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1. INTRODUCTION

This summary document is submitted with the Outline 

Planning Application (OPA) for the redevelopment of Hayle 

Harbour, on behalf of ING RED UK (Hayle Harbour) Ltd, the 

owners of the development site.  

The proposed regeneration scheme is complex and a com-

prehensive suite of planning documents has been prepared 

and submitted to Penwith District Council (PDC) to support 

the application. This summary document sets out the full 

complement of documents and explains their purpose, 

serving as a Statement of Clarification as required by PDC.

The proposal is submitted as an Outline Planning Applica-

tion with fixed access proposals; all other elements are 

reserved.  However, the potential for development has 

been fully explored to allow a full and robust assessment of 

the scheme and this is incorporated into the Development 

Framework and Design Codes. 

2. THE SITE & 
    SURROUNDINGS

The site is located within the town of Hayle on the north 

coast of Cornwall within a sheltered estuary approximately 

5.5 miles south-east of St Ives, 8 miles north-east of Pen-

zance and 6 miles south-west of Camborne.  The site area 

measures some 51 hectares.  Its location and the applica-

tion red line boundary are indicated in Figures 1 to 3.

The site constitutes the main harbour area of the town 

(including South Quay, North Quay and the northern tip of 

East Quay) and areas of dunes and agricultural land to the 

north of the harbour, referred to as Hilltop and Riviere Fields 

respectively.  There are two Sites of Special Scientific Inter-

est (SSSIs) covering areas within and adjacent to the Hayle 

Harbour planning application boundary.  

The harbour forms an important part of the Cornwall and 

West Devon Mining Landscape World Heritage Site and 

a Conservation Area and there is a duty to protect the 

historic townscape and many of the historic features that 

make up the harbour, including the harbour walls and rail-

way bridges. This proposal seeks to build on and protect 

the historic character of the harbour, including significant 

investment in historic structures, on the basis that active 

reuse of the site is more beneficial than preservation of 

the site in its current largely vacant and derelict state. Five 

Listed Building Applications are submitted with the Outline 

Planning Application. 

The development constitutes an extension of the existing 

core of the town, expanding the Foundry town centre area 

and delivering diversity and choice in employment provi-

sion, housing, leisure, shopping and community facilities 

for the town.  It serves to make Hayle a more complete 

and sustainable place and brings the water back into use 

in line with the Hayle Area Plan vision.  The town is well 

served by public transport and the proposed development 

will improve internal town connections and linkage to the 

surrounding countryside and coast.     

fig.3 regional location plan
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3. BRIEF SCHEME 
    DESCRIPTION

This application is for a mixed use development compris-

ing up to: 1,039 residential dwellings, 12,905 sqm office 

floor space, 5,575 sqm industrial floor space, 13,198 sqm 

retail floor space, 2,430 sqm hotel and 3,055 sqm leisure 

and non-residential institutional floor space, with associ-

ated land and water based infrastructure.

The new buildings proposed within the scheme in-

clude the following, as illustrated in Figure 4: 

1,039 new dwellings of mixed type, and size, 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; �

A 60 bed hotel and tourist accommodation; �

A fitness gym; �

An information centre; �

A leisure building to support sailing and other water- �

based activities; and

Opportunities for landmark buildings on the northern  �

tip of East Quay and South Quay. 

The specific land and water based infrastructure 

components of the scheme include the following, as 

illustrated in Figure 5:

Refurbishment of existing Listed structures, including  �

all 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 at the mid section of the 

harbour;

Impoundment of Penpol Creek by the provision of a  �

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 bridges over  �

Penpol Creek;

Incorporation of a new pedestrian bridge between  �

East Quay and North Quay; 

Creation of new pedestrian routes between North  �

Quay and Hilltop; and

Provision of parking to serve the new development. �

This is translated into proposals for each of the individual 

character areas; South Quay, East Quay, North Quay, Hill-

top and Riviere Fields.  A more detailed description can be 

found in Chapter 3 of the Environmental Statement.
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4. SUMMARY OF THE 
    BENEFITS OF THE
    SCHEME

The Planning Statement sets out the objectives for redevel-

opment of Hayle Harbour and both it and the Sustainability 

Statement indicate the range of benefits that will result from 

the development.  The strategic benefits of the harbour 

redevelopment can be summarised as follows:

it will 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;

it will realise the full potential of the harbour land, re- �

placing dereliction and inaccessibility with opportunities 

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

inspirational history;

it will release the site’s inherent value, giving people the  �

chance to live, work and socialise on the water’s edge;

it will protect, enhance and promote the truly distinctive  �

historical built and natural heritage, reflecting the site’s 

World Heritage Site status;

it will introduce wider choice for the residents of Hayle  �

and Penwith – choice of housing, jobs, shopping, 

leisure and transport, all within the local area;

it will make Hayle Harbour a more desirable and sus- �

tainable destination for home owners and businesses;

it will help to generate investor confidence in Hayle at  �

all levels, from local businesses and home owners to 

inward investors in higher value added businesses; and

it will make efficient use of previously developed brown- �

field land.
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5. GUIDE TO THE 
    APPLICATION 
    DOCUMENTS

The Outline Planning Application submission is accompa-

nied by the following documentation:

Red Line Boundary plan, Illustrative Masterplans and  �

access detail drawings;

Development Framework and Design Codes; �

Design and Access Statement; �

Planning Statement; �

Sustainability Statement, incorporating a Regeneration  �

Statement;

Environmental Statement & Appendices (including  �

Technical Reports and a Non Technical Summary;

Flood Risk Assessment (appended to the ES); �

Contaminated Land Assessment (appended to the  �

ES);

Historical Report and PPG15 Justification for Change; �

Retail Impact Assessment;  �

Transport Assessment; �

Statement of Community Involvement; and �

Listed Building Applications. �

Development Framework and Design Codes

Underpinning the scheme is a robust development frame-

work which is set out in the Hayle Harbour Development 

Framework. This document sets out both the vision and 

urban design principles underpinning the Illustrative Mas-

terplan.  It seeks to achieve best practice design objectives 

whilst simultaneously delivering an aspirational yet viable 

scheme that strengthens Hayle’s community and environ-

ment. The Development Framework is applied through the 

‘Hayle Harbour Design Codes’.

Design and Access Statement

The Design and Access Statement sets out the process of 

assessment, evaluation and design followed by the design 

team in preparing the Hayle Harbour proposals.  It demon-

strates how the regeneration opportunity has been realised 

by the Illustrative Masterplan that is the subject of the 

Outline Planning Application and shows how the site can 

be developed to help to build a new future for the whole of 

Hayle.

Planning Statement

The Planning Statement summarises national, regional 

and local planning policies, in particular those relating to 

sustainable mixed use development, urban regeneration, 

nature conservation, protection of historic environments 

and sustainable transportation.  It also provides a compre-

hensive assessment and explanation of how the scheme 

conforms to both planning guidance and detailed local 

policy requirements.

Sustainability Statement

The Sustainability Statement demonstrates how sustain-

ability considerations have influenced the development 

of the vision for Hayle Harbour, the form of the Illustrative 

Masterplan, the method of construction and proposed 

operational procedures. In particular, the statement seeks 

to demonstrate the conformity of the proposed develop-

ment with current and emerging sustainable development 

good practice.

The Sustainability Statement incorporates a Regeneration 

Statement outlining the key benefits from the proposed 

development for the regeneration of the development site 

and the town of Hayle, and the broader contribution made 

to the realisation of the full potential of the West Cornwall 

sub-region.  

Environmental Statement & Non Technical Summary

The Environmental Statement is a systematic assessment 

of the likely effects of the proposed development on the 

environment. It has been prepared in accordance with the 

Town & Country Planning (Environmental Impact Assess-

ment) England & Wales Regulations 1999 (SI 1999 No. 293 

– The EIA Regulations). It considers the predicted effects 

of the scheme on a range of environmental matters so that 

these effects and the scope for mitigation can be clearly 

understood.

The matters considered in the Environmental Statement 

are:

Planning policy �

Noise & vibration �

Landscape & visual �

Transport �

Waste  �

Cultural heritage and archaeology �

Air quality �

Ecology �
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Water resources and flood risk �

Ground conditions and contamination �

Socio-economics and community �

Energy �

Construction �

Cumulative impacts �

Mitigation & monitoring �

Residual impacts �

A Non-Technical Summary of the Environmental State-

ment is submitted with the Outline Planning Application.

Historical Report - “ Hayle Harbour Buildings, Struc-

tures and Archaeological Remains: An Inventory”

This document describes the nature of the Cornwall and 

West Devon Mining Landscape World Heritage Site and 

Conservation Area insofar as they relate to Hayle and the 

harbour.  It indicates how the proposed development re-

lates to that special interest and illustrates how the historic 

character will be enhanced by the restoration of much of 

the historic fabric and the layout of development.

The document records all buildings, structures and fea-

tures currently on the harbourside; their use, condition, 

historical significance and proposed change, including 

demolition, as a result of the development. By agreement 

with PDC, this document constitutes a demolition report 

for the harbour. 

PPG15 Statement and Justification for Change

The document forms part of the parallel applications for 

Listed Buildings Consent.

Retail Impact Study

The study analyses the policy conformity of the retail and 

food & drink elements of the proposed scheme. It sum-

marises existing retail provision in the study area’s main 

town centres and sets out current shopping patterns. It 

also provides a ‘health check’ of the centres in accord-

ance with the key indicators identified in Planning Policy 

Statement 6.

The report also assesses the quantitative need for the 

proposed development, considers the proposal’s location 

and scale, and assesses the impact of the proposal on 

existing centres.

The Study corresponds with the retail assessment under-

taken by GVA Grimley on behalf of PDC, both sharing base 

data and both completed during the Summer 2007. Since 

then there has been a minor adjustment in the number of 

new dwellings proposed on the site, from 999 to 1,039: 

the Study has not been altered to reflect this change since 

the difference in number would have only a very marginal 

effect on forecast impacts.  

Transport Assessment

The Transport Assessment investigates the sustainability, 

trip generation and choice of modes of travel; pedestrian, 

cycling and public transport accessibility; vehicle access 

and highway impact; and parking provision.

Statement of Community Involvement

This report summarises the public consultation that has 

taken place in relation to the proposed development over 

recent years, including information on stakeholder con-

sultation carried out to date and feedback from public 

exhibitions.  

Related submissions

A parallel application is being submitted to Penwith Dis-

trict Council for Listed Buildings and Conservation Area 

Consent associated with the development proposals.  An 

application is also being made to the Secretary of State for 

Transport for a Harbour Revision Order.
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