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1.0: INTRODUCTION 

This document sets out proposals for the development of a new 
neighbourhood on the southern edge of Hayle, establishing 
a framework within which future planning can be based. The 
development of this concept plan has been based on a proactive 
consultation process between the Town Council, residents, and 
Cornwall Council and this Summary Report has been finalised to 
incorporate the feedback from local residents and councillors. 

The document should be read in conjunction with the technical 
version of the “Hayle Growth Area Concept plan: 2020” which 
provides the main technical content that supports this document. 

Figure 1 shows the extent of the study area. 

If you have any question about the consultation, please email 
delivery@cornwall.gov.uk or call and speak to member of the team 
on 0300 1234 151 

Study area (DPD) 

Extended study area 0m  500m 

Figure 1: Site Location 
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2.0: BACKGROUND 

The location of the development to the south of Hayle was 
established through a planning policy document, the Cornwall Site 
Allocations Development Plan Document (DPD), which establishes 
strategic locations for housing and commercial growth (Figure 2 sets 
out the strategy map from the Allocations DPD). To meet housing 
demand and population changes around 600 new homes are 
required to be built in Hayle between now and the year 2030. 
Set within this context, Hayle Town Council and Cornwall Council 
want to set out how development within this location should come 
forward; with the ambition of enabling a step change in the quality 
of development being built and maximising benefits to the wider 
community. 

The process of preparing this concept plan has involved meetings 
and workshops with Cornwall Council officers, Hayle Town 
Councillors and local land owners to understand all the issues 
and explore how best to deliver a comprehensive scheme that is 
under multiple ownerships. The aim is to avoid piecemeal ad hoc 
development occurring and instead focus on creating a high quality 
comprehensive new neighbourhood. 

Policy Framework 

The adopted Cornwall Local Plan sets out housing and employment 
targets for Hayle up to the year 2030. The adopted Cornwall Site 
Allocations DPD identifies the Hayle Growth Area as a site allocation 
policy to deliver this growth, which sets the broad principles for 
development which need to be referred to by all proposals. The 
Policy states that Cornwall Council will prepare a Concept Plan for 
the site to provide more detail on how the site should come forward. 

This Concept Plan adopted by Cornwall Council in October 2020 will 
need to be used as guidance when preparing planning applications 
for the land in question. While the Allocations DPD sets the broad 
principles for the site, the Concept Plan should be referred to for 
more recent detail on how the site will be expected to come forward. 
For example, the Concept Plan provides a further level of detail 
around location of employment areas and their delivery. 

In summary the policies within the Cornwall Local Plan; the Cornwall 
Site Allocations DPD; and the Hayle Growth Area Concept Plan will 
all need to be referred to when developing planning applications for 
the site. Planning applications will be expected to set out a finer level 
of detail building on the above policy documents. 

The main focus of this concept plan is on the southern area of land 
outlined in red on Fig. 2 (Trevassack & Barview) up to and adjoining 
the A30 road. 

Figure 2: Extract from the site allocations DPD 

https://www.cornwall.gov.uk/media/38344158/allocations-dpd-full-doc-web.pdf
https://www.cornwall.gov.uk/media/38344158/allocations-dpd-full-doc-web.pdf
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3.0: CLIMATE CHANGE AND MOVING 
TOWARDS A FUTURE OF NET ZERO 
CARBON EMISSIONS 
Policy Context 

Cornwall Council, as have many other local authorities, declared 
a Climate Change emergency in 2019. Hayle Town Council has 
also declared a climate emergency. In relation to proposals for 
built development, and considering its longevity, nothing should 
be planned now without considering and demonstrating how it can 
actively reduce carbon emissions with an eventual aim that all new 
development will be carbon net zero. 

The concept plan site in Hayle will be built out over the next 10 to 
20-year period, and the first houses on the site are not likely to start 
being built until late 2021 or 2022 at the earliest, when new building 
regulations are due to apply. Therefore, any emerging applications 
will need to demonstrate how they will seek to reduce emissions and 
mitigate against the effects of climate change. 

Cornwall Council published a Climate Change Action Plan, which 
states the following commitments in relation to the role of planning 
and development:…. 

”Reinstating of the Zero Carbon Homes for new homes through 
legislation outlining a trajectory towards the introduction net-zero 
targets for all new homes and near zero-carbon for commercial 
buildings at the earliest opportunity….. Require that new 
developments should respect the highest standards of sustainability 
in every aspect (design, drainage, green infrastructure, transport)”. 

Further to the above document, a Climate Change Development 
Plan document is being prepared by the council which will set out 
further policies and allocations to help Cornwall meet climate change 
mitigation and adaptation measures and is due to be adopted in 
2021. 

The emerging proposals for the Hayle Southern Growth Area 
Concept Plan will be required to adhere to this changing policy 
context, and in particular to refer to the Cornwall Council climate 
change documents. 

Energy efficiency and low carbon heat 

At present national building regulations set the standards for energy 
efficiency in all new homes. Building regulations are proposed to 
increase energy efficiency standards by mid / late 2020 when it 
is proposed that an average new dwelling will produce 31% less 
carbon dioxide compared to present standards. Building regulations 
are then proposed to raise energy efficiency standards again in 2025 
to a future homes standard, where it is proposed that an average 
new dwelling would produce 75 – 80% less carbon dioxide that one 
built to present standards. These are seen as key targets to ensure 
that the road to zero carbon is achieved. 

Meeting higher building regulations standards will require a 
combination of higher levels of insulation and low carbon heating. 
This, for example, would mean the average new home would have 
a heat pump, a waste water heat recovery system, triple glazing and 
minimum standards for walls, floors and roofs that significantly limit 
any heat loss. Homes will also be required to be future proofed to 
enable further energy efficiency measures to ensure the path to zero 
carbon is achievable. 

The above higher standards will apply to many of the homes homes 
proposed within the concept plan site due to the time scales involved 
in site delivery. 

Building with Nature 

Cornwall Council supports the Building with Nature standard and is 
using it in the development of masterplans and the Council’s own 
development proposals. It is expected that any scheme coming 
forward in the area covered by the concept plan should be capable 
of achieving award of the standard. 

Building with Nature was developed to help develop successful 
green infrastructure as part of comprehensive development 
planning and is a recognised industry standard. It sets out five core 
standards to define a green infrastructure approach to planning 
and development alongside standards for design related to water, 
wellbeing and wildlife. They distinguish green infrastructure from 
a more conventional approach of the design and delivery of open 
and green space. The CORE standards encompass a number 
of principles and set out how a successful scheme led by green 
infrastructure can be drawn together as part of a masterplanned 
approach. (More detail and guidance in relation to Building with 
Nature can be found in the technical version of this Concept Plan) 

Image 2 : Shared streets, energy efficiency and town making: Goldsmiths Street, 
Mikhail Riches 

Image 3 : Maximising solar gain 
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Integrated net zero concept plan approach 

In order to ensure that future proofing can be integrated into the 
concept plan the following principles and parameters will be 
included; 

• Green infrastructure is resilient to climate change and enhances 
environmental quality. Ensures that green infrastructure is 
resilient to climate change, and opportunities for shade provision, 
carbon storage, improved soil and air quality, and reduced noise 

Transport & Land Use  : and light pollution are maximised. 

• A public transport (bus) route with Real Time Passenger 
Information (RTPI)  will be provided through the site to allow for 
bus stops with walking distances of no more than 400m. 

• A network of streets, paths and cycleways designed to provide 
good connectivity for pedestrians and cyclists, to reduce car 
travel use, whilst also reducing car travel distances, will be a 
priority. 

• The integration of electric points for cars and cycles in the 
streets and in proposed housing/ garages to meet future demand 
( quantity to be confirmed by CC highways during any pre-
application discussions). 

• Pedestrian and cycle priority . 

• Creating mixed use developments with integrated employment/ 
leisure and living to minimise the need for vehicular travel. 

• The creation of strong sustainable transport linkages into the 
town to encourage the use of local facilities and ensure a more 
resilient and sustainable town centre. 

Building with Nature : 

• Green infrastructure forms a multifunctional network, operating 
at a landscape scale. Ensures that individual features form and 
contribute to a multifunctional network of green infrastructure 
operating at a landscape scale. 

• Green infrastructure reflects and enhances the character of the 
local environment. Ensures that the green infrastructure reflects 
the character of the local environment and positively contributes 
to local identity, landscape character and vernacular, and a 
sense of place. 

• The type, quality and function of green infrastructure responds to 
the local policy context. Ensures green infrastructure effectively 
meets local priorities and needs as articulated in local policy or 
through consultation with local stakeholders. 

• Provision is made for long-term management and maintenance 
of green infrastructure. Ensures that adequate provision is made 
for how green infrastructure will be managed and maintained 
including the responsibility for these activities and their funding. 

The standards may be accessed at: https://www.buildingwithnature. 
org.uk/how-it-works 

Open Space, Biodiversity & Drainage : 

• A biodiversity net gain ( minimum 10%)  in ecological habitat 
types and an increase in tree planting within streets/ spaces 
and gardens to support the Forest for Cornwall project. This is 
measured both before and after development, according to the 
most up to date DEFRA Metric. 

http://publications.naturalengland.org.uk/publication/5850908674228224 

• A scheme that follows the principles of and could achieve Good 
or Excellent under the Building with Nature criteria. 

• A scheme that manages water use and flood prevention to the 
highest and most creative standards, creating amenity and space 
for nature. All detail scheme proposals will need to ensure that 
drainage provision (SuDS) and sewage capacity are sufficient 
to ensure no adverse impact on the Hayle Estuary and Carrack 
Gladden SSSI. 

• The ability to grow food on site, including within the open 
space areas. Community orchards and allotments proposed to 
encourage children and adults to enjoy the pleasure of growing 
their own food and in the process co-work and understand the 
natural life cycle. 

• Choosing resilient plant species and planting that help us 
manage climate change ( including plants that are drought and 
water tolerant). 

Image 4 : Electric car/cycle charging points 

ttp://publications.naturalengland.org.uk/publication/5850908674228224 
https://www.buildingwithnature
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4.0: THE CONCEPT PLAN 

4.1 The Vision 

Hayle Town Council and Cornwall Council are looking to ensure a 
better quality of development comes forward within the town. 

It is recognised that the proposed new neighbourhood to the south 
of the town will require significant community infrastructure. As such 
this offers the opportunity to ensure the sustainable provision of new 
school, areas of open space and new employment for residents. 

The aim is to create a highly connected sustainable new 
neighbourhood adjoining the south of the town that is a great place 
to live work and play: 

• Providing new and improved community facilities within easy 
reach of new and existing residents, including a new primary 
school. 

• Ensuring a design quality that reflects Hayle’s unique heritage 
of industry and innovation, while embracing the outstanding 
natural environment of Hayle’s coastal and estuary setting. 

• Enabling connected neighbourhoods that promote walking 
and cycling and in doing so creating better links to Hayle town. 

• Creating a network of green infrastructure that supports 
biodiversity and active lifestyles. 

• Providing new workspace that will support the economic 
growth of the town. 

4.2 The Concept plan : 

The colour plan opposite (Figure 3) shows the layout of the draft 
concept plan for the development area highlighting different uses 
by colour. The key and annotations below help to describe the 
proposed development area. 

Note: There are two options for a new junction on the A30 which are 
shown in figures 4 and 5. 

As a concept plan, this provides the basic “structure” of development. 
There is a much finer grain of design that will be required to test 
the concept plan. This refinement will ensure the final development 
the final development reflects the finer grain and quality townscape 
already seen in Hayle. 

KEY  : 

1 There are two options for a junction off the A30 - High Lanes 
Junction (At Grade junction) and Tolroy Junction (Grade 
separated). Refer to figure’s 5 & 6. 

2 Locate employment areas close to the A30 junction and on the 
flatter land. The employment also provides a buffer to noise from 
the A30 from the proposed residential areas. 

3 Use the offices (rather than light industrial uses) and avenue tree 
planting to be located at key gateways and entrance points to 
ensure a high quality street scape. All future employment areas 
will need to be designed to provide 'positive' street frontage. 

4 Locate the neighbourhood centre on the busiest junctions where 
there is the potential for most activity - these are commercially the 
best places. 

5 Provide a “Main Street” connecting Mellanear Road to High 
Lanes and the A30 junction. This is a “street” designed to allow 
for on street parking, cycle routes and is also wide enough for 
heavy goods vehicles/buses to pass. This is not a bypass but 
does provide an alternative connected route around the town. 
Further work is required to determine whether the junctions on 
to both Mellanear Road and High Lanes at either end would best 
be in the form of a roundabout or be signalised (Concept Plan 
shows general route of the main street, however more detailed 
masterplan and application process will determine the precise 
alignment) 

5a Careful consideration will be taken on the crossing of the main 
street over Mellanear Stream, avoiding any adverse impact on 
the stream and habitats. A bridge crossing should be considered 

6 Create a connected street pattern linking onto the existing High 
Lanes route. Avoid cul-de-sacs and piece-meal development. 

7 Create a hierarchy of streets and spaces that are clear to 
understand and help people get around safely and easily. 

8 Locate the Primary School and associated sports pitches/sports 
hall adjacent to the existing sports pitches (create a sports hub) 
as part of a dual use facility. - Note 1: Potentially locate a larger 
capacity Sports Hall / venue for the town in the same location if 
not provided at the Hayle Community School. 

9 General note : There is a need for additional allotments/ community 
orchard- to be located in the multi-use green space ( item 10) or 
smaller parks. 

10 Multi-use green space- use the green buffer space associated 
with Penpol Fields as a strategic open space area for both the 
development and the adjacent existing residential areas (Trellisick 
/Penpol/ High Lanes). This should be an ecological area and 
include strategic drainage ponds, but it also has the potential to 
include: footpath routes, tree planting or a community orchard, 
youth & children’s play area, allotments including the potential for 
sports pitch provision and changing rooms/ community building 
on the flatter ground ( flood lighting subject to detail assessments 
on the potential impact on the World Heritage Site). 

11 Retain the existing key bridleway connections -Bar View Lane & 
Burnthouse Lane and associated hedgerows to create “looped” 
routes 

12  Create a local centre/square next to the proposed Primary School 
to act as a focal urban space. 

13 Proposed Penpol Primary School extension. Future pedestrian 
links through Penpol Fields needs to be considered. 

14 Noise studies and potential mitigation will be required along this 
section but as the A30 runs in cutting through this section the 
noise should be minimised. 

15 Allow for “urban“ parks within the residential areas to enable the 
retention of existing vegetation, create focal spaces, provide 
SuDS space, create wildlife corridors and to include play space 
and growing areas close to homes. 

16 The location of employment areas has deviated from the DPD 
allocation document slightly to ensure that larger footprint 
development is located on the flatter land rather than on the 
steeper slopes. 

17 The extent of residential development has increased into this area 
as it would appear to be a sensible location of housing, subject 
to a better understanding of the existing constraints ( eg ecology/ 
arboriculture) . 

18 The extent of development needs to be tested in detail around 
the Penpol Fields area to ensure that visual impacts on the World 
heritage Site are avoided/mitigated 

8 
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- Residential

- Future housing / direction of growth

- Commercial  / employment 

- Positive employment frontage along road corridor

- Mixed use (employment / residential)

- Green infrastructure (refer to Figure 39)

- Education allocation - new primary school (8) 

including sports pitch provision

- Neighbourhood & local centre

- Focal corners and landmark sites

Potential future development land for commercial or 

residential uses subject to noise assessments

- Extent of development to be tested in detail to 

determine impacts on World Heritage Site and the 

actual build line

Note: New main street - not a precise alignment
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- Residential 
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- Positive employment frontage along road corridor 15 
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- Mixed use (employment / residential) 

- Green infrastructure (refer to Figure 39) 

- Education allocation - new primary school (8) 

including sports pitch provision 

- Neighbourhood & local centre 
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residential uses subject to noise assessments 11 

- Extent of development to be tested in detail to 

determine impacts on World Heritage Site and the 

actual build line 
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Note: New main street - not a precise alignment 
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Figure 3: High Lanes, concept plan 
0m  500m 
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Note: New main street - not a precise alignment

KEY 

Residential 
Future housing / direction of growth 
Commercial / employment 
Positive employment frontage along road 

corridor 
Mixed use (employment / residential) 
Green infrastructure (refer to Figure 39) 
Education allocation - new primary school (8) 

including sports pitch provision 
Neighbourhood & local centre 
Focal corners and landmark sites 
Potential future development land for 

commercial or residential uses subject to 
noise assessments 

Extent of development to be tested in detail to 
determine impacts on World Heritage Site 
and the actual build line 

Note: New main street - not a precise alignment 

Figure 4: Tolroy, concept plan 
0m  500m 
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 4.3 New A30 Junction Options 

The concept plan safeguards two areas for a new A30 junction that will be required at a future point. 
Further work will determine which is the preferred location, in the meantime proposals will need to 
ensure either option is safeguarded. 

Figure 5: Concept plan option 1 : High Lanes A30 junction 

Option 1 High Lanes: 

• Central location in new development area which is relatively flat and would enable a new 
roundabout junction directly into the new development 

• Would enable good access from the A30 to proposed new employment space along the 
A30. 

• Would enable HGVs ( Heavy Goods Vehicles ) to avoid Hayle town centres when 
accessing the B3302 road to Helston (the new development will adjoin and access on to 
Mellanear Road to the west via the new Main Street) 

Figure 6: Concept plan option 2 :Tolroy A30 junction 

Option 2 Tolroy: 

• Different levels mean a new junction in this location would require slip roads off the A30 
and possibly a new bridge over the A30. 

• Would enable good access from the A30 to proposed new employment space along the 
A30. 

• HGVs will be able to avoid Hayle town centre with direct access from A30 to B3302 road 
to Helston and without passing along the new main street and new neighbourhood centre. 

• The land between the new junction and the A30 could potentially be developed for 
commercial purposes 

11 
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4.4 Supporting Local Infrastructure 

Critical to the sustainable development of the new neighbourhoods 
will be the ability to deliver services and facilities for the new 
(and existing) residents, whilst linking to and upgrading existing 
infrastructure. 

• Education: A new one form entry primary school  ( with potential 
to expand to a two form entry) will be built within the new 
neighbourhoods: 

• Healthcare: Development growth in Hayle will have a significant 
impact on the delivery of health care services in the area. There 
will be a requirement to increase health care capacity by means 
of physical infrastructure, digital technology and clinical staffing 
levels. To this end mitigation will be sought from the new 
development for a range of uses and services to facilitate the 
delivery of appropriate levels of care in the area. 

• It should be anticipated that the capacity of healthcare 
infrastructure in the town will need to be improved in order to 
accommodate the increase in population. Prior to developing 
more detailed proposals for the Concept Plan area, consultation 
must be undertaken with local GP Surgeries, Cornwall Council 
and NHS Kernow to ensure appropriate healthcare infrastructure 
is incorporated into any plans. 

• If it is determined that a new GP surgery is required, more 
detailed proposals should be worked out between the GP 
Practice Partners and the developers. Any proposals arising 
from these discussions must be approved by NHS Kernow.   A 
facility may be best located within or close to the new local centre 
in the east of the development, or if the facility is required later in 
the build out, within the new neighbourhood centre. 

• Connectivity : Create a new east-west ‘main street’ through the 
development, as well as provide an opportunity to create a new 
bus route with real time information, which will enable a better 
quality service for new and existing residents. 

• Pedestrian & Cycle links: Creating a network of routes 
for pedestrians and cyclists, including new and improved 
recreational routes through the development and into the 
countryside, as well as links to the new and existing employment 
sites, rails station, primary schools, town centres and West 
Cornwall retail park. This is a priority for any emerging 
masterplan. 

• Parks & Play areas: Provide the opportunity for a new park for 
Hayle in the Penpol area in the west; provide children’s and 
youth play areas and open space across the site in accordance 
with Cornwall Council guidance on walkable distances ( refer 
to the Open Space Strategy for Larger Towns in Cornwall,          

Image 5 : New health facilities Image 6 : New primary school Image 7 : New sports provision 

Image 8 : New main street and connected street network 

July 2014) , that are linked to the pedestrian/cycle network, so 
both new and existing residents can easily access them. 

• Sports: Provide new sport pitches in the form of dual use school 
pitches ( in the east) and community pitches and changing 
facilities (to the west) that new and existing residents can utilise. 
Include a larger sports hall within the primary school to allow for 
community events and gatherings. 

• Drainage: Provide swales and attenuation ponds based upon 
SuDS best practice to ensure the new development does not 
create any flooding issues. These will also enhance biodiversity 
and be an ecological asset. Refer to the technical report for detail 
guidance on creating best practice for drainage strategies within 
a critical drainage catchment area. 

• In the long term an opportunity to enable a new junction on the 
A30 for Hayle, which will also be in response to future flood 
events at the existing Causeway road at the west of the town. 

Image 9 : New employment space integrated positively into the townscape 

Image 10 :Example of a Local Centre/ Neighbourhood centre at Poundbury, Dorset provid-
ing a small shop and associated local services 
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A30 

Main Street  

Secondary Street  

Tertiary Lane/Row 

Acces Road 

Footpath/bridleway 

Hayle Academy 

Penpol Primary School 

Bodriggy Primary School 

Hayle railway station 

Foundry town centre 

Copperhouse town centre 

Hayle Football Club 
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5 

6 

6 

7 
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Figure 7: Access Hierarchy 

4.5 Movement & Connections 

Figure 7 shows an indicative highway network and 
hierarchy that any emerging scheme is expected 
to deliver ( based on the High Lanes option 1) . 
The main principles are that; 

• There is a “Main Street” that provides a link 
from Mellanear Road to Viaduct Hill . This must 
be designed as a street, with enough room 
for buses to pass, cycle lanes, on street car 
parking, tree planting and positive building 
frontages along its length. 

• A secondary & tertiary street network 
should provide the ability for looped routes 
and connections into surrounding existing 
developments rather than cul-de-sacs. This 

will help provide a more connected town for 
pedestrians, cyclists and vehicles. 

• New development should create a network of 
routes for pedestrians and cyclists, by providing 
new/improved recreational routes through the 
development and out into the countryside; 
as well as links to the new and existing 
employment sites, the rail station, primary 
schools, both town centres and West Cornwall 
retail park. 

Figure 8:  Plan showing the potential location of local and neighbourhood centres 

4.6 Neighbourhood & Local Centre’s 

• The main street could become a “ linear “ 
neighbourhood centre including local facilities 
like a local shop such as café, offices, 
hairdressers etc focussed on the busiest 
section of the street. This would be a similar 
concept to Copperhouse but would not be a 
competing offer. 

• The local centre would be provide a focal point 
within the new development similar to a village 
centre. This could be focussed on the Primary 
School or public building 

• Development around the local centre and 
neighbourhood centre would be of a higher 
density than outlying areas within the 
development (refer to Image 8) 

• The Main street alignment and treatment 
through the neighbourhood and local centre 
area will vary to create a “square” in order 
to help with traffic calming and reduce traffic 
speeds. 

13 
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4.7 Green Infrastructure Strategy (GI) 

Figure 9 shows the main distribution of open space across the site: 

The Concept Plan has incorporated and followed the BWN (Building 
with Nature) criteria. Applicants should seek BWN accreditation when 
progressing more detailed plans for the site. Guidance from a high 
level BWN review of the Concept Plan which has been undertaken by 
an independent BWN assessor and can be found in the Launceston 
Growth Area Concept Plan: Technical paper. The text highlights how 
the concept Plan has addressed the BWN criteria and which aspects 
of green infrastructure more detailed proposals will need to focus on 
and address in seeking BWN accreditation. 

The Concept Plan Technical  document can be accessed on Cornwall 
Council’s website. The Building with Nature standards can be 
accessed here https://www.buildingwithnature.org.uk/how-it-works 

Potential new multi-use green space 
Following the workshops with land owners, councillors and CC officers, 
it was felt that the Penpol Fields area that has been identified as a 
Green Infrastructure (GI) buffer zone in the DPD and Neighbourhood 
Plan, could provide a more formal role in the green space strategy 
for the town as a potential new multi-use green space. This would 
include allotments, community orchard, play facilities (Children (Type 
4) and Youth (Type 5) including MUGA space provision) to support the 
Trellisick area and informal use (dog walking e.t.c.). It would also act 
as mitigation for loss of habitats within the main development area. 
Formal pitch provision with associated changing and club house 
facilities could also be included on the flatter ground at the top of the 
hill but flood lighting would need to be tested to ensure no adverse 
effects on the World Heritage Site and woodland planting would be 
required to provide a strong boundary. 

If Penpol Fields does not become a multi-use green space, then the 
provision of play facilities and allotments will need to be provided 
elsewhere in the concept plan in agreed locations with CC. 

Climate Change 
It is proposed that green infrastructure features such as new tree 
planting, ecological habitats and SuDS features will provide the 
necessary climate change adaptation and mitigation measures and 
help to support the Forest for Cornwall initiative. 

Sports Provision 
The proposed primary school pitches would provide additional formal 
sports pitch provision for the town and should therefore be provided 
as a dual use provision. 

The school is co-located next to the existing football pitches which 
provides the ability to start to develop a sports hub with shared 
facilities. The primary school could be built with a larger hall that could 
also dual use as a sports hall provision for community use.  The new 
extension on Penpol School and tennis club area should also provide 
for additional community sports provision including the additional pitch 
provision on the upper levels alongside Bar View Lane.   

Green Corridors 
Any emerging planning applications will need to be supported by full 
ecological, landscape and drainage surveys and strategies that will 
need to demonstrate a net 10% gain in habitat types and show an 
integrated water management and open space system. 

Bar View Lane will provide both footpath and cycle routes plus an 
enhanced wildlife corridor connection between the multi-use green 
space at Penpol Fields and the wider countryside to the south of the 
A30. An additional corridor along the top of the embankment of the 
A30 will also include connectivity onto Burnthouse Lane. Corridors 
should allow 10m land use buffer zones. The Main Street crossing 
will be designed to allow for a “stepping stone” treatment for wildlife. 
The road corridor width may narrow and tree planting will try and 
create a closed canopy over time. Light pollution may also need to be 
minimised to allow for bat activity. 

Mellanear Stream will continue to provide a green corridor through 
the site and will be protected and managed to provide an important 
drainage and wildlife feature. Further woodland and tree planting in 
this area will need to be considered in order to slow water runoff- in 
accordance with EA guidance. Any road crossings will need to be 
carefully considered to avoid any adverse effects on the stream and 
the associated landscape. Bridge crossings should be considered. 

Urban Parks & green spaces 
Smaller parks and green spaces have been included in the concept 
plan to allow for the retention of existing trees and hedgerows, better 
accessibility to play space, SuDS (Sustainable Urban Drainage 

Systems) features, growing areas, wildlife corridors and focal spaces. 

Woodlands 
The woodland block along High Lanes will be retained and protected 
and a linear park located adjacent to provide both an additional green 
space buffer, a potential SuDS feature and a wildlife connection to the 
wider landscape to the south. 

Hedgerows 
The illustrative road and block structure has been developed to retain 
hedgerows where possible  although detail design of the residential 
areas will need to show how this will be achieved in a robust and 
coherent way without detriment to either the hedgerow’s integrity or 
block structure. Existing hedgerows should be retained where possible 
and, if removed to allow for sensible and connected street patterns, 
mitigated through transplanting and creating new hedgebank’s with 
a net gain of landscape features within the concept plan. Existing 
retained corridors should be augmented with additional native planting 
and features to encourage wildlife (eg swales). 

Designing out crime 
Younger children’s play areas should be located close to dwellings 
(20m offset) to allow for greater over-looking and natural surveillance. 

Youth play provision should be overlooked and no closer than 30m to 
habitable residential rooms. 

Development blocks are arranged to provide frontage onto green 
spaces and avoid rear fences backing onto them. 

Retained hedgerows that are in the public domain and require an 
ecology ‘buffer’, resulting in a narrow but accessible space between 
the hedge and a rear garden boundary should be avoided. 

DEFRA Metric 
The council requires that all schemes will allow for a 10% net gain 
in biodiversity. This is measured both before and after development, 
according to the most up to date DEFRA Metric. 

ttp://publications.naturalengland.org.uk/publication/5850908674228224 

https://www.buildingwithnature.org.uk/how-it-works
ttp://publications.naturalengland.org.uk/publication/5850908674228224 
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Open space strategy including landscape, ecology, footpaths and 
cycle routes 

Urban park/greenspace
Penpol school - option for additional dual use sports facilities 
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Wildlife corridor / existing woodland 

Urban park/ green space 

Indicative SuDS 
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Allow for good natural surveillance from surrounding residential areas 
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Figure 9: Green infrastructure strategy 
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4.8 Delivering Employment Space 

It is recognised that housing growth needs to be supported by growth 
in the town’s economic opportunities. The concept plan proposes the 
delivery of new office space and employment space, predominantly 
in the west of the new neighbourhood alongside the A30 road, whilst 
ensuring any employment uses are an appropriate ‘neighbour’ to 
adjacent housing. 

The employment sites will offer an opportunity for inward investment, 
as well as existing businesses to grow. In accordance with the Site 
Allocations DPD the development area could provide up to 9,000 
sqm of new high quality office space and up to 14,000 sqm of light 
industrial or storage & distribution uses, with an aspiration for higher 
quality space that reflects Hayle’s coastal and estuary location and 
character. The Concept Plan identifies some employment areas with 
a hatching, which identifies some areas with potential for mixed use 
to allow some employment / residential uses. 

Key considerations for future development guidance for employment 
areas will include; 

• the need for a specific design code and detail masterplan for the 
employment areas to ensure a coherent, efficient and attractive 
layout. 

• the need to create positive, active frontages along the public 
streets. 

• the screening of service yard and bin stores from public areas. 
• the creation of attractive public realm boundary treatments (walls, 

hedgebanks, tree planting or hedges). 

Furthermore, in the long term, a new junction on the A30 will enable 
HGVs to directly access the employment areas to the south of the 
town, thus avoiding a route through Hayle town centre. 

Image 9 :Hayle marine reneweables : PBWC architects. Image 10: St Austell Print Works : ALA Architects 

Image 11 : Commercial / industrial developments  ( Redruth) Image 12 : Hayle Foundry : Stride Treglown Architects 

Image 13 : Filwood Green Stride Treglown Architects (Bristol) 

Images of exemplar/ Cornish  office & employment developments  : 
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5.0 CREATING BETTER TOWNSCAPE 

One of the main criticisms of recent planning applications along High 
Lanes has related to the poor architectural and townscape quality 
and character, together with the lack of a ‘context led’ approach to 
the design. 

To ensure that the ‘sense of place’ is reinforced, all applications 
should demonstrate how they respond to and reflect the historic 
townscape character of Hayle, which is summarised below. 

The making of Hayle: 
The town of Hayle is a product of the industrial revolution of the 18th 
and 19th centuries, with its mining area being one of the first areas 
in Cornwall to exploit its copper reserves on a large scale. The form, 
character and layout of the physical fabric of the town can be related 
to the history and development of the settlement and, in particular, 
the town’s industrial heritage and the individuals and companies that 
shaped it. 

As well as development relating directly to industrial processes and 
transportation logistics, the two principal companies in the town, 
Harvey’s and the Cornish Copper Company (CCCo), 
left a direct mark on the urban form and built environment of Hayle. 

Image 14 : Variety of housing types, Chapel Terrace Image 15 : Cornish Copper Company development of the Copperhouse area, Fore In the 19th century, CCCo laid out a grid of streets in Copperhouse Street 
within which high-density terraces of housing were developed by 
tenants. In the centre of Copperhouse they established a town 
centre, including a market house together with shops and services 
arranged along the linear Fore Street, now the B3301. 

Development around Harvey’s Foundry was later in date and 
different in character. With a fluctuating work force, Harvey’s had 
little incentive to provide workers housing. Unlike the CCCo, the 
company was unable to purchase large amounts of land. The land 
it did manage to acquire was used, in part, as farmland to feed the 
horses and mules vital for pre railway transportation of import export 
goods, but mostly in order to build large houses set in spacious 
grounds for the extensive family and directors of the firm. The 
company also developed other facilities for the company good, such 
as hotels to entertain business visitors, a school for workers and 
emporiums for the workers run by the firm itself. 

The Penpol area, between these two settlement areas, formed 
a middle ground populated by the professional classes and 
shopkeepers – those not directly linked to either company. Workers’ 
housing here was developed from the 1820s with the development Image 16 : Boundary treatment on Queens Way Image 17: Copperhouse worker’s housing at St Johns Street 
of better-quality housing around 1845. This area became more 
of a civic focus for the town during the late 19th century with the 
development of St Elwyn’s church, the Passmore Edwards Institute 
and a new Drill Hall. 

17 
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5.2 Townscape 

Broad Character Guidance : 

The history and geographical location of Hayle has created a town 
with a strong and locally distinctive character. Major elements of this 
character are defined within the Cornwall and Scilly Urban Survey: 
Historic Characterisation for Regeneration study for Hayle, includes 
the following: 

• The close relationship of the town with its spectacular natural 
setting; the estuary location with views to the beaches and open 
sea in St Ives Bay, the extensive harbour and quaysides, the 
sluicing pools at Carnsew and Copperhouse, the sand dunes of 
the Towans and the surrounding farmland inland. 

• The poly-focal development of the town with the rival centres 
of Copperhouse and Foundry, connected by the harbour and 
quays and later residential and civic development of the Penpol 
area has created a distinctive settlement form. The principal 
urban centres are on level reclaimed land. The distinctive grid of 
industrial housing at Copperhouse forms a strong urban grain in 
direct contrast to the larger, spacious and grandiose character 
and grain of Foundry, with its group of large villas and mansions 
built for the Harvey family and company managers. 

• The built environment of the town retains a number of pre-urban 
estate or farm centres with elements of 17th century fabric, 
impressively engineered quays, wharfs and canal, remains of 
industrial complexes, commercial, civic and public buildings 
and a full range of residential dwellings. Roughcast stucco 
with decorative fenestration margins and other architectural 
ornamentation is a common surface finish. Scoria block is a 
locally distinctive building material made from a waste product of 
copper smelting by the CCCo. 

For large-scale, new development within Hayle these issues can be 
the prompt for the following design principles: 

• The importance of development responding directly to its setting, 
topography and inter-relationship with the wider landscape;  

• The scope for different areas of the development to establish its 
own distinctive character and identity, which should be derived, 
in part at least, from the differing environmental character and 
context of the sites; and 

• The importance of local distinctiveness in new built development, 
based on the forms, massing, materials, textures and colours 
that relate to the area, interpreted in a contemporary manner, 
appropriate to the 21st century 

The Hayle study also includes principles to be followed for the 
physical regeneration of the town, derived directly from the 
analysis of the character areas and recommended to underpin 
all regeneration initiatives in Hayle. Whilst these principles may 
apply more directly to the regeneration of the existing fabric of the 
town, they can also be used as the foundation for design principles 
relating to completely new development, such as the large-scale new 
development under consideration within this document. These could 
include: 

• Hayle’s historic character being at the heart of an appropriate 
sense of place for new development within the town; 

• Retaining the high quality of the historic built fabric, both buildings 
and public realm, in new development areas; 

• Creating distinctive, new character areas that express and reflect 
their natural and townscape context; 

• Ensuring that all new development promotes Hayle as an historic 
Cornish town of quality, character and international significance. 

Image 18 : Built development encloses space, Chapel Hill 

Image 19 : Cottages set back from street, Bodriggy Street Image 20 : Variety of boundary treatment, Commercial Road 
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5.3 Townscape Guidance 

Detail Character Guidance 

Additional principles and guidelines that should be applied to new 
development, which retain and reinforce Hayle’s character include: 

• Creating a variety of building typologies and development densities 
that reflect and enhance the grain of the existing town and help to 
create a range of streetscapes – for example: 

1. Small houses on terraced streets; 
2. Larger houses on terraced streets; 
3. Semi-detached villas on larger plots; 
4. Detached houses in leafy suburbs; and 
5. Mixed use (shops / offices / houses / apartments etc) streets in the 

local centre; 

• Using materials and architectural details that can be found in the 
town eg render, brick, stone and slate; 

• For rendered buildings, a colour palette that reflects the subtle 
palette within the town; 

• For contemporary designs, ensuring that they also respond directly 
to the town’s character; 

• Incorporating a variety of techniques to respond to the steep 
level changes, such as: stepped buildings up the slopes; raised 
pavements; and split-level buildings; 

• Providing a variety of storey heights from small 2 storey terraces, 
taller 2 storey terraces and houses, 2.5 storey terraces and paired 
villas with rooms in the roof and 3 storey focal buildings at important 
junctions and nodes; and 

• Integrated streets and land uses with, for example, high quality 
offices and industrial units within the street scape. 

In advance of any planning applications, a Design Code for the 
site(s) will be required which will form the basis of any future 
planning application(s). This must ensure that there is a consistent 
and integrated approach to the development as a whole and that 
piecemeal or uncoordinated parcels of development are avoided. 
This document provides the first steps to make this happen, 
but must be reinforced and backed up by future, more detailed 
design work. 

Image 21 :  Commercial Road, Hayle : Main Street frontage  Image 22 :  Penpol Road, Hayle : Terraces 

Image 23 : Nansledan, Newquay Image 24: Contemporary interpretation : Trumpington Meadows, Cambridge 

Images 14, 15 (Above) :  Examples of main  ( primary Street ) townscape Images 16, 17 (Above) :  Examples of 3 bedroom terrace houses 

19 
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Image 25: Existing terraced cottages Image 27 : Villas / paired villas Image 29: Treameadow Terrace.  Hayle : rear lane 

Image 26: Contemporary interpretation : Tregunnel Hill, Newquay Image 28: Contemporary interpretation, detached and paired villas: Tregunnel Hill, Image 30: Contemporary interpretation : Trevethow riel, Truro 
Newquay 

Images 25,26: (Above) Examples of 2/3 bedroom smaller terrace houses Images 27,28: (Above) : Examples of Paired Villas Images 29,30 (Above) : Examples of rear lanes 

20 
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6.0 KEY PRINCIPLES CHECKLIST 
The concept plan and associated parameter plans provide a framework for development of the site. However, it is very important that the design and technical teams for the individual parcels of 
development that are brought forward are consistent with the core principles and aspirations for the site. 
The principles that are integral with the concept plan and the parameter plans should be taken into account for all development within the site. 
The following key principles provide a checklist that summarises the guidance provided in  the concept plan technical document as a whole. Further plans and guidelines are set out within the Technical 
Concept plan document, which should be referred to alongside this Summary document. 

General Guidance Documents: 
• All schemes should comply with the Cornwall Design Guide and Street scape Design Guide (https://1www.cornwall.gov.uk/designguide). 
• All schemes should take into account the Climate Change Action Plan published by Cornwall Council. 
• All schemes should incorporate Sport England Active Design principles, verified through cross-reference with the Active Design checklist, where applicable. 
• All schemes should conform to the Building with Nature Standards, verified through the Building with Nature checklist, where applicable. 
• All schemes should conform to the Open Space Strategy for Larger Towns in Cornwall, July 2014 
• All schemes should take into account the guidance and principles Of Secured by Design (www.securedbydesign.com) 

Layout: 
• Residential development to be in perimeter blocks providing frontage and surveillance into streets and public spaces. Rear fences onto streets and green spaces will be avoided. 
• Cul-de-sac should be avoided where possible. 
• Large expanses of ‘dead’ frontage, with limited or no surveillance, will be avoided on public facing streets. 
• The use of industrial fencing will be avoided on public facing streets. 

Land Use: 
• Density of residential development will vary across the site. Development on Main Street should have higher densities with lower densities at the edges. 

Access and Movement: 
• The Main Street to have a varied character along its length that is derived from the inter-relationship with buildings and their respective uses. Enclosure of space by buildings should define the 

character, not a linear, uniform highway corridor. 
• High quality pedestrian and cycle provision and connectivity will be provided as a priority. Pedestrian and cycle routes should be over-looked by streets with active frontages. 
• On-street, parallel parking to be incorporated within all streets in the hierarchy.    
• A mix of car parking strategies should be used including on-street, on-plot (to the side or rear) and small parking courts. 
• Parking provision should reflect Cornwall Council parking standards. E-charging points will be provided in the street and private housing areas. Car clubs will be encouraged. 
• Connectivity of the street and path networks for pedestrian and cyclists should be included both within the proposed layout and into the surrounding existing street network, to provide good 

accessibility to existing facilities. 
• All dwellings should be within 400 metres of a bus stop, which are to be located along the Main Street. 
• Cycle and pedestrian movement is to be encouraged and should be inherent in any street scape designs for the site. 

Green Infrastructure: 
• Existing hedgerows should be retained, where possible and, if removed (to allow for sensible and connected street patterns) should be mitigated through transplanting and the creation of new 

hedgebanks with a net gain (10% minimum increase) of landscape habitat within the concept plan. 
• Youth, childrens and toddler play areas should be located close to dwellings to allow for greater over-looking and natural surveillance in accordance with Fields in Trust/ CC Open Space Strategy 

guidance on size and content. 

Townscape: 
• The design of building form, massing, materials, colour and architectural details should be derived from an understanding and appreciation of the local context and historic character of Hayle. This 

should reflect the variety and character that is evident in the existing town. 
• It is important that there is a consistency and integration of character between different developers schemes. Emerging scheme will also create varied character areas that respond to the existing 

and proposed context. The Design Code for the site as a whole and for individual developments, should be formulated to ensure this co-ordination and consistency.   

www.securedbydesign.com
https://1www.cornwall.gov.uk/designguide
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Developer contributions that will be sought from all residential 
developments within the Hayle Growth Area include: 
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7.0 DEVELOPER CONTRIBUTIONS

To support the holistic delivery of the Concept Plan, it is important 
that there is a consistent approach to the collection of developer 
contributions that will enable the delivery of infrastructure, both 
within the site and addressing impacts within the wider Hayle area. 

As the allocations that make up the Concept Plan are considered 
‘Strategic Sites’, they are exempt from the Community Infrastructure 
Levy (CIL); which means developer contributions will be collected 
through Section 106 agreements. 

In addition to providing the policy level of affordable housing, there 
are four main themes for developer contributions: 

1. Transportation
2. Green Infrastructure
3. Education
4. Health

As well as the ‘standard’ developer contributions, there will also be 
additional charges to: 

a. enable the acquisition of land to deliver the primary school;
b. enable the acquisition of land for the strategic open spaces

1) within the north-west of the concept plan site, and 2) to the
south of High Lanes within the east of the concept plan site

c. support the delivery of the main street and junction
connections within the site

As the delivery of this strategic infrastructure represents an 
important component of delivering the Concept Plan, as well as 
the requirements of the planning policies for sites set out within the 
Allocations DPD, it is only fair that the land required to provide this 
strategic infrastructure is also afforded a similar land value as the 
rest of the site. Therefore, the additional section 106 charges will 
enable a form of equalisation of land values across the Concept 

Standard Transportation 
Contribution – Housing 

£3,425 per open market 
dwelling 

Standard Transportation 
Contribution – Non-residential 

£2,635 per new peak hour 
vehicle trip 

Strategic on-site Highway 
Infrastructure Contribution 

£3,122 per dwelling 

Standard Green Infrastructure 
Contribution 

£1,222 per dwelling 

Strategic Open Space Land 
Contribution 

£5,089 per dwelling 

Employment Land contribution £816 per dwelling 

Standard Education 
Contribution 

£2,736 per 2+ bed market 
dwelling 

Education Land Contribution £1,060 per dwelling 

Standard Health Contribution £672 per dwelling 

It is important to note that all of the figures provided represent the 
values at the time of writing, but they are subject to amendment/ 
indexing. Therefore, any interested party should seek the latest 
figures at the time of negotiating any land acquisitions / disposals. 

Image 31 : Contributions for education 

Image 32: Contributions for health 

Image 33 : Contributions for green infrastructure 



Hayle Growth Area Concept Plan |  Summary Document 23 

This page has been left blannk intentionally 



Hayle Growth Area Concept Plan |  Summary Document24 

If you would like this inforamtion in another format 
please contact: 

Cornwall Council, County Hall 
Treyew Road, Truro TR1 3AY 

Email: equality@cornwall.gov.uk 
Telephone 0300 1234 100 
www.cornwall.gov.uk 

22 Lemon Street, Truro, Cornwall 
www.lavignelonsdale.co.uk  | tel: 01872 273118 

Doc No. LL_347_CC Masterplanning Services_Hayle_Summary Document 
Date: 24.04.2020 
Contact: Martyn Lonsdale 
Prepared by Martyn Lonsdale & Christian Brown 

COPYRIGHT The contents of this document must not be copied or reproduced in whole or 
in part without the written consent of Lavigne Lonsdale. 

mailto:equality@cornwall.gov.uk
http://www.cornwall.gov.uk
www.lavignelonsdale.co.uk



