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material considerations indicate otherwise. In this case the current Development Plan
covering Hayle comprises the saved policies of the Cornwall Structure Plan and the
Penwith District Local Plan. Other material considerations include national planning
policy as set out in Planning Policy Statements and Planning Policy Guidance Notes. The
following policies are deemed relevant:
Cornwall Structure Plan 2004
Policy 1 Principles of Sustainable Development
Policy 2 Character Areas, Design & Environment
Policy 3 Use of Resources
Policy 13 Tourism & Recreation
Policy 28 Accessibility
Penwith District Local Plan

Figure 1: Site Location at Carwin Rise, Hayle

1.0 Introduction
Lavigne Lonsdale; Urban Designers & Landscape Architects, and Ocean Architects were
appointed by Walker Developments (SW) Ltd to prepare a new State of the Art rugby
facility layout on 18 acres 7(.43 ha) of land at Carwin Rise, Hayle (refer to Figure 1
above). The site is currently ‘green field’ but is used for agricultural purposes. The team
have also been working closely with the following consultants in the preparation of this
scheme; Hydrock Byways & Highways, H2OK, Tamar, Ian Farmer Associates and AC
Archaeology.
Pre-Application discussions have been held with Jeremy Content and Sue Walters
(Development Control) of Cornwall Council (the Local Planning Authority) over the last
12 months.
2.0 Planning Policy Context & Review in Relation to Scheme
Section 70 of the Town and Country Planning Act 1990 states that when determining
planning applications the local planning authority shall have regard to the provisions of
the Development Plan, while Section 38(6) of the Planning and Compulsory Purchase
Act 2004 says that the determination must be made in accordance with the Plan unless

Policy ST1 Plan strategy
Policy GD1 Integration of development with surroundings
Policy GD3 Incorporation of landscaping and planting within development
Policy GD5 Requirements for safe movement of traffic
Policy CC1 Protection of landscape character etc
Policy TV1 Focus of development on main towns, maximisation of use of previously
developed land, protection of character/setting
Policy TV16 Focus on major retail, office, entertainment, leisure and community
developments within main towns
Policy R1 New or improved recreational and sports facilities
Policy CS4 Floodplains and areas at risk from flooding
Policy CS5 Control of proposals affecting quality of groundwater
Policy CS6 Surface water disposal, rainwater harvesting and sustainable drainage
systems
PPS4: Planning for Sustainable Economic Growth
PPS13: Transport
PPG17: Planning For Open Space, Sport and Recreation
PPS23: Planning and Pollution Control
Appendices 1 titled ‘Planning Policy Context & Review in Relation to the Relocation
Scheme’ to the rear of this Design & Access Statement provides more detail on why the
rugby club relocation proposal to Carwin Rise accords with the policies set out above.
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East: To the east of the site are agricultural fields. An electricity pylon is located just
beyond the north eastern corner of the site with the electric cables running in a south
east to north west direction.
South: To the south of the site is the road known as Carwin Rise which is the main road
from Loggans Moor Roundabout on the A30 to Connor Downs to the north east. Carwin
Rise runs the entire southern length of the site and is the former A30 main road prior
to the construction of the dual carriageway A30. There are two field gate access points
to the site off Carwin Rise located at the south eastern and south western corners of
the site from the road. Beyond the road to the south is Carwin Rise farm which includes
a farmhouse and a number of farm outbuildings within which a farm shop is located.
West: To the west of the site is a stream which the site topographically falls towards
and an area of trees and shrubs (north west corner). Beyond the stream is the
Travelodge hotel and Shell petrol filling station.

Figure 2: Site Topography Plan

3.0 Baseline Survey
3.1 Topography
Figure 2 shows the topographic nature of the site.
The levels are gently sloping from east to west with the overall gradient being 1:24 with
less slope to the east and more to the west. Levels are flattest to the east of the site. The
fall across the site is approximately 16 metres in total.
3.2 Land Use & Access
Figure 3 adjacent shows the land use distribution and highway network around the site,
this is described below:
The Application Site: The application site is existing agricultural land and is made up of
one large field and part of another field, totalling 7.43 hectares. The main boundary to
the site fronting Carwin Rise and part of the eastern boundary is a Cornish hedge.
Boundaries to the north and west are post and wire fencing. Although not shown on the
adjacent plan in the northern part of the site running in an east west direction is an
electric power line. A telephone aerial mast is located in the south western corner of the
site.
North: Immediately to the north of the site is the A30 trunk road which runs the entire
length of the northern boundary. Beyond the A30 to the north west is the Loggans Moor
SSSI with more agricultural land further to the north east.

Figure 3: Site and Surrounding Land Uses Plan

3.3 Agricultural Land Classification
Agricultural Land Classification (ALC) classifies the quality of the land for agricultural
growing purposes from grade 1 to grade 5. The Magic ALC puts the site as grade 3 and
the Natural England ALC is inconclusive of the sites grade. Within grade 3 grading can
be split between grade 3a and 3b. Figure 4 over the page shows the Magic and Natural
England’s ALC grading charts in the south of England and the Hayle area respectively.
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Further assessment work by a local land surveyor I H Mann FRICS, FAAV concluded
that the classification was predominantly grade 3b, approximately 6 ha in total with
an element of 3a , approximately 1 ha. Figure 5 adjacent shows the split of 3a and 3b
land (with the redline marking the site boundary) from the report undertaken by I H
Mann.

Figure 5: I H Mann, Agricultural Land Classification Plan

3.4 Vegetation Cover

Figure 4: Magic & Natural England Agricultural Land Classifications

The site is farmed
throughout the year
with hedge boundaries
being kept tight to
maximise the land
available
for
cultivation, vegetation
cover is therefore
limited. The majority of
the vegetation cover
associated with the site
is on the field boundary
hedges
(Cornish
hedges) located on the
Figure 6: Vegetation Cover Plan
southern and eastern
boundaries. These are established hedge banks which have been cut regularly to a low
profile. On the Cornish hedge that dissects the site in a south east to north west
direction there are some minor trees growing on the hedge at the north western end,
these are small and not of any great importance. Its northern boundary is marked by
the roadside hedge and planting along the A30, which merges at its western end into
more dense tree belts beyond the site boundary. The north eastern site boundary is
marked in part by a hedge, but about two-thirds are not marked by any physical
feature where the boundary cuts across the open field. In the south western corner of
the site there is an area of scrub vegetation which has been left to grow and not
maintained because it is too close to the stream and not suitable for farming purposes.
Figure 6 adjacent shows the vegetation cover on the site and around it.
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3.5 Geology and Contamination
Both desktop and intrusive site investigations in the form of trial pits were undertaken
on the site to better understand the geology and potential for any contamination; and
a contamination land search request to the County Council was made to ascertain if
their records had recorded anything either on the site or near to the site. The summary
from the three reports (desktop and intrusive investigation by Ian Farmer Associates
and desktop record search by Cornwall Council, all of which are part of the application
submission package) are as follows:
In geological terms the ground conditions are deemed acceptable to allow shallow
spread foundations for the clubhouse building to be built on the site. However the
underlying strata of Mylor Slate may give a greater bearing strength and consideration
may be given to extending the foundation depths. Figure 7 adjacent shows the location
of the 21 trial pits across the site.
In terms of contamination there does not appear to be any contaminates to worry
about other than the usual potential for radon which is widespread throughout
Cornwall. As the site is classified as a Radon Affected Area, radon protective measures
should be installed in the proposed development in line with BRE guidelines.
3.6 Flood Risk & Foul Drainage
3.6.1 Flood Risk
The site is located within Flood Zone 1 and as such is not at any direct risk of flooding.
Percolation tests were carried out and have demonstrated that the subsoil is not
suitable for the use of infiltration methods as the sole means of surface water disposal.
Figure 7 shows the three locations where the percolation tests where undertaken (trail
pits 1 to 3). The potential for a sustainable drainage system to be installed as part of
the development has been investigated and it is concluded that an attenuation based
system to serve the development will be necessary.
3.6.2 Foul Drainage
The nearest public sewers to the development site are located some 450m to the south
and south west of the site. The sewers to the south of the site are located in the region
of Marsh Lane, while the sewers to the south west are located in the region of the
B3301 and Loggans Moor. A connection to either of the public sewers identified is
likely to be highly problematic due to the distance of the sewers from the site, the
topography of the area, the presence of several watercourses and highways, as well as
land ownership issues. For these reasons it is not considered that a connection to the
mains foul water drainage system is feasible in this instance. A private sewage disposal
system within the development site is therefore the next most favourable option for
the development.

Figure 7: Intrusive trial pits to investigate geology, contamination and soil permeability

3.7 Visual Assessment
Key Viewpoints:
The photomontages in Figure 8 on the following page are viewpoints of the site from
the, east, west, north and south. They show the following:
From the East: This is a viewpoint taken close to the site along Carwin Rise which shows
the site falling away from vision with the Towans in the background above and behind
the houses of Loggans Way/Close and Kernick Way. The eastern part of Hayle can be
seen to the left of the photo and Carwin Rise farmhouse beyond again in the
foreground.
From the West: Taken from the Towans beyond Kernick Way looking towards the site it
shows the Carwin Farm buildings immediately behind. It shows that the site is not on
the skyline and has further agricultural land on higher land beyond it.
From the North: Taken from a slightly lower level than that of the site, it appears to be
hidden by vegetation in the foreground and because of the way the site levels fall.
Immediately behind the site is the Carwin Farm buildings and the buildings within the
nearby industrial area. Further agricultural land is located beyond the site in the
distance.
From the South: Taken from beyond the industrial estate the site is not particularly
visible because of the way in which the site levels fall away. In the foreground are the
Carwin Farm buildings with the Towans and Gwithian village in the background.
A Landscape and Visual Impact Assessment (LVIA) has been produced by Lavigne
Lonsdale which goes into detailed assessment of the landscape and visual issues of the
site and its surrounding area, this is part of the application package.
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From the EAST

From the WEST

From the NORTH

From the SOUTH
Figure 8: Viewpoints of the site
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4.0 Proposed Development
4.1 The Consultation Process
4.1.1 Discussions with the Planning Authority
Formal discussions have taken place with Cornwall Council planning officers throughout
the process of developing the scheme. These discussions, together with comments made
by local residents and other stakeholders have both directed and informed the changes
made to the proposal between the Hayle Rugby Club Relocation Proposal public
exhibition in January 2010 and this planning application.
4.1.2 Consultation with the Public
Public Engagement & Consultation
Public and local stakeholder engagement and consultation activity took place between
January 2010 and September 2010. Throughout the engagement and consultation
process Walker Developments & Hayle RFC sought to engage with a wide range of local
stakeholders likely to have an interest in, or be affected by, the proposal including
residents, local businesses and local representatives. Hayle RFC’s two day public
exhibition was held jointly with Asda in January 2010 at the Passmore Edwards Institute
in Hayle with two VIP preview evenings for local councillors and the Hayle Chamber of
Commerce. Figure 9 on page 10 shows the public consultation boards that were on
display. The public exhibition and preview evenings offered a chance for members of the
local community and their representatives to engage directly with the Hayle RFC and
Asda teams and discuss both proposals. The exhibition was publicised widely and during
the course of the two days it is estimated that around 400 members of the public visited.
In April 2010, given the village's proximity to the proposed new store, Hayle RFC and
ASDA held a dedicated Angarrack Q & A drop in session (see extract in Figure 9 – invite
letter to residents) at the Angarrack Community Hall. Around 100 residents attended the
session and a wide range of issues were discussed. Throughout the public engagement
and consultation process Walker Developments in conjunction with Asda have
endeavoured to keep local stakeholders informed of the progress of the proposal:
• via letter and meetings with stakeholders;
• via a website www.asdahayle.co.uk;
• via the local media using press releases (see extract in Figure 9);
• and by responding directly to enquiries.
4.2 The Scheme Approach
Initially there were two key factors in how the scheme was approached: 1) what was the
development brief for the relocation site; and 2) finding a suitable site that is acceptable
to HRFC’s requirements and would be in planning terms acceptable to the Local Planning
Authority (LPA). Below, the first two sections 4.2.1 and 4.2.2 summarise these precursor
requirements with the subsequent sections detailing the design and access elements of
the scheme.
4.2.1 Hayle Rugby Club’s Development Brief
In October 2008 Hayle Rugby Football Club (HRFC) set a brief for the new facility
requirements. Figure 10 adjacent is a copy of this brief.

In summary the principle requirements were for
a new low maintenance clubhouse with an
internal area of 850sqm, two senior rugby
pitches with drainage, a seating stand for 150
people, parking for 120 cars with at least two
coach parking bays. In terms of land take area
this equated to approximately 12 acres / 4.9 ha.
There were other factors that although were not
written on the development brief sheet were
discussed such as:
1) the room to have the flexibility to grow at
some future point. At this point in time this is
not an immediate aspiration and sustainable
growth is paramount given the fate that has
come to other rugby clubs in the County where
their growth has proved unsustainable;
2) The location of the new facility in terms of
exposure to prevailing winds and the height of
any potential site as winds especially when
being so close to the north coast and its
elements make for very poor playing conditions.
Historically HRFC were located on high level
exposed land and the reason for moving away
from this location was the exposure to the
elements which created poor playing conditions;
3) HRFC are happy at their existing location as it
is close to the A30 with good access for its
players and travelling teams and road frontage
which lets people know where they are and
helps with advertising the club and attracting
players and new members.

Figure 10: HRFC Development Brief

The Rugby Football Union and Sport England
As part of the design process and indeed
thereafter the planning application process it
was understood that there would be a
requirement to satisfy the guidance of HRFC’s
governing body the Rugby Football Union (RFU)
and Sport England to ensure that the new
facility is an improvement on the existing one
and that the facilities are up to the required
standards necessary as a member of a governed
body. As part of the design process the RFU’s
and Sport England’s guidance notes were
consulted, Figure 11 adjacent shows a selection
of some of the guides that have been used to
inform the design.

Figure 11:
RFU &
Sport England Guidance Documents
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Figure 9: Public Consultation Boards, a Press Release and the Invite to Angarrack Residents to the Q&A Session
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4.2.2 Finding the Right Site
There are many factors that influence the most suitable location, some of which will be
in conflict with one another especially when taking into consideration what might be
suitable from the rugby clubs perspective is not necessarily in planning terms and vice
versa. In order to ensure the best opportunity of finding the most appropriate site a
scoring matrix was devised and all of the potential site options were scored based on
the different matrix criteria. The key test criteria's were as follows:
• HRFC’s development brief including the guidance requirements of the RFU and Sport
England
• Local Plan Policies and the Local Development Framework
• Agricultural Land Classification
• Land Ownership
• Visual Impact & Floodlighting Impact
• Landscaping & Trees (vegetation cover)
• Accessibility & Sustainability
• Other Factors:
Ecology
Flood risk & Surface Water
Ground conditions/contamination/mining
Archaeological

Once into the site from the access, the internal road thereafter has both coach parking
and car parking either side of it. Further car parking is provided off the access road
towards the clubhouse with disabled parking being closest to the clubhouse building.
Figure 13 the Master Plan on page 12 shows the access off Carwin Rise into the internal
access road and parking areas. The point of access out of the site has the necessary
visibility splays to ensure safe egress.
In order to improve other forms of access both on site and off site, pedestrian and
cycle paths have been proposed as part of the scheme. Off site an extension to the
existing adopted path network at the Loggans Moor roundabout will extend up Carwin
Rise towards the new facility terminating at the south western corner of the site.
Figure 12 below shows the proposed off site footpath and cycle path improvements
from Loggans Moor roundabout to the edge of the site. From this point onwards a
private path on the inside of the hedge boundary to the road along Carwin Rise will
lead up to the site and then into the car park and onto the clubhouse so that both
cyclists and pedestrians can safely access the facility, see Figure 13 on page 12.

Based on the assessed criteria the proposed relocation at Carwin Rise scored as the
best location and is hence the reason why an application is being submitted for this site
in preference to any other potential sites in the Hayle area. The scoring matrix has
been produced as a document called ‘Potential Relocation Site Selection Assessment’
and is part of the planning application submission.
4.2.3 Development Phasing – the potential for a Phase 2 Expansion (training area)
Although not part of the original brief, the potential for a dedicated training area was
discussed between the HRFC, the developer (Walker Developments) and the
landowner of the relocation premises. Because of the layout of the proposed club
facility an area of land (some 2.5 ha/6 acres) is left over which could be utilised as a
future rugby club related use. The most appropriate use seemed to be an area for
training but it could also be some other related use at a future point in time. It was
agreed between the parties that as part of this planning application it would include a
training area to give the club greater flexibility with its future rugby club operation. For
HRFC the new ‘State of the Art’ facility is an exciting step into the unknown and so
whilst they do not exactly know the likely status the club will take or indeed aspire to,
keeping the approach flexible seems to be a sensible approach. It has been agreed
between the parties that the future of the ‘Training Area’ will be discussed at a later
point in time either post the outcome of the planning application or once the new
facility is in operation.
4.2.4 Access, Parking and Sustainable Transport
Access
The new facility will be accessed off Carwin Rise which is a local road (the former A30)
which links Hayle to Connor Downs.

Figure 12: Off site footpath and cycle path improvements

Access for Maintenance
The existing agricultural gate access located off Carwin Rise at the eastern end of the
site will be retained for maintenance purposes, marked as point 5 on the Master Plan,
Figure 13. This will allow the landscaping in this part of the development to be
maintained. Within the site there is also a grasscrete access track (marked as point 12
on the Master Plan) which allows vehicle access for purposes such as grass cutting and
emergency vehicles. The existing access in the south western corner of the site marked
as point 4 on the Master Plan will be closed.
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Figure 13: The New Club Facility Master Plan for Carwin Rise
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4.2.4 Continued – Parking
The parking schedule is as follows:
Cars = 122 (6 of which are disabled)
Coaches = 4 bays
Motorcycle = 4
Bicycle = 14 covered

The disabled parking bays, motorcycle spaces and the covered bicycle stands are located
close to the clubhouse for ease of access and security reasons. The bicycle stands will help
to encourage more sustainable forms of transport.
Sustainable Transport
The proposed transport improvements in terms of foot and cycle path provisions both on
site and off site along with the coach and bicycle stands all help to provide a more
transport sustainable facility. In order to further the sustainability of the facility HRFC will
enter into a Travel Plan to encourage more sustainable forms of transport including also
for example car sharing and public transport such as local bus services and rail. Further
information on improving sustainable travel can be found in the Travel Plan document
which will accompany the planning application.
Furthermore patrons of the new facility will be able to use the free bus service that the
new Asda foodstore operates to get from Hayle town centre and other Asda bus
destinations to the Asda. From the Asda the new rugby facility is only a 500 metre walk
away.
Investigations with bus operators are still ongoing to see if on Saturdays a bus service can
do a drop off/pick up from the new rugby facility. One bus company has already
confirmed that they would be prepared to divert one of their bus services on Saturday
match days during the rugby season. This option could potentially be trialled for three
months to see how popular it is. There would be a cost attributable with this deviation in
service that both HRFC and the developer would need to discuss.
4.2.5 Layout, Scale & Architecture
4.2.5.1 Layout
HFRC’s development brief and both the RFU’s and Sport England’s guidance have had a
major influence on how the site is best laid out however other site specifics factors such as
topography, adjacent land uses which may pose a constraint to development and weather
elements also have an influence along with planning policies.

The principle land uses which make up the layout of the site are the two senior pitches,
the clubhouse and the car park (the training area being a potential phase two
development).

Figure 13 on the previous page shows how the site is laid out; to the south is the car and
coach parking; the clubhouse is located centrally with the first team pitch and the second
team pitch flanking it to the north east and the south west respectively; landscaping is
principally located to the north, south east and west of the development. The
orientation of the development is diagonal in consideration of compass points and so
taking the front of the clubhouse as being the elevation that faces the first team pitch, its
orientation is north eastwards.
The reasons for the scheme layout are as follows:
• The clubhouse orientation ensures that spectators viewing from the first team pitch
stand have better viewing quality because they are not viewing into the sun and they are
sheltered from the prevailing weather elements.
•The clubhouse located between the two pitches gives easy access to both pitches.
• The clubhouse location allows dual viewing from and within the clubhouse to both
pitches i.e. the seating stand, the spectators viewing balcony, the second team viewing
area and the glazed viewing area from the main lounge.
• The car park is close to the clubhouse and the pitches.
• Rugby pitches are land hungry which in conjunction with the A30 and Carwin Rise road
which are constraints to development will inform the optimum way in which the scheme
can be laid out.
The playing surfaces
The senior playing pitches are constructed on two levels which take into account the
falling site contours. The first team pitch, being located to the higher north side of the
clubhouse gives the pitch a preferable orientation for viewing matches from the seating
stand and balcony with spectators being unaffected by the low winter sun path and also
the prevailing south westerly winds and is in accordance with the RFU and Sport England
guidelines. In the first phase of development (should HRFC decide not to come forward
with the second phase) the second team pitch can be used for training and mini rugby
whilst the club settle into their new facility. Provision for training areas have also been
considered to the south eastern end of the site as part of a potential phase two
development as already highlighted in section 4.2.3.
4.2.5.2 Scale
The scale of the proposed development is in keeping with the character of the site. The
only built forms of the development are the clubhouse and the car park. The clubhouse
sits within the site like a barn within an agricultural landholding with site levels being
tiered down the site based principally on three levels, the 1st team pitch, the second
team pitch and the training area. Figure 14 below is an east west cross section through
the site showing the clubhouse building within the proposed new rugby club grounds.
Figure 14: East west cross section of the new rugby club facility
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Figure 15: Clubhouse Elevations & 3D Computer Generated Views

Figure 16: Clubhouse Ground and First Floor Plans
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4.2.5.3 Architecture
The design has been delivered using HRFC’s development brief and strict guidelines
taken from both the RFU and Sport England which lay down exact policy and design
standards to be followed when planning a new sporting facility.
• Concept (see Figure 15 Clubhouse elevations and 3D computer generated views)
The visual appearance of the clubhouse has been informed by its location within its
agricultural surroundings. The use of local stone, locally sourced natural timber
cladding, profiled metal roof with an exposed steel structure gives the clubhouse a
quasi-agricultural appearance, reflecting a barn or other large farm building. This
concept is further strengthened with the installation of large full height barn-like doors
that operate on overhead running gear and guides which enable the building to be
secured and ‘closed up’ when not in use, effectively hiding away the larger glass
windows, panels of the main entrance and the terraced balcony level, making the
building secure.
• The Clubhouse & Facilities (see Figure 16 Ground & first floor plans)
The proposed clubhouse incorporates an excellent range of rugby orientated facilities
which will cater for both the senior and junior sections of the rugby club. The design
orientation and location of the clubhouse on the site is such that both pitches can be
viewed from the first floor main clubhouse lounge which offers a unique opportunity
and experience over any other clubhouse in the County. The proposed clubhouse
offers a large first floor main bar with an external terrace which is covered by the
overhanging mono-pitch roof offering substantial protection to spectators from the
elements. At ground floor level there is a 150 seat terraced covered stand installation
that is also partly covered by the roof overhang and is located as to be sheltered from
the prevailing winds. The clubhouse also has a smaller separate lounge bar which could
be used for special functions. It is provided with a good sized kitchen, an office and
meeting room facilities adjacent to the main bar areas. Members of the club will have
the use of a good size fitness gym that is located on the first floor.
The comprehensive changing facilities will cater for a number of teams, up to six at any
one time (ideal for mini/junior rugby and tournaments) with separate changing rooms
for match officials. The simple layout of the changing rooms located off a central
players corridor allows for two of the changing rooms to be separated from the main
players corridor to one end to allow for ladies teams or junior teams to occupy them
even when the senior teams are using the four main changing rooms. This allows for
more privacy or if enhanced child protection is required to the mini’s children teams.
The Design Key Features:
● Inclusive Access - The building will be fully accessible for the less able with widened
parking bays located close to the clubhouse entrance, level entry to the main reception
and access to pitch side, lift access to the first floor facilities, wide circulation routes
and purpose designed WC facilities. This will be further enhanced by carefully selected
materials and surface finishes throughout the facility all in accordance with best
practice and DDA requirements.

● Materials and Detailing - The clubhouse will be constructed to a high standard of
robust detailing which will incorporate increased levels of insulation to the building
fabric achieving low running costs and low energy use over the lifetime of the building.
● General construction - materials and workmanship will be carefully selected so as to
be, wherever possible, locally sourced and sustainable.
● Services – The building will utilise where appropriate the latest technology with
regard to heating the building to reduce the use of fossil fuels and the lifetime carbon
footprint of the building. Sustainable and renewable energy sources will be considered
including the potential for solar panel hot water provision and air source heat pumps
for general space heating.
● Playing Surface and Grounds - The pitch construction will deliver a high quality and
level playing surface with a system of under pitch surface water drainage that will allow
the pitch to be played upon in all but the worst of conditions.
4.2.6 Floodlighting and its Use
Both of the playing pitches are to be provided with
floodlighting to a standard recommended by the
RFU which is insurable by the club to allow
continued play in bad light, evening training
sessions and the occasional evening fixture. Eight
columns are located on the first team pitch and six
on the second. Each lighting column is 15 metres in
height.
In terms of the use of the floodlighting it will be
limited to times during match days when light is
bad and weekday evenings for only a few hours at a
time for purposes of training and the occasional
evening match, during the winter/rugby season
months only, typically being October through to
the end of February. Floodlighting will not be
required beyond 10pm at night with the typical
weekly requirements being as follows:
Monday – required 6 times per year.
Tuesday – 7 until 9 for training, winter evenings
Wednesday – required 6 times per year for games
Thursday – 7 until 9 for training, winter evenings
Friday – 6 until 7.30 mini rugby, winter evenings
Saturday - match days during bad light
Sunday - occasional fixture during bad light

Figure 17:
Typical Floodlighting Column

The lighting design is provided for by lighting specialists Highlights Floodlighting and
has been designed to minimise light spill and impact in the setting. The Highlights
floodlighting specification is included as part of the planning application submission
and the Lavigne Lonsdale LVIA (also part of the submission) provides detail on
floodlighting.
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4.2.7 Sustainability – Renewable Energy; and Recycling & Waste
Renewable Energy
HRFC wanted a facility that helped its long term sustainability so that it can keep running
costs down. Although the form of sustainable energy source has not yet been decided
something either like solar panels and or air source heat pumps will be incorporated into
the scheme.
Recycling & Waste
It is not envisaged that the club will generate a significant amount of waste. The club will
however recycle recyclables such as glass, plastic, paper and cardboard. They will also be
encouraged to compost food wastes given that there will be an area set aside for
composting the cut pitch grass. A waste and recycling store and collection point is
located between the seating stand and the clubhouse on the south east corner of the
clubhouse, see Figure 16.
4.2.8 Surface Water and Foul Water Disposal Solutions
Surface Water
It is proposed to provide an attenuation based system to serve the development. The
conceptual design of an attenuation drainage system to serve the development has been
carried out. This makes use of an underground attenuation tank with a flow control
device and a swale and pipe to convey water to a stream located to the south west of
the site. Figure 18 below is an extract from the proposed surface water disposal plan
which shows the car park, the under pitches drainage system and the clubhouse draining
to an attenuation tank to hold and control the discharge of the surface water into the
swale which in turn flows into the stream by pipe. The discharge of surface water from
the site shall be restricted to the pre-development sites greenfield run-off rates for
storms up to the 1 in 100 year event. Appropriate planting and the variation of the width
and depth of the swale could also enhance the amenity/habitat value of the drainage
system.

Foul Water
It has been proposed that surface water from the site shall be disposed of to the
stream just beyond the south west boundary of the site, via a swale and a pipe which
runs along the north-west boundary. It is proposed that foul water from the
development shall be biologically treated in a private treatment plant, and then
disposed of in the same way.
Discharging the treated effluent into the surface water discharge pipe would be the
most economic option. As dilution within the pipe cannot be guaranteed, it is
recommended that treatment to a high standard is achieved prior to discharge. The
discharge from such a system would be regulated by the Environment Agency using
their Environmental Permitting system. Figure 19 below is an extract from the foul
water disposal plan which shows how the foul water from the clubhouse discharges to
a treatment plant and then as treated water to the surface water system thereafter.
Further detailed information on both the surface water and foul water solutions will be
available as part of the H2OK Flood Risk Assessment and Foul Drainage Statement and
accompanying plans which are part of the planning application package of information.

Figure 19: Proposed foul water layout

Figure 18: Proposed surface water and SUDS layout
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4.2.9 Landscape & Vegetation Cover
It has already been mentioned in 3.4 that the site has little vegetation cover to impact upon. Figure 20 the proposed soft works plan below shows significant areas of new planting to the
north, south west, south and west perimeters of the site which will help to mitigate the hard landscaped areas of the new clubhouse facility and the car park.
Figure 21 below also shows the proposed planting schedule for the site which includes a mix of trees, shrubs and grasses including native trees and wildflower grasses. With the
necessary cut and fill operation for a land hungry use there will inevitably be a landscape and visual impact however this will be mitigated in time by the greening of the new pitches, and
by proposed tree and landscape planting. Furthermore the configuration of the site would allow the layout of pitches, parking and surrounding green space with sufficient area for
enclosing woodland, which in time would soften and partially or fully screen the site. The proposed landscaping scheme will have a positive affect on ecology within the site helping to
provide better habitats for local wildlife.
Further information on the proposed hard and soft landscaping and the landscape and visual impact assessment will be available within the Lavigne Lonsdale package of information that
accompanies the application.
Figure 20: Proposed soft works (landscaping) plan

Figure 21: Proposed planting schedule

17

4.2.10 Levels & Retaining

5.0 Summary & Conclusion

Levels
In order to accommodate the large level playing surface areas a cut and fill operation is
necessary. The key indicative levels across the site will be as follows:

This Design & Access Statement has explained how the assessment, evaluation and
consultation process have helped to shape and influence the design proposals for the
new rugby club facility for Hayle Rugby Football Club.

1st Team Senior Pitch: 20.75m AOD
Car park: 21.35 to 20.50m AOD
Clubhouse (Pavilion) outside: 20.75m AOD
2nd Team Senior Pitch: 18.95m AOD
Training Area/Zone: 15.50 to 13.50m AOD

In brief summary, the proposed development will…

The finished grounds levels have been informed by an efficient cut and fill exercise that
was undertaken as part of the design process. The aim is to step the levels down the
natural fall of the site to minimise the shifting of soil within the site and the importing
and exporting of soil to and from the site. Figure 13 the Master Plan shows red lines
which represent the proposed land contour levels created across the site.

• look to encourage other non car forms of transport to the rugby club facility by virtue
of improved cycle access, provision of cycle parking together with improved access to
the new bus services and bus stops, as outlined by section 4.2.4 Access Parking &
Sustainable Transport.

Retaining Features
The majority of retaining features on the site take the form of embankments which are
required to achieve the level surfaces for the two rugby pitches. There are only two
constructed retaining features which take the form of gabion baskets. These are
located on the eastern corner of the car park retaining the landscaped area to its south
and in the north western corner of the second team senior pitch retaining the pitch
above the area of landscaping as per Figure 22 below. These retaining features are
approximately 20 metres and 27 metres in length respectively. The hard works plan
accompanies the application.

• have taken account of an extensive consultation exercise both with the local planning
authority and the wider public as outlined by section 4.1 The Consultation Process.
• have taken account of a detailed appraisal of the local area surrounding the site.

• cater for people with special needs and provide access for all, as outlined in 4.2.5.3
Architecture under Inclusive Access.
• incorporate a robust and sensitive landscape scheme as outlined by section 4.2.9
Landscape & Vegetation Cover. Visual impacts would be mitigated in time by the
greening of the new pitches, and by proposed extensive tree and vegetation planting,
which in time would soften and partially or fully screen the site. When mitigation
measures have matured, no residual adverse landscape and visual impacts are
predicted to remain during daylight hours and the surrounding landscape would not be
unduly adversely affected.
• establish new habitats for different forms of wildlife that do not currently exist within
the site with the creation of the swale sustainable urban drainage system and the tree
and vegetation planting scheme.
• the floodlighting will only be used for a couple of hours every week day evening for
training and the occasional evening match during the winter months between October
and February; and when there is poor light during match days. Night time impact will
therefore be limited because of the short duration of use.
• provide design proposals for the site which create a new modern and sustainable
rugby club facility, which sits well within the current surrounding land use context.

Figure 22: Retaining features – on the north western corner of the second team pitch and the
eastern corner of the car park

• the general clubhouse design has been approached to deliver a simple and functional
facility that offers a modern state of the art sporting venue that will continue to give
Hayle RFC and the community of Hayle one of the best rugby venues in the County for
many years to come.

• Ensure and secure the long term future of Hayle Rugby Football Club with the future
possibility to sustainably extend the facility should the rugby club and its membership
decide to do so.
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APPENDICES 1
Policy Context

Planning Policy Context & Review in Relation to Hayle Rugby Football Clubs Relocation to Carwin Rise
Section 70 of the Town and Country Planning Act 1990 states that when determining planning applications the
local planning authority shall have regard to the provisions of the Development Plan, while Section 38(6) of the
Planning and Compulsory Purchase Act 2004 says that the determination must be made in accordance with the
Plan unless material considerations indicate otherwise. In this case the current Development Plan covering Hayle
comprises the saved policies of the Cornwall Structure Plan and the Penwith District Local Plan. Other material
considerations include national planning policy as set out in Planning Policy Statements and Planning Policy
Guidance Notes.

Development should seek, in the first instance, to improve existing tourism and recreation sites and infrastructure
in sustainable locations, with major development being in, or well related to, the existing towns. Hayle RFC is a
key part of the community and provides recreation opportunities for both players and spectators, and as well as
rugby the Club also hosts meetings and functions, social and bingo clubs. The existing facilities at Marsh Lane are
now in need of substantial refurbishment that the Club cannot afford to undertake. The proposed relocation will
provide much improved facilities at Carwin Rise and will secure the future of the Club and ensure it continues to
perform its role as a focus for the community and a recreational venue.

Cornwall Structure Plan 2004
Policy 1 of the Structure Plan sets out principles for sustainable development and states that:
“Development should bring about a long term and sustainable improvement to Cornwall's economic, social and
environmental circumstances without harming future opportunity. Development should be compatible with:
the conservation and enhancement of Cornwall's character and distinctiveness;
the prudent use of resources and the conservation of natural and historic assets;
the regeneration of towns and villages in meeting the needs of their population and surrounding area;
fostering the links between the environment and the economy;
a reduction in the need to travel, whilst optimising the choice of modes, particularly opportunities for walking,
cycling and the use of public transport;
access for all sectors of the community to well paid and rewarding employment, satisfactory housing and
adequate services and facilities; and
meeting needs where they arise”.

Policy 28 relates to accessibility and seeks to minimise the need to travel and to increase choice of travel by
walking, cycling and public transport. In that respect, the proposed development is in the same locality as the
existing rugby ground and will be accessible by a choice of means of transport, notably buses. Provision has been
made for bus access and parking within the development, and visitors will also be able to make use of the free
bus service that Asda are proposing between Marsh Lane and the town centre (assuming permission is granted
for Asda’s development).

The proposed development at Carwin Rise satisfies the above criteria, being sited close to the existing rugby club
site at a location that is accessible by a variety of modes of transport. The built development will be kept to a
minimum with the majority of the site remaining open sports pitches. In enabling the relocation of the rugby club
from its existing site on Marsh Lane the application will also be facilitating the development of a new Asda
foodstore on the Club’s existing site (the subject of a separate application by Asda): that store will address the
need for improved food shopping in the town and will be instrumental in clawing back trade that is currently
being lost to stores outside Hayle, which will reduce vehicle mileage and emissions.
Policy 2 states that the quality, character, diversity and local distinctiveness of the natural and built environment
of Cornwall should be protected and enhanced. Throughout Cornwall development must respect local character
and, inter alia, contribute to the regeneration, restoration, enhancement or conservation of the area and
positively relate to townscape and landscape character through siting, design, use of local materials and
landscaping. The conservation and enhancement of sites, areas, or interests, of recognised international or
national importance for their landscape, nature conservation, archaeological or historic importance should be
given priority in the consideration of development proposals. The application site has not been identified as
being of any landscape or nature conservation importance, with the majority of the site having been latterly used
for the cultivation of cabbages. The landscape visual impact assessment submitted with the application
demonstrates that the proposed development will be acceptable in terms of its impact on the character of the
area, while the ecological assessment concludes that the site is of low ecological importance.
Policy 3 of the Structure Plan states that development must make prudent use of natural and built resources and
energy conservation and that development should give priority to the re-use of previously developed land and
buildings to meet development needs and protect the best and most versatile agricultural land. Land at risk from
flooding should be avoided with a sequential approach to site selection giving priority to low risk areas.
Sustainable drainage techniques for dealing with surface water run-off should be incorporated and development
should avoid, directly or indirectly, risk of significant levels of pollution or contamination to air, land, soil or
water, including noise and light pollution. Energy conservation and the utilisation of renewable energy sources to
reduce energy consumption and CO2 emissions are encouraged, as are sustainable construction principles. The
application site does not comprise the best and most versatile agricultural land and lies outside the Environment
Agency’s defined flood zones. Sustainable drainage has been incorporated and the impact from noise and lighting
will be within acceptable limits: the floodlights required by the Club are designed to minimise light spillage and
will only be operated in early evenings during the winter months. An intrusive land contamination survey and, if
necessary, remediation works, may be conditioned by the Council if they consider it necessary. However the fact
that the site has a long history of use for crop cultivation suggests that the likelihood of significant land
contamination is remote.
Policy 13 says that the quality and opportunity for tourism and recreation should be enhanced by improvements
to existing resources and through appropriate new provision.

Penwith District Local Plan
Policy ST1 of the Local Plan seeks to focus new development on the main urban centres of Penzance/Newlyn, St.
Ives and Hayle. The proposed development complies with that, being located on the edge of Hayle in close
proximity to the current rugby ground at Marsh Lane.
Policy GD1 requires that development be integrated with its surroundings in terms of scale, siting and design and
be in keeping with the character of the district. Again, it is considered that the proposed scheme accords with
this policy, being accessible and close to the existing commercial development on the eastern edge of the town,
including the petrol filling station and Travelodge that adjoin the site; the pub/restaurant, McDonalds and
Premier Inn just to the south and the West Cornwall Shopping Park and industrial estate on Marsh Lane.
Policy GD3 states that new development should, where appropriate, incorporate landscaping and planting which
reduces its impact on the environment and which reflects the character of the surroundings and provides
screening shelter and interest. The submitted landscape scheme accords with this policy.
Policy GD4 relates to the provision of services and the prevention of pollution and flooding, and states that
development will not be permitted where it would cause significant harm as a result of inadequate provision for
sewerage/sewage treatment; water supply and surface water drainage; the prevention of noise, light, air or water
pollution and the prevention of flooding. As noted above in relation to Policy S3 of the Structure Plan, the
application site lies outside the defined flood zone and the development will be served by a sustainable drainage
scheme incorporating a private sewage treatment plant. In terms of flooding and the potential impact from noise
and lighting, the development has been assessed as being acceptable.
Policy GD5 requires that the development must be able to accommodate the safe movement of traffic without
the need for any alterations to the access or surrounding roads that would have a significant adverse effect on
the character or amenity of the area. The Transport Assessment demonstrates that that can be readily
accomplished.
Policy CC1 says that development should not significantly harm the landscape character, amenity, nature
conservation, archaeological, historic or geological values of the coast and countryside. As previously noted the
application site has no specific landscape designation and ecological and archaeological assessments have also
indicated the site is of low significance. The development scheme, incorporating sensitive landscaping, will
therefore not conflict with the requirements of this policy.
Policy TV1 focuses development on the larger towns, including Hayle, and seeks to maximise the use of previously
developed land. Any development in or on the edge of a settlement should be well integrated into the form of
the settlement; not have an adverse effect on areas of amenity, recreational or wider environmental value; and
be of a scale and design that is in keeping with the character of the settlement. The application accords with the
principles expressed in this policy, since a search for alternative sites that could accommodate the relocation of
the rugby club failed to identify any brownfield locations that were both suitable and available. The development
as proposed has kept the built element to a minimum and is considered to be acceptable in terms of its likely
impact on the character and amenity of the area.

Policy TV16 relates to the development of retail, leisure and community facilities and requires a sequential
approach to site selection where the first preference must be sites within the town centres, followed by sites
on the edge of centres and only then out-of-centre locations. The application site constitutes an out-of-centre
site, however it was chosen only when no available and suitable site could be identified within or on the edge of
either of Hayle’s two defined centres. In recent years substantial amounts of commercial development has
taken place on the eastern periphery of the town, to the east of the A30 trunk road, and the locality is
considered to be suitable and available to accommodate the rugby club, as evidenced by the fact that the
existing rugby ground is only a short distance away. The new site is considered to be accessible and is in close
proximity to other ‘town centre uses’ such as the shopping park, hotels, McDonalds, Lidl and Brewers Fayre
pub.
The Local Plan recognises the importance of sports and recreation and places a strong emphasis on provision in
the main centres of population (such as Hayle) in order to maximise accessibility. It notes that local sports
facilities can be local centres of community activity, particularly in smaller settlements. The provision of new
facilities in the larger towns is covered by Policy TV16 (already noted above), but Policy R1 is also permissive of
the provision of new or improved recreational and sports facilities in or on the edge of the smaller towns and
the villages, provided the proposal is in keeping with the character and amenity of its surroundings and the
scale is appropriate to the needs of the locality.
Policies CS4 and CS5 require that development should have no adverse impact in terms of flooding or the
quality of groundwater. Policy CS6 encourages the inclusion of source control techniques for surface water
disposal; rainwater harvesting and sustainable drainage systems. As previously noted, the proposed
development incorporates a sustainable drainage scheme and has been assessed as acceptable in term of the
potential impact on flooding: The proposed surface water drainage will incorporate an attenuation scheme that
will restrict discharge from the site to the pre-development green field run-off rate.
PPS4: Planning for Sustainable Economic Growth
Planning Policy Statement 4: Planning for Sustainable Economic Growth (PPS4) sets out the Government’s
national policies on ‘economic development’, which includes leisure and sport and recreation uses, and says
that planning applications that secure sustainable economic growth should be treated favourably.
In respect of development control, Policy EC10 says that local planning authorities should adopt a positive and
constructive approach towards planning applications for economic development and that applications that
secure sustainable economic growth should be treated favourably. However all economic development
proposals should be assessed against the following series of impact considerations:
CO2 reduction;
Accessibility by a choice of means of transport;
Quality of design;
Regeneration impacts;
Local employment impacts
Policy EC14 highlights the need for impact and sequential assessments to be prepared for proposals for main
town centre uses. Policy EC15 details the sequential assessment required for proposals that are not within a
centre or in accordance with the development plan, where sites must be assessed for their availability,
suitability and viability and where preference must be given to sites within defined centres, followed by edgeof-centre sites accessible by a choice of means of transport; while Policy EC16 sets out the criteria for assessing
impact. However while a rugby club would come under the definition of sports and leisure it is questionable
whether Policies EC14-EC16 are relevant in this instance, since the size and type of development proposed is
not one that is likely to be suitable for providing within a town centre. Notwithstanding that, no other sites
have been identified within or on the edge of either defined centre that are available and suitable to
accommodate the relocation of the rugby club, and the development is therefore considered to accord with the
PPS4 sequential test. In terms of its potential impact, the development involves the relocation of the existing
Club and self-evidently will not have any adverse effect on the vitality or viability of either of Hayle’s town
centres, which is the main consideration for PPS4.
PPS13: Transport
Planning Policy Guidance Note 13: Transport’ (PPG13) sets out the Government’s policies in relation to
transportation and land use planning, which they seek to integrate in order to promote more sustainable
transport choices for people; promote accessibility to jobs, shopping, leisure facilities and services by public
transport, walking and cycling; and reduce the need to travel, especially by car.

Within rural areas most development for uses such as jobs and shopping should be located in local service
centres which are designated in the development plan to act as focal points for housing, transport and other
services and should encourage better transport provision in the countryside.
Paragraph 23 of the guidance is clear in requiring Transport Assessments to be submitted with applications for
developments that will have significant transport implications. The coverage and extent of the assessment
should reflect the scale of development and the extent of the transport implications of the proposal. For major
proposals it should illustrate accessibility to the site by all modes of transport and the likely modal split of
journeys to and from the site, and give details of proposed measures to improve access by public transport,
walking and cycling.
The planning application is accompanied by a Transport Assessment that demonstrates that the development
will be acceptable in highway terms. The application site is in fact only a short distance away from the existing
rugby ground.
The relocation of the Club to Carwin Rise will also facilitate the development of the existing rugby ground for a
new Asda store, which will provide substantial highway benefits including reducing the need for local residents
to travel outside Hayle for their main food shopping, and the implementation of improvements to the A30
Loggans Moor roundabout.
PPG17: Planning For Open Space, Sport and Recreation
Planning Policy Guidance Note 17 (PPG13) sets out the Government’s policies in relation to the provision of
open space and land for sports and recreation. In relation to the provision of new sports and recreation the
guidance states that local authorities should, inter alia:
locate more intensive recreational uses in sites where they can contribute to town centre vitality and viability;
avoid any significant loss of amenity to residents, neighbouring uses or biodiversity;
improve the quality of the public realm through good design;
add to and enhance the range and quality of existing facilities;
carefully consider security and personal safety, especially for children;
assess the impact of new facilities on social inclusion; and
consider the recreational needs of visitors and tourists.
Specifically in relation to larger scale developments, including those that will accommodate large numbers of
spectators or which will function as a facility for community based sports and recreation, the guidance says that
these should be located in areas with good access to public transport. As noted above and in the Transport
Assessment, the proposed development fulfils that criteria. It will provide improved facilities for the existing
local rugby club and will be built to a high standard of design.
PPS23: Planning and Pollution Control
Planning Policy Statement 23: Planning and Pollution Control (PPS23) sets out the Government’s land use
planning policies in relation to the development of land that might impact on health. Paragraph 2 of the
guidance states that any consideration of the quality of land, air or water and potential impacts arising from
development, possibly leading to impacts on health, is capable of being a material planning consideration, in so
far as it arises from or may affect any land use. It notes that the presence of contaminated land can present
risks to human health and the environment, which adversely affect or restrict the beneficial use of land, but
that development presents an opportunity to deal with these risks successfully. It also notes that
contamination is not restricted to land with previous industrial uses but can occur on greenfield as well as
previously developed land and can arise from natural sources. Paragraph 15 states that local planning
authorities must be satisfied that planning permission can be granted taking full account of environmental
impacts.
Paragraph 18 advises that the Government’s objectives for contaminated land are:
To identify and remove unacceptable risks to human health and the environment;
To seek to bring damaged land back into beneficial use; and
To seek to ensure that the cost burdens faced by individuals, companies and society as a whole are
proportionate, manageable and economically sustainable.
Paragraph 23 states that when determining planning applications the potential for contamination to be present
must be considered in relation to the existing use and circumstances of the land, the proposed new use and the
possibility of encountering contamination during development.

Local Planning authorities are required to satisfy themselves that the potential for contamination and any
risks arising are properly assessed and that the development incorporates any necessary remediation. Annex
A of the guidance provides details of matters to be considered when taking decisions on individual planning
applications.
A Phase 1 geo-environmental study has been undertaken on the application site and has identified the
potential for elevated heavy metals, radon and made ground. However subject to further intrusive
investigation and, if necessary mitigation works (both of which may be conditioned by the Council if they
think it expedient), this is not considered to be a barrier to the development of the site. Its long time use for
the cultivation of crops suggests that the potential for any serious ground contamination is low.
PPS24: Planning and Noise
National planning guidance on minimising the adverse impact of noise is provided in Planning Policy Guidance
24: Planning and Noise (PPG24). Paragraph 2 advises that the impact of noise can be a material consideration
in the determination of planning applications and that the planning system has the task of guiding
development to the most appropriate locations, ensuring that, wherever practicable, noise-sensitive
developments are separated from major sources of noise and that new development involving noisy activities
should, if possible, be sited away from noise-sensitive land uses. However paragraph 10 acknowledges that
much of the development that is necessary for the creation of jobs will generate noise, and the planning
system should not place unjustifiable obstacles in the way of such development.
In terms of the potential impact from the proposed development, the nearest sensitive location is the
Travelodge hotel to the south. However this caters predominantly for business travelers who are unlikely to
be present during match days. Moreover matches are not played early in the morning or late at night,
meaning the potential for disturbance to hotel residents will be minimal. The first team pitch will also be
situated at the eastern end of the site, furthest from the existing built-up development. The proposed
development is therefore expected to have no unacceptable impact in terms of noise generation.
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