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THE EXISTING SITUATION (BASELINE)

4.1

Topography and Drainage

In order to understand how you can plan a site, you must first understand the
existing situation and what existing features exist that need to be retained,
protected, removed or improved. This is done by looking at the site through
various subject headings including;

Summary (refer to Figure 11)

•
•
•
•
•
•

The A30 is on embankment along the western section and cutting along
the eastern section.

Topography and drainage
Land use
Access
Heritage
Vegetation cover and ecology
Open space network

The following figures and text provide a description of the baseline situation.

The main central part of the site is on a broad plateau and is relatively flat.
The land falls away more steeply to the east and to the west.

The land fall directions mean that the drainage catchments are split
between the west and the east.
There is an existing stream ( Mellenear Stream) to the west, at the base of
the Penpol Valley, which passes under Foundry Square and into the Hayle
River. The Foundry Square area has been subject to flooding in the past
and drainage is therefore an important consideration.
Flood Zones: The proposed development sits within Flood Zone 1 based
on the Environment Agency maps.
Surface water flooding: Areas of the site could be susceptible to surface
water flooding under extreme and localised heavy rainfall events.
Critical Drainage Area:
The proposed site is within the Hayle Critical Drainage Area, identified by
the Environment Agency. The drainage requirements for this area are:
1. In this catchment SuDS design should include features to manage
water quality to protect bathing water quality.
2. All new developments will have to play their part in reducing current
rainfall runoff rates. This requirement also applies to brownfield sites
that will have to match the same standards. The surface water drainage
hierarchy should be followed by using infiltration as far as is practicable.
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3. All off-site surface water discharges from developments should mimic
greenfield performance up to a maximum 1 in 10 year discharge rate. On
site all surface water should be safely managed up to the 1 in 100 plus
climate change conditions. This will require additional water storage areas
to be created thereby contributing to a reduction in flooding downstream.
Cornwall Council reserves the right to apply stricter regulation within
Critical Drainage Areas and locations of known flood risk and drainage
issues, than those suggested by The SuDS Manual C753. This is to
ensure that development has a positive, rather than just neutral, impact on
flood risk.
Mining: Mapping indicates that there are historic mine working within
the vicinity of the masterplan area. Further investigations will be required
prior to the commencement of development to establish the position and
depth of any mine working adits and features which could be affected
by the introduction of surface water resulting from this development.
Potential instability issues should be considered, and drainage systems
appropriately designed and constructed to cater for the conditions
encountered.
The site is served by the Hayle Sewerage Treatment Works. Capacity
needs to be confirmed.

4.0
Key
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Flood Zone 1
Flood Zone 2
Stream / River / Pond
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Study area (DPD)
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Figure 11: Hayle baseline topography & flood zones
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4.0

4.2

Land Use

8b

2
Summary (refer to Figure 12)
9d

Hayle has developed as a town with three centre’s- Foundry Square to the
west, Copperhouse to the east and Marsh Lane out of town retail park,
further to the east, adjacent to the A30.
•
•
•
•

•
•
•

•

The emerging Hayle Harbour scheme will also generate a potential
fourth centre.
There is an Asda at Foundry / Hayle harbour, a Coop at Copperhouse
and an M&S at Marsh Lane.
The town has two Primary Schools; Penpol and Bodriggy. There will be
a need for a further school as part of any emerging masterplan.
The town has one state Secondary School, Hayle Academy which
takes pupils up to year 11 (GCSE). There is also a private school (St
Pirans) which takes pupils from reception to Year 11.
St Michaels Hospital provides out-patient care for a range of services.
There are industrial estates to the west on Carnsew Road and to the
east at the Guildford Road Industrial Estate and also at Marsh Lane.
There are sports provisions for tennis, football (including flood lit all
weather) ,Rugby, Cricket, bowling, golf but they are private clubs.
There is also an open air Lido for swimming. There is a shortage of
public facilities and indoor provision. Additional sports provision should
be provided in the emerging masterplan
Paradise park is the largest leisure destination in Hayle although the
dunes provide an expansive resource for tourists and locals.
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9c

4b
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9b
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Actions
• Provide additional Primary School within the development area
• Provide additional 'integrated' employment provision within the scheme
• Provide additional local facilities (convenience shop etc) in local and
neighbour centre
Figure 12: Land use
1
2
3
4 a.
b.
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Foundry Square centre
Copperhouse centre
Town council offices
Penpol School
Bodriggy School

5
6
7
8 a.
b.

Hayle Academy
9 a.
St Piran School (approx.extent) b.
St Michaels Hospital
c.
Carnsew Road industrial
d.
Guildford Road Industrial 10
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4.3

Access :

4.3.1 Vehicular
Summary
• The A30 provides the strategic road network around Hayle and
is connected with both the eastern and western ends of the town
(Loggans Mill at the east, St Erth to the west. Refer to the Hayle
Transport Strategy Map on Figure 3).
• Both junctions are nearing capacity although Cornwall Council are in
the process of finalising plans to upgrade the Loggans Mill roundabout
to provide additional capacity.
• There are capacity issues on the Carwin Rise roundabout although the
upgrades to the Loggans Mill junction will alleviate these.
• There are capacity and pedestrian accessibility issues ( sections with
no footways) along Guildford Road which provides the eastern access
into the site. This needs to be addressed with any emerging proposal
for the site to ensure good pedestrian accessibility into the town
centres.
• The St Erth Causeway has been identified as an increased risk from
future flood events relating to sea level rise, so an additional strategic
junction onto the A30 into the town is necessary. This could be either
at Tolroy or Highlanes.
• There is a perceived heavy vehicle issue along both Guildford
Road and Mellanear Road due to industrial estates to the south
(Leedstown).
• There is the potential to provide permeability and additional
accessibility onto High Lanes.
• The treatment of High Lanes needs further consideration as its function
as a primary street within the town develops. There are pinch point
issues at Penpol Hill.
Action
• Provide additional strategic main street link through the development to
connect the High Lanes to Mellarear Road and allow for an additional
A30 connection.
• Create a permeable street network with multiple connections onto the
existing infrastructure.

0

A3

Figure 13: Access
A30
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4.0
4.3.2 Pedestrian and cycle:
Summary :
• Hayle is well connected to the strategic South West Coast Path.
• Existing residents use Bar Lane and Burnthouse Lane bridleways that
connect over/ under the A30 for dog walking/ short looped walks. These
should be retained or re-provided and improved.
• There is limited cycle provision around the site although there is a
strategic cycle network identified between Hayle and Penzance.
• There are a number of existing footpaths that do not connect or are
truncated by the A30.
•

Actions :
• Incorporate footpath links into the wider setting to allow for new and
existing residents to access the countryside.
• Incorporate improved cycle routes and links into the masterplan.

•

•

•

Truncated by A30

Bridge

Underpass

Truncated by A30

KEY
Bridleway
Footpath
Byway open to all traffic
South West Coast Path

0m
Figure 14: Hayle, footpaths and bridleways
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500m

4.0
B

4.3.3 Public transport

B

B

Summary :
• A large part of the site is within a 1km walking distance from the railway
Station. Cycle and pedestrian links to the station need to be improved.
• Additional trains on the timetable should be explored.
• There are two bus stops on St Georges Hill and High Lanes that are
within a 400m walking distance from parts of the site. (Note : these need
to be confirmed due to recent changes.)
Actions :
• Additional bus stops and routes would be required in any emerging
scheme.
• Improve existing routes to the railway station and enhance the rail
service from Hayle.
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Figure 15: Hayle: public transport
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4.0
4.4

Heritage
Hayle has a rich history related to its role as a significant harbour and
engineering centre, particularly in the context of Cornish mining. The
historic built-up area of Hayle, together with the harbour and quays,
were included within the Cornish Mining World Heritage Site [WHS]
inscribed in 2006. The site of the new neighbourhoods is outside the
WHS but adjoins it and therefore forms part of both its immediate and
wider setting.
The WHS aligns closely with the designated area of Hayle Conservation
Area, although this also includes areas of the town developed after the
1914 cut-off date of the WHS, and is slightly wider in extent, particularly
along the south side of the town around Penpol / St George’s Road.
There are numerous listed buildings across the town, again with
a notable concentration around the scheduled monument (Old
Ropeworks) in and around Mill Pool / Penpol. Fig 17 shows the historic
designations and listed buildings in Hayle.
The WHS is a landscape designation, and the site will need to consider
the setting of the WHS and respond accordingly, not only with regards
to the quality and approach to the design of the buildings and spaces
and views, but also in terms of wider landscape impacts. There is a
subtle variation in historic landscape character across the master-plan
area, and this, as well as the archaeological potential of individual
sites and assets, will also be an important element in considering local
distinctiveness and influencing place-making within the wider area.
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The heritage context should therefore form an important consideration
and a Heritage Impact Assessment utilising the adopted WHS
Supplementary Planning Document (2017) and the ICOMOS Guidance on Heritage Impact Assessments for Cultural World
Heritage Properties (A publication of the International Council on
Monuments and Sites January) 2011, will be required to inform and
support any emerging planning applications.
A Heritage Impact Assessment was prepared to support the allocation
of the masterplan site within the Cornwall Site Allocations DPD, which
should be referred to, to inform the more detailed assessments.
The Cornwall and Scilly Urban Survey Report (https://www.cornwall.
gov.uk/environment-and-planning/strategic-historic-environmentservice/guidance/appraisals-and-surveys/cornwall-and-scilly-urbansurvey/towns/), provides a detailed character analysis of Hayle
[based on the detailed Hayle Historic Survey of 2000] and should also
be referred to, to inform and support heritage impact assessments
and planning applications. Engagement with Historic England is also
advised.
Actions :
•
Need to test the visual and historic impact on the World
Heritage Site and to incorporate appropriate mitigation where
necessary.
•

Incorporate the historic footpaths and lanes into the scheme
where possible.

4.0

Figure 16: Historic assets
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4.0
4.5

Vegetation Cover and Ecology:
Summary
•

•

•

•
•

There is limited vegetation cover on the upper plateau other than
well defined hedgerows within the site. These need to be retained
and protected where possible although it is acknowledged that
the scheme layout and proposed block structures may mean
that some of these need to be translocated.
Figure 18 shows the extent and location of the “medium” value
hedgerows. These should be retained where possible. From an
initial walk over survey, there are no “high” value hedgerows
within the site area. Bar View Lane, the northern section of
Strawberry Lane, Burnthouse lane and the Mellanear Stream
have the potential to be important wildlife corridors are important
wildlife corridors connecting the north and south. ( Note : Initial
walkover surveys have been completed although access to the
Barview area of future housing growth was not possible. Further
ecology surveys need to be carried out to inform any emerging
planning applications.).
Low value hedgerows could be removed but the soil making
material (seed bank) will be used to form new hedgebanks on
site.
Mellanear Stream is an important wetland habitat and will be
retained with a 10m minimum buffer.
There are small pockets of secondary woodland adjacent High
Lanes on the site which should be retained (refer to Figure 19).

• Strawberry Lane
• Burnthouse Lane

• Bar View Lane

Actions
•
•

•

36

Retain important hedgerows where possible.
There should be a net 10% (minimum) gain in habitats and
hedgerows / hedgebanks across the site. Hedgebanks should
be incorporated into the street scenes where appropriate to
reflect the inherent character of the site.
Wildlife corridors will be incorporated into the scheme .

• Mellanear Stream
Figure 17: Hayle, vegetation cover and ecology
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Site boundary
Extended site boundary
Woodland belt
Hedgerows

4.0

Figure 18: Existing hedgerow importance (Tamar Ecology 2019)
Medium value
Low / Medium value
Low Value
Areas with no landowners access
Areas under development

Figure 19: Initial ecology survey findings (east) (Tamar Ecology 2019)
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plantation

4.0
ogi
Rationale

Ecological
Value
feature
Designated sites

Scrub

Site

Bramble scrub in semi-improved field (TN3) and along
bridleway (TN12). Also scattered in former plant nursery
(TN4) and on waste land (TN5).

Hedgerows

Site

The site supports a network of Cornish hedges but these
are of variable quality and connections to the wider hedge
network are limited by the A30 to the south and
development to the north.

Semiimproved
grassland

Site

A single unmanaged field with tussocky grassland and
habitat transitions with scrub, bracken and tall ruderal (TN3)

Improved &
poor semiimproved
grassland

Negligible

Low wildlife value

Arable

Negligible

Low wildlife value

Running water

Site

The stream has been modified by culverts upstream and
downstream of the site and water quality is poor. However, it
provides habitat diversity within the site (TN9)

Tall ruderal

Site

Small area of tall ruderal/scrub on waste ground (TN5)

Inundation
wetland

Site

A small area of marshy vegetation adjacent to the stream
which adds habitat diversity (TN8)

Buildings

Negligible

Residential properties are mainly of recent construction
(post 1970s) and in good condition and so appear to offer
limited potential habitat for roosting bats and nesting birds.
Outbuildings on waste ground may have more potential but
there was no access to inspect these further (TN5).

Bats

Site

There are no trees with bat roost potential and most of the
buildings appear to have limited potential. The disused mine
shaft may provide roosting habitat if it remains open. The
tunnel under the A30 linked to hedges H49 & H50 could be
used for roosting but this lies just outside the site boundary.
The hedge-lined lanes and the stream corridor provide
potential foraging and commuting habitat but there are
limited foraging opportunities elsewhere on the site.

Otter

Negligible

No signs of otter noted during the survey. The stream is
poorly connected to the catchment and the Hayle Estuary,
as upstream it is culverted under the A30 and downstream it
is piped under the town. The stream has no breeding habitat
for otter or significant fish populations for foraging.
No badger setts found. Mammal paths do occur over some
of the hedgerows which could be attributable to badger but
no other evidence found. It is likely that the site is used for
occasional
Rationaleforaging, in combination with surrounding
farmland.

Tregonning
Hill SAC

International

The SAC is of international importance for its lower plants.
Tregonning Hill is not identified as a European Site which is
vulnerable to recreational pressures (Cornwall Council,
2017).

Marazion
Marsh SPA

International

The SPA is of international importance for its wintering and
migratory birds. Marazion Marsh is not identified as a
European Site which is vulnerable to recreational pressures
(Cornwall Council, 2017).

Hayle Estuary
to Carrack
Gladden SSSI

National

The Hayle Estuary is of national importance for its wintering
and migratory birds. The Hayle Land Allocation site lies
345m from the SSSI within a SSSI Impact Risk Zone. Much
of the SSSI has open access and residential schemes of
>50units are considered a risk. Natural England should be
consulted.

Wheal Alfred
SSSI

National

The SSSI is of national value for its geological interest. This
is unlikely to be affected by development.

Gwithian to
Mexico
Towans SSSI

National

The SSSI is of national importance for its sand dune system
and rare plants. The Hayle Land Allocation site lies 765m
from the SSSI within a SSSI Impact Risk Zone. The SSSI
has open access and residential schemes of >50units are
considered a risk. Natural England should be consulted.

Loggans Moor
SSSI

National

The SSSI is a species-rich meadow and marshland with an
old system of ditches and streams. There are no public
footpaths through the nature reserve.

Marsh Lane
Meadows
CWS

County

The CWS is designated for its wetland habitats. There are
no public footpaths and it is unlikely to be affected by
increased visitor numbers.

Badger

Site

Hayle Estuary
CWS

County

The CWS is linked to the Hayle Estuary SSSI and supports
important populations of waders, wildfowl and gulls. It could
also be affected by increased visitor pressures to the
Estuary from local residential development.

Ecological
feature

Value

Hedgehog

Site

A small breeding hedgehog population may be present in
hedgerows and scrub.

Birds

Site

The hedges, scrub and small woodlands provide nesting
habitat for a diversity of common farmland birds, including
possibly low numbers of UK priority species. There are no
nest/roost sites for barn owl and limited foraging habitat
within the survey area. The stream is unsuitable for
kingfisher.

Fish

Negligible

The stream and pond are unlikely to support significant fish
numbers or breeding populations.

Reptiles

Site

The former nursery (TN4) and adjacent waste land (TN5)
provide good reptile habitat and may support small breeding
populations of slow worm and common lizard. Hedges with
gaps in stonework may also be used.

Amphibians

Site

The pond and adjacent wetland provide habitat for
amphibians and small breeding populations of common toad
and common frog are likely.

Invertebrates

Site

The majority of the site is arable or improved pasture which
offer limited invertebrate habitat. The hedgerows and
pockets of woodland, scrub and the stream corridor are
likely to support a range of common species.

Plants

Site

The farmed fields have limited botanical interest. The
hedgerows and stream corridor have the most floral
diversity but the site is unlikely to support any rare or
notable species due to limited habitat quality. Montbretia
occurs in some of the hedgerows. This is an invasive plant
and a negative ecological feature.

Gwinear Tips
and Trungle
Valley CWS

The site is designated for its woodland and habitats on mine
spoil. It is unlikely to be affected by increased visitor
numbers.

County

Species

Habitats
Broad-leaved

Figure 20: Initial ecology survey findings (west) (Tamar Ecology 2019)

Small area of wet willow woodland alongside stream. One of

Site

woodland
Ecological
feature

Value

few areas of semi-natural habitat (TN11). Small pockets of
Rationale

Mixed
plantation

Site

Small mixed plantation alongside A30 (TN6)

Scrub

Site

Bramble scrub in semi-improved field (TN3) and along
bridleway (TN12). Also scattered in former plant nursery
(TN4) and on waste land (TN5).

Hedgerows

Site

The site supports a network of Cornish hedges but these
are of variable quality and connections to the wider hedge
network are limited by the A30 to the south and
development to the north.

Semiimproved
grassland

Site

A single unmanaged field with tussocky grassland and
habitat transitions with scrub, bracken and tall ruderal (TN3)

Improved &
poor semiimproved
grassland

Negligible

Low wildlife value

secondary woodland at TN1 and TN7.

Arable

Negligible

Low wildlife value

Standing water

Site

A man-made pond adjacent to the stream which adds
habitat diversity to the farmed landscape (TN10)

Extract from Tamar Ecology survey report; evaluation of ecological features

Table 1:
Tall ruderal

Site

Small area of tall ruderal/scrub on waste ground (TN5)

Inundation
wetland

Site

A small area of marshy vegetation adjacent to the stream
which adds habitat diversity (TN8)

Buildings

Negligible

Residential properties are mainly of recent construction
(post 1970s) and in good condition and so appear to offer
limited potential habitat for roosting bats and nesting birds.
Outbuildings on waste ground may have more potential but
there was no access to inspect these further (TN5).

Bats

Site

There are no trees with bat roost potential and most of the
buildings appear to have limited potential. The disused mine
shaft may provide roosting habitat if it remains open. The
tunnel under the A30 linked to hedges H49 & H50 could be
used for roosting but this lies just outside the site boundary.
The hedge-lined lanes and the stream corridor provide
potential foraging and commuting habitat but there are
limited foraging opportunities elsewhere on the site.

Otter

Negligible

No signs of otter noted during the survey. The stream is
poorly connected to the catchment and the Hayle Estuary,
as upstream it is culverted under the A30 and downstream it

Species
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4.0
4.6

Open Space Network
•
Summary

Actions

Figure 21 shows the approximate distribution of open space facilities
in the town, taken from the CC Hayle Town Framework Study 2012.
Based on the findings of the Open Space Strategy for Larger Towns in
Cornwall ( Adopted July 2014), there is a higher than average level of
formal open space and natural open space in the town. There is also
very good play provision at Hayle Recreation Ground. However, there
are shortfalls as follows:
•

Accessibility to play provision in the Trellisick area ( west of the
town) is poor,

•

Accessibility to natural/ larger open space to the south of the
town in limited.

•

There is a 84% lower than average provision of public sports
provision. There are however private cricket, rugby, bowls,
tennis and football clubs in the town.

•

Following the stakeholder consultation, there is a demand for a
community orchard and allotment space.

•

There is limited sports hall provision

There is a perceived demand for a meeting hall / sports gathering
venue in the town.

4.7

•

Consider dual use school provision to enhance the community
sports offer

•

Consider building a sports hall associated with the new primary
school

•

Consider play& sport provision/ allotments and community
orchard provision in the Penpol Fields area.

Land Ownership
Summary
There are a number of land owners within the site area. The majority
of whom are interested in developing their sites.
The key will be to try and ensure that the site is developed in a
coherent and connected way - rather than piecemeal cul-de-sacs
and that community facilities are provided as part of the overall
masterplan.
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4.0

HAYLE TOWN FRAMEWORK OPEN SPACE

1:17,500

Legend
Open Spaces Typology
1. Parks and gardens; Amenity green space; Civic spaces
2. Natural and semi-natural green spaces, Green corridors, accessible countryside in urban fringe areas
3. Public access sports facilities (outdoor): available for community games
4. Children's play area - equipped
5. Provision for teenagers - equipped facilities
6. Allotments, community gardens, and city (urban) farms
7. Cemeteries and churchyards
© Crown copyright and database rights 2014 Ordnance Survey 100049047

Figure 21: Hayle; Open Space Network (CC Hayle Town Framework Study 2012)
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8. School pitches and outdoor sports club facilities. (No or limited public access)

4.0
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