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Introduction

The Environmental Statement (ES) has been prepared 

in conjunction with the proposals to redevelop and 

regenerate Hayle Harbour, Cornwall hereafter referred 

to as ‘the development proposal’.

The application for outline planning consent has been 

submitted on behalf of the land owners ING RED UK 

(Hayle Harbour) Limited, hereafter referred to as ‘ING 

Ltd’.

The Environmental Impact Assessment (EIA) has 

involved the following key stages: 

Determining the scope of the assessment • 

(‘scoping’)

Baseline data collection• 

Impact assessment and consideration of • 

alternatives

Development of mitigation measures, as • 

appropriate

Assessment of any residual impacts, which would • 

remain after mitigation

Consultation (undertaken throughout EIA process)• 
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Site description Scheme description

ING Ltd has been working closely for several years 

with the South West Regional Development Agency 

(SWRDA) and Penwith District Council to bring about 

the redevelopment of Hayle Harbour.  The overriding 

objective of the redevelopment is to regenerate the 

whole town of Hayle, not just the Harbour, and to 

stimulate economic activity in the town, in Penwith 

and in West Cornwall generally.  

The planning application seeks consent for a mixed 

use development comprising: 1,039 dwellings; 

12,905 sqm offi ce space; 5,575 sqm industrial space; 

13,198 sqm retail space; 2,430 sqm hotel; 3,055 sqm 

leisure and non-residential institutional space; and 

associated infrastructure and car parking.  

The specifi c infrastructure components of the scheme 

would include: 

The refurbishment of the Listed harbour walls • 

Reinstatement of part of the historic dockyard• 

Reinstatement of the historic sluicing system • 

Creation of a new quay to support both the fi shing • 

industry and the Wave Hub Project

Provision of a marina• 

Impoundment of Penpol Creek• 

Construction of new pedestrian and cycle • 

connections and new vehicle access.  

ING Ltd intends to implement the regeneration of 

Hayle Harbour through phased construction over 9 

years to circa 2018.

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 Penzance and 6 miles south-west of 

Camborne. The site consists of the main harbour area 

located within the town of Hayle, which has four main 

quays.  To the north of the harbour are areas of dunes 

and agricultural land.

Hayle Harbour represents, perhaps, the most 

signifi cant area of derelict land in a single ownership 

within the South West.  Its lack of development has 

prevented the effective economic growth of Hayle 

for the best part of half a century.  The Draft South 

West’s Regional Spatial Strategy  and the South 

West Regional Assembly’s Economic Strategy  and 

Business Plan   recognise the need to regenerate 

Hayle and Penwith District Council regard the 

regeneration of Hayle as their greatest priority.

The development proposals have been designed 

with the aim of addressing the clear need to make 

a contribution to the economy of West Cornwall 

through the creation of a sustainable community at 

Hayle Harbour and to effectively link the new and 

existing elements of Hayle.
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The development principles underlying the scheme 

include:

Making the best use of previously developed • 

land – to realise the full potential of the brownfi eld 

harbour, enabling Penwith to provide a signifi cant 

number of homes, jobs and services with minimal 

impact on greenfi eld land

Creating an environment that would stimulate • 

and sustain economic growth – to create a very 

desirable location capable of attracting businesses 

to Hayle, encouraging the growth of existing 

businesses, and providing opportunities and 

support for the emergence of new enterprise

Benefi ting from the waterside location – • 

recognising that the water is central to the 

regeneration of Hayle, generating value and acting 

as a unifying element of an otherwise disparate set 

of sites

Providing a sustainable mix of land uses to • 

generate a residential, employment and visitor 

destination – to add to the mix across the whole 

town, expanding the range of facilities and 

services locally available to residents and therefore 

both adding to the appeal and creating a more 

sustainable place that is less car-dependent

Protecting the historic waterside infrastructure • 

– responding to the historic setting through 

appropriate layout and scale of buildings and open 

space.  Proposals respond to the setting of Listed 

Buildings, historic features and the natural setting, 

improve access to the historic quayside and 

introduce interpretation of historic features

Integrating the development area with the town • 

and local environment – the built form is intended 

to integrate the new development with the existing 

built areas of the town.  One of the key features 

of the proposal is the interconnecting promenade 

that connects the town, the harbour, the hilltop 

area, the towans and the beach.  The scale and 

massing of the proposed development refl ects the 

existing development pattern and natural setting 

and is represented by fi ve character areas within 

the proposed development.  
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Planning policy context

Planning applications which are judged to have 

potentially signifi cant environmental effects are 

required to undertake an EIA. The ES is the written 

statement of this assessment and must be submitted 

with the planning application if an EIA is required. 

This EIA has been undertaken in accordance with 

regulatory requirements, known as the Town and 

Country Planning (Environmental Impact Assessment) 

(England and Wales) Regulations 1999 (SI 1999 No 

293). 

The Hayle Harbour regeneration proposals are 

considered to be in accordance with national, regional 

and local policies. The proposed development would 

help to improve the long term sustainability of Hayle 

town by substantially improving economic and social 

conditions. 

The proposed development addresses key policy 

issues through its aims to:

Stimulate and sustain economic growth in the • 

town and in West Cornwall

Realise the full potential of the harbour land, • 

making effi cient use of previously developed land

Protect and enhance the internationally-recognised • 

built and natural heritage, refl ecting the site’s World 

Heritage Site status and nature designations

Contribute to housing targets for both market • 

housing and affordable housing

Introduce wider choice for the residents of Hayle • 

and Penwith, and to concentrate a range of uses 

within the local area to make it a more sustainable 

place

Enhance and promote Hayle’s role as a destination • 

for home owners and businesses, as well as a 

tourist destination.
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Analysis of alternatives

During the EIA process various technical assessments 

are made to establish baseline conditions that 

are present at the site (and where appropriate the 

predicted future ‘without development’ or ‘do nothing’ 

scenario). Following baseline fi ndings, predicted 

impacts (both positive and negative) and their 

signifi cance are then discussed for the construction 

period and for future impacts during operation of the 

development. Mitigation measures are then detailed 

and would explain how negative impacts would be 

eliminated or alleviated.  Any remaining impacts which 

would remain once mitigation is in place are the 

residual impacts. The signifi cance of these would help 

to determine the acceptability of the proposals. 

Analysis of alternatives

It is a requirement of the EIA Regulations 1999 that an 

ES includes an outline of the main alternatives studied 

by the developer and an indication of the main 

reasons for the choice of site and scheme, taking into 

account the environmental effects. The alternatives 

considered are set out in terms of three scenarios:

2. Alternative sites for the development

Alternative sites for the proposed development have 

not been considered by the applicants as they have a 

specifi c interest in, and control of, the Hayle Harbour 

site that does not extend beyond the application 

boundary.  Furthermore, the redevelopment of Hayle 

Harbour has been identifi ed by the relevant planning 

authorities as a focus for environmental, social and 

economic regeneration for a considerable period of 

time.  Without the redevelopment of Hayle Harbour, 

these benefi ts would not be delivered: a ‘do-nothing’ 

alternative is therefore not considered to be a realistic 

option for the site.  (However, the do-nothing scenario 

is used as a future baseline in some assessments to 

permit the scale of impacts to be determined).

2. Alternative uses for the site

The Local Plan seeks to ensure a mixed use 

development proposal for the application site. No 

alternatives to a mixed use scheme have therefore 

been considered: the applicant has not assessed 

the benefi ts and detriments of a proposal with only 

housing, employment or retail as these would clearly 

fail to deliver the balanced sustainable development 

that is necessary to enable the town to grow.

3. Alternative schemes for the site

Alternative schemes have been prepared over the 

past 30 years and the current applicant, ING Ltd, 

has been involved with scheme development since 

2000.  Those schemes have varied the number of 

buildings, the mix of uses, the nature of the water-

based proposals, the land-based layout and site area 

quite considerably, with corresponding variation in 

the nature and extent of the impacts. The ES outlines 

some of the key alternatives assessed and the 

reasons for rejection, principally being the impacts on 

sensitive ecology or built heritage, or a lack of fi nancial 

viability.

More detailed alternatives for some of the individual 

elements of the current scheme were also considered 

and are documented in the ES, with reasons for 

rejection.
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Noise and vibration

The noise and vibration chapter of the ES describes 

the environmental noise conditions in and around the 

area of the proposed development, both before and 

after development.  Regulations and guidance for 

the consideration of noise and vibration exist within 

legislation and within the planning process.  In broad 

terms the approach to environmental noise accepts 

that some disturbance may be acceptable (and 

inevitable) over the period of development works but, 

in the longer term, environmental noise should be 

tightly controlled to maintain environmental quality and 

amenity.

The effects of noise and vibration during construction 

have been considered by estimating noise levels 

from key activities during the various phases of the 

development.  These studies show that work such 

as foundation piling would generate the highest 

noise levels.  There would also be noise associated 

with the movement of materials by road to and 

from the site. These impacts would be mitigated 

through compliance with recognised good practice, 

careful site management and control of road vehicle 

movements.

Operational noise would be primarily from road traffi c 

and has therefore been assessed in conjunction with 

the highways studies.  Typical noise level increases 

are predicted to be less than 2dB(A) and therefore 

of minor signifi cance. Where greater change is 

predicted, mitigation measures such as speed 

controls, attention to site layout and the provision of 

sound insulation within buildings would be employed.

The marina is not expected to lead to adverse 

noise impact.  . Noise arising from any commercial 

developments within the scheme would be controlled 

through the planning process, if required.

Where proposed development would be affected by 

existing noise sources, such as the railway and road 

traffi c, the use of buildings and their detailed design 

would meet relevant planning standards regarding 

noise tp protect future users of the buildings.
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Landscape and visual

In visual terms the proposed development site can 

be split into two parts: the Riviere Fields part of the 

development, which is seen predominantly from 

parts of Hayle across Copperhouse Pool to the south 

and east; and the Hilltop and Hayle Harbour part 

of the site, which is generally more visible from the 

countryside to the west and from fewer parts of the 

town.

The development of Hayle Harbour would change 

existing views over degraded land, therefore the 

redevelopment would generally be perceived as an 

improvement to the existing, derelict views of the 

harbour. Some of the visual impacts at Riviere Fields 

are likely to be perceived as adverse due to the 

reduction in the open character of the area, when 

viewed from both the town and the surrounding 

countryside. This adverse impact would be minimised 

through the inclusion substantial areas of planting.

The development would have varying visual impacts 

dependant on the distance and position of the viewer. 

Within most views the proposed development would 

be seen as an extension to the urban area of Hayle 

and therefore have minimal impact. 

The purpose of the landscape and visual chapter of 

the ES is to analyse the existing landscape and visual 

situation of the proposed development site and its 

surroundings, and to identify the changes that the 

proposed development would have on the landscape, 

the town and on views.

Much of the proposed development would replace 

areas of land which are currently degraded, creating a 

new, positive part of the town which would enhance 

the character of Hayle Harbour and the surrounding 

area and would restore important historic elements 

that would otherwise be lost. Important landscape 

features such as the estuary, the beach, the viaduct, 

the quay walls, surviving industrial buildings and 

structures, and the linear nature of the town would 

remain as dominant elements in Hayle.

There are parts of the proposed development that 

would result in the loss of areas valued for their rural 

qualities. Important landscape features such as 

hedgerows would be retained, trees would be planted 

and the proposals would refl ect characteristics of 

neighbouring settlements. However there would be 

a loss of the open and rural character of the Riviere 

Fields part of the development. Similarly, the car 

parking proposal on Triangular Spit would result in a 

change to the existing rural qualities of the area. In 

both of these situations, the adverse impacts have 

been minimised by reducing the area affected and 

through the use of screening.
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Transport and access

The assessment of the environmental impacts of the 

development in terms of transport has considered:

whether the proposed development delivers • 

accessibility levels appropriate to the aspirations of 

prevailing policy guidance;

whether the proposed development and • 

associated transport infrastructure could be 

implemented in a manner that does not prejudice 

highway safety;

whether generated traffi c would give rise to • 

congestion of a level that would compromise 

highway safety;

With regards to point (a), it is concluded that the 

accessibility levels appropriate to the aspirations of 

prevailing policy guidance will be achieved within the 

development. Indeed the scheme when implemented 

in full will prove to be a catalyst for wider more 

sustainable travel patterns to and within the town.

With reference to point (b), due consideration has 

been given to ensure that highway safety is not 

compromised and new roads and junctions will 

provide suffi cient operational capacity so as not to 

compromise safety.  Demand management measures 

will also help to ensure that car travel is minimised.

In respect of point (c), in general terms congestion 

levels are either insignifi cant or can be mitigated by 

highway improvements. Where this is not possible, 

demand management is anticipated to provide a level 

of mitigation.  

The possible junction enhancements to be included 

as part of a Section 106/Section 278 agreement, 

Travel Plans to be secured through Planning 

Conditions and ‘cost free’ accessibility improvements 

associated with the development represent the 

developers commitment to demand The possible 

junction enhancements to be included as part of a 

Section 106/Section 278 agreement, Travel Plans to 

be secured through Planning Conditions and ‘cost 

free’ accessibility improvements associated with the 

development represent the developers commitment 

to demand management. These measures provide 

the potential to mitigate the impacts of the proposed 

development.
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Waste

The waste chapter assesses the impacts of waste 

generated during the site preparation, construction 

and operation of the development. Approximately 

9582 tonnes of construction waste would be 

produced in addition to waste from site preparation 

works. An estimated 1900 tonnes of operational 

waste are predicted to be generated each year when 

the entire development is completed. 

Local infrastructure in the Penwith District would 

be severely impacted upon and waste would 

subsequently end up being directed to other areas 

of the county unless local facilities are expanded. 

Areas outside the district receiving waste would not 

be signifi cantly affected by these waste quantities, 

however transporting waste away from the areas of 

production goes against national policy statements. 

To reduce the demands placed on the local 

construction waste management industry, measures 

would be incorporated into construction works to 

fi rstly minimise construction waste generated and 

secondly to recycle as much of the remaining waste 

as possible. This is primarily done by the creation 

of site waste management plans managed by a site 

waste management offi cer. 

Opportunities to minimise household waste 

generated by the development would be maximised 

by facilitating waste management systems that 

encourage residents to adapt to sustainable waste 

management without being inconvenienced. The 

provision of information packs for each home 

would comprise the bulk of waste minimisation 

measures. Supplementing this information, would be 

opportunities for increased segregation and recovery 

of waste. These include composting in the home 

or allotments, paper recovery in offi ces and bulk 

collection options for retail and industrial occupiers.

Even with mitigation measures that favour sustainable 

waste management, relatively large quantities 

of waste materials would still need handling and 

management and district infrastructure would be 

moderately impacted upon. Residual waste materials 

would leave the district waste management network 

and be handled within Cornwall. Segregated 

recyclable materials would slowly be dispersed, 

initially throughout Cornwall and then onto other areas 

of the country depending on infrastructure location 

and their capabilities. 
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Archaeology and cultural heritage

Hayle is an important site in association with 

Cornwall’s mining heritage but also as an outstanding 

centre for engineering and was a crucial part of the 

industrial revolution. The international status of Hayle 

is confi rmed by its inclusion in the Cornwall and 

West Devon Mining Landscape World Heritage Site 

inscribed by UNESCO in July 2005. This view of the 

importance of town is reinforced by the Cornwall 

and Scilly Urban Study of Hayle in October 2005 

and the designation of much of the town of Hayle 

including the Foundry and Copperhouse areas as a 

Conservation Area.  

The assessment concluded that there would be no 

signifi cant adverse impacts on the World Heritage 

site.

The overall impact on the Conservation Area would 

be benefi cial as a result of the repairs to the historic 

harbour.  Adverse impacts during the construction 

phase would be outweighed by the mitigation of 

developing a viable and sustainable scheme that 

provides access to, and activity along, the water’s 

edge.  

During the construction phase of the development 

impacts to listed structures would overall be 

benefi cial.  The listed harbour walls are to be 

repaired and where necessary rebuilt resulting in 

benefi cial impact of varying signifi cance according 

to the necessary depth of intervention involved. 

Harbour features within the curtilage of the listed 

walls are to be retained and only repaired where 

necessary..  There is one moderate adverse impact 

on a listed structure during construction from the 

loss of a parapet wall as a result of the construction 

of the new road bridge over Copperhouse Pool.  

During operation some listed structures would have 

their setting adversely affected by the raised fl ood 

defences, the raised road and the new road bridge.   

These adverse impacts will be mitigated as far as 

possible through sensitive design,  (The unlisted walls 

of North Quay have been assessed as though they 

were listed.) 

Some hidden archaeological resources could be lost 

or disturbed during construction resulting in adverse 

impacts.  These impacts would be mitigated through 

preservation in record.

The proposed development offers the opportunity to 

protect the deteriorating historic features.  It provides 

the means by which the harbour infrastructure can 

be repaired and activity can be reintroduced to the 

harbour.  The overwhelming benefi t to the historic 

fabric of this internationally signifi cant port is that the 

scheme would enable it to survive into the foreseeable 

future.

Inevitably development will bring change to the 

harbour but the proposed development responds 

to the historic setting through appropriate scale and 

a respect for the setting of Listed Buildings, historic 

features and the natural setting.  Proposals also 

substantially improve access to the historic quayside 

and introduce interpretation of historic features, 

raising awareness and understanding of how the 

town has evolved and the role it has played in global 

development.  Where historic features are lost as 

a result of the development, records will be made 

in accordance with Planning Policy Guidance to 

broaden understanding of the history of the area.
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Air quality

The proposed development of Hayle Harbour has 

been identifi ed as having potential impacts on local air 

quality from the following sources:

Dust during construction• 

Odour during construction• 

Emissions from increased traffi c fl ows• 

Emissions from biomass boilers• 

During the construction phase, signifi cant impacts as 

a result of dust could occur. However, the successful 

implementation of dust management measures during 

construction should adequately mitigate this impact. 

Monitoring during the construction phase would 

also be in place to test the effi cacy and ensure the 

successful implementation of mitigation measures. 

Contaminated land is present on the site, which 

would be cleaned up as part of the development. 

As part of this, an Environmental Management 

Plan would be developed in consultation with the 

local authority and would include measures to limit 

emissions of dust and odour. 

A detailed modelling study has indicated that the 

predicted increases in concentrations from vehicle 

emissions resulting from the development would 

result in an negligible to minor impact.  Despite 

the increases in particulates and nitrogen dioxide, 

the levels would remain signifi cantly lower than 

the maximum allowed by the National Air Quality 

Objective. As a result the impacts can be considered 

insignifi cant in the context of local air quality. 

With chimney heights of 25.5m at North Quay and 

19.5m at South Quay, emissions from the boilers 

on site are high enough that they do not require a 

detailed assessment, according the Environment 

Agency. If these heights are made lower to minimise 

the visual impact, a further assessment of air quality 

would be recommended to confi rm air quality impacts 

are not signifi cant. 
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Ecology

Terrestrial ecology 

A variety of terrestrial habitats are present within 

the site, comprising dune grassland, scrub, derelict 

buildings, disused quarries, hedgerows, plantation, 

agricultural land and saltmarsh.  Terrestrial habitats at 

Copperhouse Pool and the Triangular Spit lie within 

the Hayle Estuary and Carrack Gladden SSSI. 

Three Biodiversity Action Plan (BAP) priority 

habitats are present in or adjacent to the proposed 

development site: hedgerows, coastal sand dunes 

and saltmarsh. The hedgerows are of local nature 

conservation interest as wildlife corridors and habitat 

for reptiles, birds and bats. The development would 

cause the loss of 330m of hedge; new hedge-planting 

would replace 85 percent of this length. The coastal 

dune habitat principally comprises dune grassland, 

which provides habitat for reptiles, breeding birds, 

some locally scarce plants and insects, and is of 

regional signifi cance. The loss of dune habitat would 

be mitigated and by dune restoration at Hayle 

Towans, by compensatory habitat creation (e.g. 

herb-rich grassland) at Riviere Farm, and improved 

access management around the Towans to reduce 

dune erosion. The saltmarsh at Copperhouse Pool 

lies within the SSSI and is of national importance.  

Impacts on the saltmarsh are diffi cult to predict; if 

left unmanaged the existing saltmarsh may gradually 

develop into grassland and scrub. However, once 

the development is complete, there may be some 

limited loss of saltmarsh habitat and a change in plant 

species as a result of the proposed harbour sluicing, 

although this effect could potentially be reversed by 

altering the sluicing regime.

A number of BAP priority species were identifi ed, 

including petalwort, a rare liverwort, (liverworts are 

small non-vascular plants which resemble mosses). 

The Triangular Spit holds the second largest 

population of this species in Britain, making this 

area an internationally important site for this plant. 

Smaller numbers of the plant are found on South 

Quay and on the eastern shore of Carnsew Pool. 

Petalwort will be affected during the development’s 

construction and operation, through small-scale direct 

loss and the disturbance of the rabbit population at 

the Triangular Spit which keeps the grassland habitat 

suitable for petalwort. Careful management of car 

park construction, the re-location of plants that would 

otherwise be lost, and future management of the 

Triangular Spit would mitigate the loss of and impact 

upon petalwort populations.

Protected species, including bats and otter, are 

using the site, but of particular interest is the reptile 

community, of county importance, at North Quay. The 

fragmentation of hedgerows would adversely impact 

upon bats and reptiles, and other habitats used by 

reptiles would be lost from North Quay.  However, 

remaining habitats would be improved and habitat 

corridors would be retained between North Quay 

and the adjacent dunes. In the long-term, the new 

habitats created locally would be expected to provide 

suitable conditions to support good populations of 

reptiles. Bats may be affected by new lighting, which 

can disrupt their feeding, therefore new urban lighting 

would be designed to minimise the impacts on bats. 

Bat roosts would be retained wherever possible and 

new roosts would be incorporated into new buildings. 

Further mitigation would be informed by a detailed 

monitoring programme carried out over a ten year 

period. In addition, there would be an education 

programme to inform the local community about the 

wildlife value of the site, in particular the petalwort 

population on the Triangular Spit.
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Aquatic ecology

The aquatic ecology at Hayle has suffered from 

historical contamination and poor water quality. 

The environmental impacts of the development are 

therefore lower than for uncontaminated estuaries. 

The aquatic species, communities and activities 

that could be susceptible to impacts from the 

development are: storage facilities in the harbour 

for local marine shellfi sheries; fi sh in the harbour 

(especially sandeels) and Carnsew Pool; and the 

invertebrate and seaweed communities present 

near the Carnsew sluice tunnels, in Carnsew Pool, 

Copperhouse Pool and Lelant Water. 

Potentially adverse impacts on aquatic ecology during 

construction would be reduced by monitoring water 

quality during the removal of the Cockle Bank and any 

dredging works. If Environmental Quality Standards 

are exceeded, operations would be suspended 

and measures would be incorporated to maintain 

acceptable water quality.

The ecological impacts of maintenance dredging in 

the harbour will depend on the frequency of dredging; 

aquatic communities would recover well with dredging 

intervals of 5-10 years, but little regeneration is 

possible where annual dredging occurs.

The ecological impacts of the new tidal regimes 

caused by sluicing in Carnsew and Copperhouse 

Pool have been signifi cantly reduced by sluicing only 

between April and August each year. If monitoring of 

birds or invertebrates indicates that sluicing causes 

problems in either Copperhouse Pool or Carnsew 

Pool it would be possible to further modify the sluicing 

regime. 

The altered tidal regime in Penpol could possibly 

cause the formation of algal blooms. This issue needs 

further surveys and detailed assessment; therefore 

water quality would be monitored pre-and post-

construction.  Further mitigation may be possible, for 

example by allowing more water to be exchanged at 

neap tides.

17Non Technical Summary
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Ornithology

The primary reasons for the SSSI status of the 

Hayle Estuary are the populations of waterfowl 

and shorebirds that are resident in winter and pass 

through on spring and autumn migration. Bird feeding 

and roosting activity is predominantly concentrated 

in areas of Lelant Water as well Copperhouse and 

Carnsew Pools The estuary is undoubtedly of 

regional importance for a number of species and, 

during periods of hard weather, may take on national 

importance given the relatively unique conditions 

present in Carnsew Pool, in particular.

The main focus of potential construction impacts 

are around Copperhouse Pool and Carnsew Pool, 

with construction activity leading to a potential 

indirect loss of habitat and associated disturbance. 

Once operational, the development would involve 

an increase in visitor numbers to the site, with 

car parking on the Triangular Spit and increased 

activity near Carnsew Pool and the western end of 

Copperhouse. This would cause disturbance and 

indirect loss of habitat.  The operation of the new 

marina would also increase the use of pleasure craft 

in the estuary, and this may bring limited potential for 

increased leisure use of Lelant Water, a key area for 

feeding and roosting waterfowl.

A series of mitigation measures would be employed to 

reduce the severity or extent of these impacts.  These 

would include the timing of key construction works 

to avoid sensitive periods and screening to reduce 

noise and visual disturbance, where appropriate.  

The potential impacts from the sluicing operations 

would be reduced by confi ning sluicing to the period 

between April and August each year (when waterfowl 

numbers are lowest) and associated monitoring of 

effects.  The potential disturbance from pedestrian 

and water-based visitors would be reduced through 

screening, access management and educational 

material about the ecological importance of the area 

and the legal requirements of users of the estuary.

Hayle Harbour Environmental Statement18
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Water resources

Water resources within and adjacent to the 

development site include the Hayle Harbour (marine 

and tidal), Angarrack and Mellanear Streams (river), 

and surface and foul water drainage. The possible 

effects of the scheme on water resources have been 

assessed, including; fl ood risk, erosion, sluicing, 

drainage from new development, a new half tide gate 

in Penpol Creek, and the provision of a marina basin. 

To help the assessment of potential impacts on the 

harbour, a computer model of the estuary was built 

and tested fi rst without, and then with the scheme 

proposals.

A number of construction activities pose a potential 

impact on water quality in the short term such as; 

dredging, site clearance, debris, dust, accidental 

spillage or leakage. All such activities will be 

effectively controlled through the implementation of a 

Construction Environmental Management Plan. This 

will set out safe operating methods, and emergency 

procedures in the event of an accident. The risk of 

contaminant release from existing site materials will be 

minimised by control through work practices.

Under operation, the scheme incorporates measures 

to manage water resource impacts within acceptable 

limits. These include; fl ood risk management, the 

upgrading of surface and foul water drainage, and the 

re-introduction of sluicing to reduce sediment within 

the harbour. Climate change and the predicted effect 

on sea levels have been taken into account in dealing 

with fl ood risk and drainage.

The re-introduction of sluicing will slightly alter the way 

sediment, mainly sand, moves between the Harbour 

and the Hayle sand bar. It is expected that the level of 

the sand bar will be reduced, the approach channel 

will straighten and the quantity of sand entering the 

harbour will be reduced. Sluicing will reduce the 

amount of maintenance dredging that will be required 

to service the Fishermen’s Harbour and marina 

Flood risk management for the development will 

be delivered by raising the level of the ground in 

those areas at risk of tidal fl ooding. Additional fl ood 

defences are proposed to be built into the half tide 

gate in Penpol Creek to protect Hayle town centre in 

the Foundry Square area.

The new marina will increase the number of boats 

navigating near Hayle. The increased activity in 

conjunction with the sand bar may be a safety risk, 

particularly as the region has challenging conditions at 

sea, such as a large tidal range. However, information 

on safe access to the harbour will be provided to boat 

users.  Given the existing awareness amongst local 

boat users and from the results of the modelling work 

undertaken it is considered that the marina will be a 

signifi cant asset to the town.
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Ground conditions

Hayle Harbour has a long industrial history. Notable 

previous site uses have included the port and 

associated wharves, an oil storage depot, bromide 

works, power station and a shipbuilding/ship breaking 

yard. Commercial shipping ceased in the 1970s and 

the harbour area is now only used by relatively small 

businesses. 

A desk based study and preliminary site investigation 

was undertaken to determine ground conditions both 

for geotechnical and geoenvironmental purposes. 

The results of the investigation indicated elevated 

concentrations of heavy metals (arsenic, copper, 

zinc and lead) were present within the Made Ground 

across the site along with some polyaromatic 

hydrocarbons (PAHs). Elevated concentrations of 

mineral oils were more localised and were associated 

with the former oil storage depot on North Quay 

and ship breaking activities on South Quay. Some 

asbestos was also identifi ed in the areas associated 

with ship breaking activities on South Quay. 

Concentrations of heavy metals (arsenic, copper and 

zinc) were also elevated in samples taken from Cockle 

Bank. This may be associated with sediments having 

been washed down from the upstream historical 

metal mining areas of Camborne and Redruth.

A number of mitigation measures have been 

proposed for the construction and operational phases 

of the development to reduce impacts on both human 

and environmental receptors to acceptable levels. 

Examples of the proposed mitigation measures 

include the implementation of dust suppression and 

temporary drainage measures during the construction 

phase of development and the construction of a 

capping layer in garden areas and remediation of 

hydrocarbon hotspot areas to ensure risks to human 

health and the environment are mitigated as part of 

the operational phase of the proposed development.  

The proposed dredging of Cockle Bank will 

necessitate the use of mitigation measures to reduce 

the amount of sediment remobilisation within Hayle 

Estuary.
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Socio economics

The key impacts on the local community and 

economy would be as a result of the additional 

1,039 dwellings that would be created as part of the 

development.. These comprise 668 fl ats and 371 

houses of which 175 would be affordable.  There 

would be an increase of around 2,296 people to the 

local population of which just over 980 are likely to be 

economically active.

The development itself would provide a signifi cant 

amount of additional commercial, educational and 

community space, thereby increasing the number of 

employment opportunities in an area where there is a 

need for additional full time year-round employment. 

Approximately1,300 jobs are expected and should 

provide local residents with an opportunity to take up 

local, quality employment opportunities. This would 

have a positive impact on economic activity and 

reduce the need to commute outside the local area.  

Increased local spending would result from the new 

development and a range of community services and 

facilities would be created on site. The new, increased 

population would create further demand for existing 

or enhanced facilities elsewhere in the town.

The creation of a new marina and harbour, fi sh 

processing facilities and development of the ‘Wave 

Hub’ renewable energy project would all have long 

term economic impacts, however these have not 

been quantifi ed within this study.
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Energy

The energy chapter reviews the likely energy 

consumption and carbon dioxide emissions of the 

proposed development and the renewable energy 

technologies that would be used to reduce these 

emissions. The development aims to give major 

consideration to the sustainable use of energy; 

exceed national, regional and local energy policies; 

and anticipate future legislation, which may affect later 

phases of construction. 

The development would exceed Building Regulations 

standards for energy effi ciency and would 

achieve high standards in the Building Research 

Establishment’s environmental assessment methods. 

As a minimum, suffi cient on-site renewable energy 

systems to reduce carbon dioxide emissions from the 

use of buildings by 10% would be provided.

In order to assess the effect of the proposed 

development, the current energy use and carbon 

dioxide emissions of the proposed site with 

sustainability measures were compared to those of 

the proposed development without sustainability 

measures. This process highlighted the areas 

requiring attention in order to meet key energy 

targets.  

A range of renewable energy options were considered 

for different areas of the development, including: wind 

turbines, ground source heat pumps, wood fuelled 

boilers, tidal power, geothermal energy, combined 

heat and power, energy from waste and the use of 

harbour water for cooling. The chosen mix of options 

employs the use of district heating schemes fed by 

a central wood fuelled boiler and combined heat 

and power system which would provide low carbon 

electricity and heating to the core of the development. 

A variety of technologies are considered feasible for 

the remote areas including; woodchip boilers, ground 

source heat pumps and solar panels. 

This mix of renewable energy systems allows 

households in the proposed development to produce 

approximately 50% fewer carbon dioxide emissions 

per square metre than the existing domestic buildings 

in Hayle..
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CEMP

An Environmental Management System (EMS) 

establishes what an organisation needs to do in order 

to manage itself so as to meet its environmental, 

economic and social goals.  The core document 

of the EMS is the Environmental Management Plan 

(EMP).   The EMP provides the framework for which 

commitments made in the ES or any requirements 

of planning conditions or Section 106 agreements 

can be realised.  A Construction Environmental 

Management Plan (CEMP) outlines the contractor’s 

approach to environmental management throughout 

the construction phases with the primary aim of 

reducing any adverse impacts from construction on 

local sensitive receivers.

The CEMP for the Hayle development would:

outline the project’s Environmental Policy• 

provide an overview of environmental aspects and • 

risk assessment

set objectives and targets• 

set out roles and responsibilities• 

outline reporting requirements• 

specify complaint handling procedure• 

set the procedure for environmental training/• 

induction

outline the process for environmental auditing• 

outline the procedure for environmental incidents • 

and emergency response
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Consultations

Consultation on the development proposal have been 

undertaken over a number of years.  The various 

EIA team members have consulted with parties 

relevant to their specifi c sections in order to obtain 

baseline information or to agree aspects of their 

methodology.  Consultees have included offi cers from 

Cornwall County Council, Penwith District Council, 

Hayle Town Council and statutory agencies such as 

the Environment Agency, Natural England, English 

Heritage, the Highways Agency and RSPB.  Other 

consultees included SWRDA (South West Regional 

Development Agency), MCTi (Markets and Country 

Towns initiative), GOSW (Government Offi ce South 

West), CPR Regeneration, Save our Sands, Hayle 

Harbour Users Association, Fishermen’s Groups, and 

Hayle Harbour Support Group.
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Conclusions

This EIA process has found, through systematic 

analysis and evaluation of all available data, that the 

Hayle Harbour development would have a number 

of signifi cant residual environmental impacts, 

following mitigation, both adverse and benefi cial. It 

is anticipated that there would be some signifi cant 

adverse residual impacts during the construction 

phase on noise levels, visual amenity and landscape 

character, waste infrastructure, archaeological 

resources, ecology, water resources and ground 

conditions. However, these impacts would be no 

higher than moderate adverse and most would be 

temporary and short term.  There would also be some 

benefi cial impacts of up to major signifi cance during 

construction from repair of harbour walls and other 

signifi cant historical structures and up to moderate 

benefi cial impacts from creation of new ecological 

habitat from wall renovation and marina construction.

There are some identifi ed potential adverse residual 

operational impacts on noise levels, landscape 

character and visual amenity, traffi c fl ows, waste 

infrastructure, air quality, ecology and water 

resources.  The majority of these impacts would be 

no higher than minor adverse with a small proportion 

being predicted to be up to moderate adverse.  No 

major adverse residual impacts are expected.  In 

addition a number of benefi cial impacts have been 

identifi ed including; moderate benefi cial impacts on 

landscape character and visual amenity, benefi ts 

from improved accessibility, a number of benefi cial 

impacts for ecology.  Benefi cial impacts of up to 

moderate signifi cance are predicted to arise from 

the reinstatement of sluicing on water resources and 

ecology.  The planned remediation of contaminated 

soils on the site are also judged to bring minor 

benefi cial impacts and the proposed energy strategy 

for the site would bring benefi ts in the form of reduced 

carbon dioxide emissions over a  traditional Building 

Regulations compliant scheme.
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