant food and drink and retail economy which is sustained by year round visitors 

and the indigenous resident and business communities. All of this will benefit not only Hayle but also its wider 

catchment. 

The proposals respond to the water, natural setting and historic assets of Hayle and use their appeal to 

promote Hayle as a desirable location in which to establish a business or home.  The appeal of the new 

development will attract more spend to the town, benefiting existing service providers and enabling them to 

respond to the emerging opportunities for investment that the new development brings.  

The proposals introduce a wider range of housing, leisure and community facilities and provide much improved 

access to the waterside and beach for residents of Foundry and Copperhouse, making the town more 

appealing still. The new development and existing areas of the town are well connected through the 

introduction of pedestrian and cycle routes and bridges across the water, helping to tie the whole town 

together. 

The enhancement of Foundry as the main town centre for Hayle enables the town to become more structured, 

encouraging Copperhouse to focus its activities in a way that complements rather than competes with Foundry.  

The residents and businesses of Copperhouse will benefit just as much from the proposed development as 

those living and working in Foundry, particularly as a result of the additional spend in the town.   

Many of the new jobs will be filled by existing residents of the town, many of whom currently commute to jobs 

outside the town, particularly since the number of jobs generated is expected to exceed the increase in working 

population.  The business centre and improved business prospects will encourage more innovation and social 

enterprise.  This will result in greater social and business interaction within the Hayle community.  

The processes outlined above will result in a more vibrant, diverse and inclusive community. 

 

3.2 Contributing to the local economy  

The proposed development comprises 12,905sqm of business space and 5,575sqm of industrial floorspace. 

The business space includes provision for a Business Centre and creative industries workspace. The proposed 

development incorporates the scale and type of employment-related space that SWRDA requires for its 

Workspace Strategy for Hayle Harbour, namely: 

 

 Managed workspace, located to encourage participation in local enterprise and business support 

networks; 

 Opportunities for Wave Hub support buildings; 

 B2 buildings, ideal for marine-related businesses and for companies at Wave Hub wishing to locate a 

manufacturing or assembly facility;  

 B1 buildings, clustered to develop a strong business community, particularly for smaller businesses.  It is 

located close to Foundry to reinforce the emerging business community in that area; 

 Fish processing facilities, to add value to the fishing catch. 

 

The integration of shore-side facilities for Wave Hub will enable the proposed development to contribute 

significantly to strategic objectives for the development of renewable energy programmes in the South West 
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and to the establishment of a cluster within a key industrial sector. The Wave Hub proposals have been 

developed by SWRDA with the full co-operation of ING, and have been appraised fully within SWRDA 

procedures. Progress with the concept has included the selection of preferred industrial partners and the 

detailed development proposals for Wave Hub will be developed to meet their needs.  

 

In addition to these main elements of economic development and employment creation, the proposed 

development includes a range of industrial and commercial floorspace which will be available to the open 

market. The industrial floorspace includes provision for a fishing support building and industrial units. Some 

specialist facilities will be provided, in relation to the marina and Fishermen’s Harbour, to support business and 

employment serving those markets. 

Deprivation relating to income and employment will reduce as the development will offer a significant number of 

good quality jobs in sectors such as Business Services, Education & Health, and Miscellaneous Services, 

Distribution (especially retail), Hotels & Catering.  

A significant proportion of new residents is likely to have gross disposable income higher than that of the 

existing Hayle population and it is therefore likely that there will be a considerable increase in spend within the 

local and surrounding areas which will help to sustain businesses and jobs in the area.  

It is predicted that an additional 1,311 jobs will be generated (a net figure after additionality effects are taken 

into consideration).  The fact that there are likely to be more jobs created than there are new residents to fill 

them should enable the local area to become more sustainable by reducing the daily net out-flow of workers to 

other employment centres (particularly Truro).  This will be achieved not only by the number of extra jobs 

created but also by the higher quality of those jobs which should attract many of the people who currently live in 

the town but cannot find suitable jobs there.  In addition, the extra jobs offer the opportunity for learning and 

skills agencies to improve the economic activity rate of local residents by encouraging those of working age into 

employment. 

 

3.3 Contributing to retail diversity  

 

The retail impact assessment for the Hayle Harbour proposals anticipates that the development will successfully 

integrate with the town centre and provide clear positive benefits for the town as a whole. It predicts no 

significant impact on existing businesses in Hayle or other centres in West Cornwall in respect of comparison 

goods. 

 

With regard to the convenience element of the scheme, the assessment forecasts that the highest trade 

diversions will be from the Tesco in Camborne and the Co-op in Hayle but concludes that both stores are 

currently overtrading and so the level of trade diversion forecast will have very little effect on them. 

 

Due to the high identified capacity for new restaurants, cafes and bars, the assessment concludes that the 

proposed food and drink floorspace at Hayle will not have any negative impacts on existing floorspace, either in 

Hayle or other study area centres. 

 

To summarise, the Hayle Harbour proposals have been designed to incorporate business development 

opportunities in a way that benefits not only the new development but the town as a whole.  The layout at the 

southern end of South Quay, is intended to have a mutually supportive role with the newly rejuvenated Foundry 

and the retail areas of Foundry Square and Penpol Terrace, creating a wider town centre with a more diverse 

range of business offer and opportunities. However, the positive economic effect will be experienced by 

Copperhouse too as more people visit and live in the local area.  

 

3.4 Contributing to local skills and training  

 

The Business Centre is intended to provide an important focus for business and skills development as part of 

the regeneration of Hayle, and will provide accommodation for further and higher education, other skills 

providers and business support agencies to work with local businesses. The proposed development will 

introduce many opportunities for new businesses across a range of employment sectors, helping to raise the 

aspirations of younger residents of Hayle. 
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Detailed delivery mechanisms and programmes will need to be prepared to maximise benefits but the proposed 

development certainly makes provision for skills development and training in support of local business. 
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SECTION C:  

 

A SUSTAINABLE PLAN 
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4. Sustainable Plan 

4.1 The importance of good design and place making 

One of the main objectives of the proposed development is to improve the economic prospects of the town 

and the sub-region and, in order to achieve this, the proposals must necessarily create a very desirable 

location.  The proposals for redevelopment of Hayle Harbour will create a great place not only for new 

residents, employees and visitors to Hayle Harbour, but for those currently residing or working in Hayle.  The 

development provides new buildings, spaces and connections that reflect the quality of the built and natural 

setting and work with each another, and with the water and the existing areas of the town, to create a desirable 

destination.   

High quality landscape and building design is capable of transforming people’s perceptions of a place.  The 

proposed development will raise Hayle’s profile and inspire potential investors, both local and external, to 

seriously consider Hayle as a place that is moving forward, a place that has a clear vision about its future and a 

place that is exciting yet carefully planned. 

It is not enough to build impressive new buildings and public spaces at key locations in the Harbour.  Those 

buildings and spaces need to relate to their surroundings.  They need to encourage movement between new 

and existing areas of the town. They need to draw people in to explore the range of uses on offer and 

encourage them to spend their money.  They need to inspire a ‘feel good factor’.  The illustrative layout of the 

proposed development stresses the positive relationships between the development, the existing town and the 

water at Hayle Harbour, enabling Foundry to fulfil its full potential and turning the water into a major asset and a 

setting for thriving businesses and beautiful homes.   

4.2 Integrated planning and design 

Some of the fundamental urban design principles of the proposed development are aimed at integrating the 

new with the old in order to support and sustain businesses currently operating in the town and to provide new 

opportunities for existing residents.  It is crucially important to the sustained success of the town that Hayle 

Harbour does not become an isolated development that bears little relation to the established town.   

The proposed urban form of South Quay, the promenade along its eastern side, the bridges across to Penpol 

Terrace and the creation of public space adjacent to the railway viaduct are all designed to enable and 

encourage the quay to function as one with Foundry Square and Penpol Terrace, as a town centre.  The 

proposal seeks to not only expand the existing town centre but to improve the offer of the existing centre by 

introducing it to the waterside and to a wider range of retail and business uses.  A new business centre and 

space for HE/FE will further support business interaction and greater opportunities for enterprise.   

The scale and massing of the proposed development reflects the existing development pattern, former 

industrial heritage and natural setting and results in four character areas within the Harbour development. 

Proposals incorporate larger scale buildings at the southern end of South Quay, close to the viaduct and the 

imposing Foundry buildings, reducing in scale further up the quay.  The larger buildings on the North Quay 

waterfront are overlooked by smaller, scattered, individual units on Hilltop, reflecting the distinctive character of 

the Towans.  The character of the Riviere Fields development is different again, integrating with the more 

structured terraced housing alongside Copperhouse Pool.  The proposals are physically integrated with existing 

areas of the town and conform to local influences but, simultaneously, raise the bar in terms of design 

standards in order to move Hayle forward, helping it to sustain improvement in its future prospects. 

4.3 Integrating land use and transport  

One of the factors that makes the Hayle Harbour proposal so sustainable is that it is adjacent to the existing 

built areas of the town, including the town centre at Foundry, and comprises an effective extension to the 

town’s core. Occupants of the new development will, therefore, be able to make use of the services currently 

available and within easy reach on foot. Similarly, current residents will easily be able to access the new facilities 

developed on the harbour.  This proximity allows movement between activities and services without the need 
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for private cars.  The proposed layout allows for and encourages this interactivity through incorporation of very 

clear, safe and attractive pedestrian routes and bridges. 

The wider range of accommodation, facilities and services made available within Hayle as a result of the 

proposed development will also mean that there will be reduced need to travel out of the town, to places such 

as Camborne and Truro, to access those.  Furthermore, the number of jobs generated by the development is 

greater than the increase in population, so jobs are likely to be available for current residents, with a 

commensurate reduction in commuting from Hayle. 

The integration of land use and transportation is, therefore, fundamentally sustainable in its approach and 

design.  

 

4.4 Promoting public transport, walking and cycling  

The scheme is designed to provide a choice of alternatives to the private car by providing easy, direct and safe 

access to buses and trains, and by incorporating convenient cycle and pedestrian routes that connect to the 

rest of the town, to the beach and the towans. 

The proximity of the proposed development to Hayle railway station, to good existing bus connections and to 

local park and ride facilities contribute significantly to its sustainable credentials, providing alternative modes of 

travel to the private car for journeys to and from Hayle. The benefits of the scheme in terms of increased 

population, visitors and business activity, will have the positive effect of increasing patronage on public transport 

and improving the viability of services.   

Design for cycle and pedestrian movement is integral to the proposed scheme, not only for movement within 

the development, but equally importantly for connections beyond the site.  Each character area has been 

designed to be permeable, with quick and easy access to amenities, public transport routes and stops. The 

proposals make it possible to move within the Harbour site, to and from the Harbour from the existing areas of 

the town, to the water’s edge from the Hilltop and Riviere Fields sites, and through the site between the town 

and the towans and beaches.   

This permeability, on safe and attractive routes, will encourage pedestrian activity bringing benefits in terms of 

healthy living, active spaces, passing trade for shops and cafes and security.  

 

4.5 Accessibility for all 

Whilst the proposed development is at the Outline Planning stage and detailed design is yet to be carried out, 

the principle of accessibility for all is ingrained in the masterplan. For example, a choice of routes is provided up 

the cliff to Hilltop, including a Disability Discrimination Act (DDA) compliant path, and the stepped quaysides that 

serve as flood defences and promenades will incorporate a variety of means of movement between levels, 

again including DDA compliant means.  

More detail will be provided through reserved matters applications.  

 

4.6 Providing access to services 

The nature of most quayside developments is that they are elongated, making it difficult to achieve compact 

development and effective circulation.  However, compactness has been achieved at Hayle Harbour by a 

variety of means: 

 

 The development on South Quay is designed to work as one with the Foundry and Penpol Terrace, 

creating a compact town centre with all services easily accessible on foot;  

 This is aided by the introduction of a pedestrian and cycle bridge half way along Penpol Creek.  A 

second bridge connects South Quay to East Quay, and a third bridge connects the tip of East Quay to 

North Quay, greatly reducing the travel distance from one point to another, significantly increasing the 

accessibility of the different quays and the services and facilities they support, and introducing circulation 

routes that add interest and create more active frontage;  

 The entire development has been designed as a permeable place, with connections between buildings or 

blocks to maximise the opportunity for, and ease of, movement; 

 Four routes have been introduced between the waterside at North Quay / Copperhouse Pool to the top 

of the hill at Riviere Fields and Hilltop enabling direct access down to the services in the town, such as 

schools and community services and retail and business activity at Foundry and Copperhouse.  This will 
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also enable the occupants of the caravan parks on the towans to gain easier access to Hayle without use 

of the car; and 

 The development forms a strong connection through the site, between Carnsew Road/Foundry and East 

Quay/George V Memorial Walk/Copperhouse Pool, connecting important local pedestrian and cycle 

routes. 

The proposal makes a significant contribution to the delivery of the Hayle Waterside Walkway, an aspiration of 

the local community, Hayle Town Council and Penwith DC. The Walkway is intended to better integrate the 

town’s activities, increasing economic activity, improving social inclusion and contributing to healthy living.  The 

Walkway in its entirety would follow the water’s edge around Copperhouse Pool, alongside Penpol Creek to 

Foundry and Carnsew Pool, and around the harbour to the beach. The facility would perform an important 

recreational function and, with the bird life and industrial heritage associated with the waters edge, would be 

significant enough to constitute a leisure destination in its own right.  

4.7 Public realm 

One of the strongest features of the development proposals is the interconnecting promenades that run north-

south along South Quay (from Foundry to North Quay via a new pedestrian bridge), and northwest-southeast 

North Quay (from the direction of Copperhouse, via Merchant Curnow’s Quay and on to the beach).  These two 

routes interface at the potential landmark building on the tip of East Quay.  The promenades and new bridges 

improve connections between the Harbour, Foundry, Copperhouse and the towans.  The proposal makes a 

very significant contribution towards delivering Penwith DC’s aspiration for a Waterside Walkway – a network of 

connected routes following the water’s edge, bonding the town together and providing both a functional 

movement network and a recreational facility and destination..    

These promenades and the spaces along them serve many different functions: 

 they form a strong visual connection in the town, greatly improving the current level of legibility; 

 they form a crucially important flood defence; 

 they provide areas for sitting - on the promenade steps, on public seats and in the external spaces 

serving cafes and shops; 

 they form the ‘front gardens’ of the offices, shops and houses that run parallel to the water;  

 they serve as the main movement corridors between Hayle’s centres and the beach/towans, the 

fishermen’s quay, sailing club and employment space;  

 the quayside will support water based activity; 

 they can support public events; and 

 they incorporate much of the historic fabric of the Harbour and will provide opportunities for heritage 

interpretation and education.  

As a result of this multi-purpose functionality, those promenades will remain busy and each activity will benefit 

from the pedestrian traffic generated by the other activities, generating the mutual support that is essential to 

sustaining good business. 

The water itself will become increasingly used as public amenity space/open space and effectively forms part of 

the public realm – a place for public activity and community recreation use, particularly the marina, space 

associated with the sailing club and on the impounded Penpol Creek.   

4.8 Designing out crime 

The development also addresses practical issues such as designing out crime.  All open spaces are designed 

to be as active as possible, with buildings fronting directly onto the spaces and the main pedestrian and cycle 

routes running through them, enabling natural surveillance.  Each space is linked to others by very clear routes, 

and alternative routes and bridges are available, this permeability contributing to a feeling of safety. Clearer, 

safer connections are made to the beach from the town. 

Roads have been designed first and foremost as streets for people and not corridors for vehicular movement, 

again with overlooking and active frontage at street level and large areas of shared surfaces where the 

pedestrian will have priority. Road traffic is secondary to pedestrian and cycle traffic and roads have been 
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designed to slow vehicles down, although highway standards have been achieved to allow safe vehicular 

movement where appropriate.   
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SECTION D:  

 

SUSTAINABLE USE OF RESOURCES 
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5. Sustainable use of Resources  

5.1 Local character and heritage: A valuable local resource  

One of the design objectives of the proposed development is to create a real sense of identity and draw upon 

the characteristics of the site, its surroundings and its history as a source of reference, inspiration and value. 

The proposed scheme recognises the importance of the landscape setting and the historic context as valued 

resources and aspires to add another, new layer to an already rich and evocative cultural landscape. 

 

The proposed development embraces the landscape and history of Hayle and considers them to be key assets 

of the town’s future as well as its past.  The importance of their roles in defining Hayle cannot be 

underestimated and they form essential components of the town’s ‘unique selling point’, helping to set it apart 

from other destinations, not simply as a visitor attraction, but as a place to live and set up business.  There are 

few places in the UK that offer such a mix of beauty, tangible cultural heritage, ecology and opportunity and it is 

this combination, strengthened by the proposals on Hayle Harbour, that will help to sustain the town’s future 

prospects.    

 

5.2 Landscape character 

 

In terms of landscape character, Hayle Harbour falls within the St Ives Bay Character Area. In the vicinity of the 

harbour this remarkable and richly diverse character comprises a number of sub areas, each of distinct and 

recognisable character, encompassing: 

 

 the Coastal Towans (dunes) that fringe most of St Ives Bay, characterised by their coastal topography 

and vegetation together with their colonisation by small holiday homes which are scattered across the 

landscape; 

 rural agricultural landscapes of variable quality; 

 the derelict post-industrial landscapes of the harbour and quays; 

 modified coastal landscapes such as the links golf course at Lelant; and 

 the stunning seascape and beaches. 

 

Many of these sub-character areas are in a relatively poor condition due to dereliction and/or poor management 

but, despite their condition, they collectively represent a fascinating evolved landscape with layers of cultural 

heritage, natural environment, visual diversity and overall scenic beauty.  Hayle has strong links with this varied 

landscape surroundings and the proposed development sets out to re-enforce these links by incorporating the 

key landscape features, either physically or through visual connection, by re-connecting the existing areas of 

the town to the surrounding landscape and beach, and by making the water a more prominent and unifying 

feature of the town with better accessibility than it has ever had before. This approach will ensure that one of 

Hayle’s principal assets, it’s very high quality landscape setting, is protected and enhanced so that it can 

continue to work positively for the town, making the place attractive to a range of different users.  

 

Different parts of the Hayle Harbour development area have been designed to reflect the different 

characteristics of the receiving landscape and re-enforce existing local variations in character and local 

distinctiveness.  Accordingly, the development site is divided into a number of broad areas of distinct character 

which vary in terms of location, orientation and/or topography: 

 

 there are three quay areas along the waterfront, two of which (South Quay and North Quay) are now 

largely derelict former industrial areas: South Quay is located between Town Harbour to the west and 

Penpol Creek to the east; East Quay is located between Penpol Creek and Copperhouse; and North 

Quay is located to the north of the estuary. The proposed development on the quays will reactivate this 

derelict space and introduce a new townscape that reflects the harbour’s heritage and the townscapes 

of Hayle and West Cornwall. This will be achieved within the constraints imposed by the landscape 

setting, respecting key views and sight lines, horizons and topography.  It will also respond to the 

opportunities offered by the landscape setting, using glimpsed views of water and countryside to 

encourage movement and harnessing the value generated by the very high quality environment for the 

good of the town; 

 A line of sandstone and mudstone cliffs backs North Quay and marks a distinct change in level between 

North Quay and the raised Clifftop/ Hilltop area at the top of the cliff forming the edge of ‘the towans’, an 
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area of extensive dunes characteristic of sections of the North Cornwall coast. This area of transition 

between hard urban form and informal ‘dunescape’ is reflected in the design approach. At the top of the 

cliff, terraces of houses and apartments will continue the line of the ‘opeways’ from North Quay and 

connect directly down to the waterfront via a series of steps and decked areas, arranged to take 

advantage of the spectacular views, and create a varied and intimate environment. The towans rise 

above the cliff top area and buildings will sit within the dune landscape enjoying the view over the estuary 

and town. 

 The Riviere Fields area above Copperhouse Pool is situated on sloping land overlooking Hayle, and is 

currently agricultural in character. The development of this area will contrast with the Hilltop development 

on the towans, having the more formal urban structure of the adjacent Clifton Terrace and the attractive 

and established residential areas on other slopes around Hayle. The transition between the character of 

the towans and Riviere Fields will be made by a copse of pines within the dune grassland landscape 

defining the junction between the two areas. The new community will be set within a landscape of pines 

which act as shelterbelts as well as providing an attractive landscape structure that is appropriate to the 

local area.  

 

The Design and Access Statement and the Landscape and Visual Impact chapter of the Environmental 

Statement refer in more detail to these issues. 

 

5.3 The historic environment  

 

The whole of Hayle Harbour lies within the ‘Cornwall and West Devon Mining Landscape’ World Heritage Site.  

This status recognises: the excellence of the landscape as a ‘world class cultural and heritage site’; the 

importance of the historic landscape and buildings; and the contribution to technological innovation and 

scientific research.   

 

The MCTI’s vision for Hayle, as expressed by the Hayle Area Plan, and ING’s vision for the town and harbour 

area, are wholly compatible with the WHS designation.  They both advocate celebration of the town’s past as a 

means of defining its future and promoting its distinctiveness. In practical terms, that means protecting the built 

heritage, making use of historic sites and buildings, bringing the heritage and history to the attention of 

residents, local businesses and visitors.  Considerable progress has already been made at Foundry in recent 

years and the proposed development will continue that work of bringing historic sites back into everyday the life 

of Hayle. 

 

The WHS bid was supported by a report on the historic landscape of some of the key settlements within the 

WHS proposal, including Hayle. Many of the present day components of the town are of historical importance 

since there has been no large scale redevelopment to obliterate the old urban structure, buildings and features. 

The Hayle Harbour proposals themselves are designed with care to reinforce the old urban structure by: 

reintroducing a hard urban edge to the harbour; emphasising the linearity that is common to the rest of the 

town; retaining wide expanses of hard open space on the quayside; and echoing the structured form of 

Copperhouse at Riviere Fields and the more sporadic form of Foundry on South Quay.  These are essential 

ingredients of the harbour character and have heavily influenced the proposed design.  

 

More specifically, the proposed development repairs the harbour walls, retains historic features on the quayside 

and will record any disturbed hidden archaeology.  The historic sluicing system, using water from Copperhouse 

and Carnsew Pools to scour the estuary, will be reinstated, retaining the existing sluice structures and fitting 

new mechanisms where necessary.  The Hayle Harbour Historical Report that accompanies the Outline 

Planning Application provides more information on these matters. 

 

The proposed development supports a sustainable future for Hayle because it responds to these features and 

recognises them and promotes them as real assets that set Hayle apart and make it a very distinctive place.  

The development of the Harbour enables those waterside areas of the town, that are essential ingredients of the 

town’s character, to be bought back to life and to perform their role in defining the town far more effectively 

than they can do in their current inaccessible, semi-derelict form.  The Harbour is the one element that binds 

the whole town together and helps to tell the full story of its evolution.  The proposed design not only responds 

to the historic form of the Harbour and the town, but it reinforces history and makes it real. 

 

5.4 Biodiversity  
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In the same way that the historic landscape and townscape make a critically important contribution to the 

character and essence of Hayle, the biodiversity that exists in and around Hayle is similarly essential to the 

definition and appeal of the town. Great effort has been made therefore to conserve and enhance the ecological 

value of the area, wherever possible through the design of the proposed scheme or else through specific 

mitigation measures. The development responds to the natural setting and ecologically important sites and, 

through its layout and mitigations, is able to raise awareness of biodiversity and habitat conservation among the 

new and existing populations.    

 

The anticipated impacts of the development have been thoroughly tested through the Environmental Statement 

work to ensure that the ecological value of the area is conserved and enhanced, maintaining current levels of 

biodiversity and protecting natural habitats.  Within the application boundary, areas of terrestrial, aquatic and 

shoreline habitats will be subject to land-based development and modification by harbour-based works.  In 

addition, areas of retained habitat within the site boundaries, and also in adjacent areas, are likely to experience 

indirect disturbance from construction-phase work and operational activities (e.g. increased visitor use, the 

reinstatement of sluicing).  Some of the terrestrial and aquatic habitats areas directly and indirectly affected by 

development are the subject of statutory and/or non-statutory nature conservation designations, and several 

locations hold populations of protected plant or animal species.   

The key areas that have been subject to assessment studies are: 

 

 Copperhouse Pool; 

 Carnsew Pool; 

 Lelant Water; and  

 the Triangular Spit (all four of which lie within the Hayle Estuary & Carrack Gladden Site of Special 

Scientific Interest (SSSI)); 

 Penpol Creek; 

 the harbour (both within the St Ives Bay Sensitive Marine Area); 

 North Quay; 

 South Quay; and 

 agricultural land north and east of North Quay. 

 

As a result of the integrated approach to land use planning adopted, it has been possible to mitigate impacts 

through the masterplan design. Key mitigations include:  

 

 A rare, protected, liverwort species, petalwort, is known to occur in abundance on the Triangular Spit 

(it also occurs in small scattered populations on South Quay and on the path to the south of Carsew 

Pool).  A public car park proposed for the Spit has been designed to confine permanent parking to the 

east side of the Spit where petalwort is least abundant, with no parking on the west side, and to 

landscape the boundary between the car park and the retained petalwort to maintain shrub cover for 

rabbits, prevent vehicular access and deter pedestrian access.   

 Planting of shrubs such as gorse on the southern bank of the Spit and north shore of Carnsew Pool 

will take place reduce potential for pedestrians to disturb aquatic birds using the pool. 

 In order to mitigate for the negative impacts from loss of dune grassland habitat to parking and 

residential elements at North Quay it is proposed to develop and manage low-grade farmland (at 

Riviere Farm) and degraded areas of dune habitat (at Harvey’s Towans) to enhance their nature 

conservation value; both land areas are within the applicant’s ownership. 

 Siting of new tree/shrub plantings and landscape features such as hedges will be planned to maintain 

bat flight lines with respect to the surrounding landscape. 

 A corridor of semi-natural vegetation will be maintained between retained habitat within development 

at North Quay and external dune grassland areas, to ensure adequate connectivity between retained 

and existing reptile habitat, so maintaining migratory pathways.  

 Loss of existing Cornish hedges on the Riviere Fields site will be minimised as far as possible, and the 

landscape strategy for the development incorporates new, replacement hedge lengths which will be 

planted with native shrub and will be sited to retain and improve corridor habitat in the landscape.  

 Management of local access to Hayle beach from the town will be improved by creation of board 

walks as part of the masterplan design, including one along the North Quay waterfront to create a 

preferred walking route and avoid access-related erosion over the wider towans area. 
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Negative impacts on the aquatic ecology and ornithological interest of the SSSI will be avoided by operation of 

a construction-phase Environmental Management Plan (EMP) which will specify measures to be implemented 

to: 

 

 prevent polluting substances entering the marine environment; 

 monitor water quality throughout key operations (especially dredging / soil-washing) to enable 

ameliorative action to be taken if required; 

 avoid disturbance to migratory and over-wintering waterfowl and wading birds and impacts on aquatic 

invertebrate populations and fish (primarily through appropriate seasonal timing of construction works, 

screening of working areas from bird habitats, and reducing sources of aural disturbance to birds). 

 

Potential negative impacts on protected species and terrestrial habitats of value are proposed to be mitigated 

as follows: 

 

 Bats – data will be collected to verify the presence of roosts in buildings and features (quarry and cliff 

faces, and a disused chimney) affected by development; where bat roosts are present, work will be 

planned to comply with legislation with regard to avoiding impacts on individual bats, their roosts and 

hibernation sites, including the obtaining of European Protected Species licence to carry out 

disturbance of bats, roosts or hibernation sites.   

 Reptiles – where construction works on North Quay are planned in locations that will affect reptiles, 

animals will be displaced into the adjacent habitat and active discouragement of return to the site will 

be achieved by creation of unsuitable habitat or using barriers, as appropriate to the phase.  A 

translocation programme will be implemented for individual reptiles, particularly young adders, if 

numbers detected are found to be above numbers estimated for the site.   

 Petalwort – small colonies of petalwort on the South Quay which are likely to be lost during 

construction works on the quay edges will be removed for translocation to a suitable receptor site (a 

licence for this operation will be sought from Natural England).  Similarly, translocation of colonies from 

the east side of the Triangular Spit to a receptor site will be undertaken, as described in the 

Environmental Statement.  During construction, measures will be taken to ensure there is no 

interference with the hydrology of the grassland areas on the Triangular Spit. 

 Breeding birds - in order to avoid the potential for disturbance to nesting birds, any site clearance 

work will wherever possible be timed before March 1 or after August 31, or measures (e.g. winter 

clearance of scrub vegetation) will be taken to exclude nesting activity in habitats/structures to be 

subject to works before the breeding season commences. 

 

Potential ecological impacts will be the subject of ongoing management and monitoring: 

 

 North Quay reptile habitat – remaining habitat areas on North Quay will be improved for the existing 

reptile population and displaced individuals, to ensure adequate feeding resource and suitable shelter 

for hibernaculum and minimisation of disturbance pressure. 

 Sluicing from Carnsew Pool and Copperhouse Pool (retarding the ebb tide on spring tides by 3 hours) 

– the impacts of sluicing at every high spring tide throughout each year were considered likely to 

cause unacceptable adverse impacts on invertebrates, fish and birds in each pool, and to mitigate 

these effects sluice will only be conducted during the period 15 April to 30 August. This will reduce 

impacts on over-wintering birds and those invertebrates that breed early in the year.  Impacts on 

aquatic biota (invertebrates, algae and fish) and birds will be monitored and the sluicing regime revised 

as necessary in response to any apparent deleterious effects. 

 Maintenance of petalwort colonies on the Triangular Spit – a post-development habitat management 

regime for the Spit will be implemented with the aim of controlling public use (which is currently largely 

unregulated) and so minimising recreational effects such as extensive disturbance of grassland turf 

(e.g. bonfires, fly-tipping, motor-biking), and dog-walking that results in deleterious nutrient enrichment 

of petalwort habitats and disturbance of rabbits.  Monitoring of the petalwort colony and levels of 

public use and disturbance will take place to improve knowledge of suitable growing conditions for 

petalwort and so inform the site management regime. 

 

Several ‘round-table’ meetings with statutory and voluntary nature conservation organisations, including English 

Nature, the Environment Agency, RSPB, Cornwall County Council and the Cornwall Wildlife Trust, have been 
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held as development plans have progressed, in order to present the proposals and elicit consultees’ views on 

development impacts and mitigation requirements.  

 

Discussion will be initiated with consultees regarding ways to enhance the biodiversity of Carnsew Pool, for 

example by the clearance of contaminated slag and other man-made debris from a section of the pool shore 

and replacement with local stone. Consultation with the Towans Partnership Management Group will take place 

to define preferred options for dune habitat restoration / management at Harvey’s Towans and Riviere Farm, 

and wider dune conservation efforts. 

 

5.6 Use of previously developed land and buildings 

In terms of physical resources, the starting premise for redevelopment of the Harbour is to make efficient and 

productive use of a major brownfield site.  Currently, the Harbour is largely derelict, with poor access to the 

waterside and crumbling infrastructure.  It is an eyesore, discouraging visitors and contributing very little to the 

economic activity and prospects of the town. The unrealised value of the Harbour is very significant, not only for 

the town, but for the West Cornwall economy.  The basic principle is therefore that the full potential of the 

brownfield Harbour land should be realised, enabling Penwith to provide a significant number of homes, jobs 

and services with minimal impact on greenfield land. 

The proposed scheme involves high density development on the quayside, of between 70 and 100 dwellings 

per hectare on South and North Quay.  The previously developed land is therefore not only re-used, but is re-

used efficiently.  The intense mixture of uses on the quays contributes further to the efficiency of use.    

There is a need for some low grade agricultural land and dunes in addition to the harbour land in order to make 

a more significant contribution to achieving housing targets and to make the scheme more viable.  

There are very few buildings on this largely derelict site and those that remain are generally in poor condition. 

The option of retaining and adapting remaining buildings has been considered and two buildings will be 

retained, reducing the need for new building: 

 

 the Harbour Master’s Office will continue to provide an office function, although no longer with relation to 

Harbour management since a new facility will be constructed adjacent to the new fishing quay at the 

west of North Quay;  

 a cluster of four buildings represent all that remains of the Octel buildings.  Two of these do not lend 

themselves to re-use, but the other two are to be retained, converted to residential use and extended.  

 

5.7 Dealing with contamination  

The site has been surveyed for contamination and mostly has a layer of ‘made ground’ at the surface which is 

highly variable but is generally granular and includes widespread ash and clinker. The Ground Conditions and 

Contamination chapter of the Environmental Statement  that supports the Hayle Harbour Outline Planning 

Application outlines mitigation measures that address contamination issues, maximise the re-use of materials 

wherever possible and enable the brownfield site to be redeveloped, including:   

 

 removal of hydrocarbon hotspots in the North and South Quay, if required following additional ground 

investigation and detailed risk assessment, and locally tank contents and surrounding impacted 

material where found.  Possible remediation options that might be considered are excavation and 

disposal or physical, chemical or biological remediation technologies;   

 use of a simple cover system to protect end users from contact with contaminated soil in areas of soft 

landscaping given the widespread concentrations of arsenic, copper, zinc and to a lesser degree lead.  

In the areas designated for commercial and industrial use the planned extent of a cover system is 

notably reduced by the prevailing cover of building aprons or external hardstanding.  The area 

requiring the greatest extent of simple cover is the Hilltop and Riviere Fields Residential Zone where 

private gardens are planned; 

 washing of the dredged material from the Cockle Bank to remove the contaminated fines from the 

sands and gravels and re-use of this material as cover; 



28 

 

 lining service trenches with an impermeable membrane and backfilling with clean material to prevent 

contaminants entering the public water supply.  Specific mixes of concrete may also be required for 

building foundations where the underlying ground conditions are identified as being potentially 

corrosive to concrete; 

 incorporation of radon protection measures to mitigate risks associated with radon gas and localised 

elevated concentrations of naphthalene and other ground gases; 

 management of japanese knotweed in accordance with Environment Agency, May 2001. Code of 

Practice for the Management, Destruction and Disposal of Japanese Knotweed; 

 all fuels and chemicals used within the proposed industrial zone will be stored and used in accordance 

with current regulatory and industry guidance; and  

 all re-fuelling of boats within the proposed marina will be undertaken to best current UK standards.  All 

fuels should be stored within bunded tanks and bund capacity will be at least 110% of the total tank 

capacity. 

 

5.8 Water conservation  

 

Water is a vital resource that is being put under increasing pressure by a combination of factors, including the 

growing demands of the global population.  There is an increasing need to manage water use more effectively, 

and it is becoming critical in the UK as climate change affects the distribution of the resource and the demands 

placed upon it.  A number of methods will be implemented to support the long term sustainability of the water 

supply. 

 

The commitment to Code for Sustainable Homes Level 4 requires water use to be limited to 

<105litres/person/day in residences, and to achieve  the desired BREEAM ‘Very Good’ rating through the rest 

of the site, water consumption will have to be reduced from the predicted averages.  

 

The water demand will be reduced through the installation of water efficient fixtures and fittings (aerating taps 

and showerheads and low flush toilets), wherever possible.  There will be consideration of alternative water 

sources such as rainwater or greywater for non-potable uses (e.g. toilet flushing or irrigation).  These methods 

combined with increased awareness of water related issues through leaflets, sub-metering etc, will ensure that 

the water resource is used efficiently and waste is minimised. 

 

5.9 Management of waste  

 

The Hayle Harbour redevelopment has the potential to generate large amounts of construction and operational 

waste, however, in line with modern day thinking and practice the development will implement a Sustainable 

Waste Management System to reduce waste generated, allowing for waste segregation and recovery for both 

domestic and commercial waste. 

To reduce the production of construction waste relating to the development a Site Waste Management Plan will 

be drawn up by the main building contractors on site. This plan will follow guidance as recommended by the 

Department for Business, Enterprise and Regulatory Reform and will include, as a minimum: 

 

 a site waste ‚champion‛ assigned to implement waste management plan; 

 basic training given on implementation of waste plan; 

 clearly marked and managed waste recovery point; 

 the segregation of at least three materials; 

 data collection and monitoring of all waste resulting from the project; 

 where suitable all cut materials to be used on site; and 

 materials will be ordered accurately and stored correctly to prevent wastage via spoiling. 

 

5.10 Climate change  

 

The clearest impact of climate change is rising sea levels.  The majority of the land at Hayle Harbour is in Flood 

Zone 1, with some in Flood Zones 2 and 3, as indicated in the Flood Risk Assessment and Environmental 
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Statement.  This is not, on the face of it therefore, an immediately obvious site for development.  However, in 

the light of the need to regenerate Hayle, and recognition among planning and regeneration authorities that the 

only means to really achieve that is by developing the harbour, the proposal is far more obvious. In this context, 

the sequential approach used has asked the following two questions:  

 Are there other more suitable sites, at lower flood risk, that could be used to regenerate Hayle?; 

and  

 Are there other more suitable sites, at lower flood risk, that could be used for a significant mixed 

use harbour regeneration scheme? 

In both cases the answer is negative. 

The PPS25 Exception Test has been applied and the proposed scheme satisfies each of the three tests, 

demonstrating that: the development provides wider sustainability benefits to the community that outweigh 

flood risk; the development is on developable, previously-developed land; and the development will be safe, 

without increasing flood risk elsewhere, and, where possible, will reduce flood risk overall. 

Within each Flood Zone, the sequential approach has been applied again, so that proposed development is 

directed first to sites at the lowest probability of flooding and the flood vulnerability of the intended use matched 

to the flood risk of the site; for example, higher vulnerability uses located on parts of the site at lowest 

probability of flooding.   

The proposed strategy for delivering flood defence to the scheme is through the raising of ground levels such 

that all new development within Flood Zone 3 is set above the appropriate flood level.  All development 

thresholds are to be raised to at least 6.35m AOD, including doorways, parking thresholds, building voids, 

vents and flood sensitive equipment. Each phase of development will be constructed in such a way that it is 

entirely self contained in terms of flood risk management. Safe access and egress will be provided.  

Additionally, the Penpol Creek impoundment gate will be constructed to enable it to function as a flood defence 

asset for Hayle town centre, particularly properties in Foundry Square.  

Surface water drainage for the new development will be designed to discharge directly to tidal waters, except in 

the case of Riviere Fields where drainage will be either by infiltration (adopting SUDS systems if ground 

conditions permit), or attenuated discharge to tidal waters or Copperhouse Pool. Drainage infrastructure will be 

designed so as not to lead to flooding of buildings for a design event of 1 in 100 years including appropriate 

allowance for climate change. 

5.11 Energy targets  

Opportunities have been identified within the Hayle Harbour redevelopment for renewable energy generation 

and reduction in CO
2

 enabling the proposals to:  

 incorporate renewable energy generation to meet the requirement for a 10% reduction in CO
2

 

emissions using on site energy generation from renewable sources; 

 commit to achieve BREEAM ‘Very Good’ ratings (or equivalent) for the office & commercial areas 

of the development; and 

 commit to achieve Code for Sustainable Homes Level 4 for the residential areas of the 

development. 

The targets of BREEAM ‘Very Good’ and Code for Sustainable Homes Level 4 will allow for a site wide CO
2

 

emissions reduction of 24%.  The following mitigation measures will be incorporated in the proposed 

development to achieve these targets: 

 

 Biomass district heating for North Quay; 

 District heating using biomass boilers or gas-fired CHP for South Quay; and 

 Individual dwellings at Hilltop and Riviere Fields will use technologies deemed suitable by the 

housebuilder. This may include ground source heat pumps, biomass boilers or roof-mounted 

technologies such as solar hot water collectors. 
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The policy requirement to achieve 10% CO
2

 emissions reductions through onsite renewables will be achieved 

through the use of this framework. There will be opportunities for the future to incorporate additional renewable 

technologies can be added as desired to achieve higher CO
2

 savings.  

  

Further reductions will be made through the use of energy efficiency measures: for example, the site layout 

optimises opportunities for solar gain on North Quay and Hilltop, and particularly on Riviere Fields which is less 

restricted in terms of masterplan options.  At the masterplanning stage it is difficult to quantify the effect of 

energy efficiency measures on overall CO
2

 reductions so the emissions savings due to such measures will be in 

addition to the renewable energy framework set forth in this section. 

 

On a national and regional level there is the on shore infrastructure to support the proposed Wave Hub project 

which aims to utilise the swell in the Atlantic Ocean to produce sustainable energy supply.  The Wave Hub has 

significant political and financial support and is an important part of the UK’s drive towards addressing the issue 

of climate change.  Initially the Wave Hub will be used to test technologies but could produce 20MW, or enough 

power for 7,500 homes. 
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SECTION E:  

 

CONCLUSIONS 
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6. Conclusion  
 

6.1 Conclusions 

 

This Sustainability Statement records how the proposed redevelopment of Hayle Harbour will help to make 

Hayle a more sustainable town.  It addresses sustainability in its broadest context, from social inclusion and 

economic development to renewable energy and waste management.   

 

It sets out how the proposed scheme will make Hayle a more rounded town, with a wider range of services and 

greater choice of jobs, houses and shops.  It shows how interest will be stimulated among inward investors and 

how local business activity and confidence will be boosted. It shows how the very significant historic and natural 

settings have been protected and enhanced, injecting a new lease of life, raising awareness among the 

community of their surroundings and past. 

 

The scheme will result in a reduced need to travel outside the town through sound and integrated land use and 

transport planning.  It also demonstrates how pedestrian movement on the harbour and within the town will be 

encouraged by a very strong and permeable network of connections. 

 

The development makes efficient use of previously developed land and deals with contamination and waste in a 

responsible manner.  It takes particular account of flood risk and makes proposals that not only make the new 

development safe, but provide additional protection to existing areas of the town. The Statement sets out clear 

targets for dealing with renewable energy and energy efficiency. 

 

The Statement demonstrates that sustainable development principles lie at the heart of the proposals. The built 

form has been designed around the need to create a strong and sustained future for the town; sustainability is 

not a bolt-on afterthought.  

 

The proposal to redevelop Hayle Harbour provides the opportunity to ‘complete’ the town.  Like a jigsaw that 

has been missing a piece for many years, the clear and whole picture can at last be seen and the town can 

operate to its full potential, in every regard, and it is that which will make Hayle a more sustainable place. 
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