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1 EXECUTIVE SUMMARY 

1.1 This Supporting Planning Statement (“SPS”) has been prepared by Asteer Planning LLP 

on behalf of Story Homes Limited (“Story Homes”/”the Applicant”) in support of an outline 

planning application with all matters reserved save for the principal means of access. The 

description of development is as follows: 

“Outline planning application (with all matters reserved save for the principal means of 

access) for a residential development of up to 350 homes (Use Class C3) and a 186.9 sqm 

(2,012 sqft) community hub (Use Classes C3, E and F), with associated habitat creation, 

landscaping, open space, parking, footpaths/cycleways, drainage and other infrastructure.” 

1.2 The site comprises vacant, previously developed land and buildings, centrally situated 

within Chorley and exceptionally well positioned to support wider regional growth. It has 

excellent strategic connectivity, with an opportunity to build on the accessibility of the site 

by different modes of transport, which will capitalise on the inherent physical and 

economic links across the north west. It is in a prime location for residential-led 

development which will also deliver improved transport infrastructure, facilities and fully 

accessible open space for existing and future residents. Therefore, the proposed 

development is well positioned to contribute positively to the Borough’s growth ambitions, 

whilst also making effective and efficient use of previously developed land within an 

accessible and sustainable location. 

1.3 The vision for the site is to deliver a development that provides an exceptional quality of 

place, underpinned by the highest standards of design and sensitive placemaking. The 

proposed development will deliver the homes that people need, responding to the acute 

housing and affordability crisis in the Borough by delivering the type, tenure and quality of 

market and affordable housing, alongside community infrastructure, that will create and 

support a new community. The vision for the site is supported by a generous landscape-

led masterplan that respects the wider Green Belt and woodland context and provides 

new greenspaces, green infrastructure and habitats as a fundamental element of a new 

landscape framework. 

1.4 The remainder of this section provides a high-level summary of the proposals and the 

compelling reasons why it is wholly appropriate for residential-led development and 

should be approved by Chorley Council without delay. 

 



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

2 
 

 

Story Homes’ Proposals at the Former Camelot Theme Park 

1.5 A Site Wide Illustrative Masterplan (not for approval) has been prepared that is 

underpinned by robust parameters (for approval) informed by the site’s opportunities and 

constraints to present a development that capitalises on the site’s location and responds 

to the site’s opportunities.  

1.6 The proposed development will deliver up to 350 high-quality homes, of which 50% will be 

affordable, in addition to a Community Hub (Use Classes C3, E and F) to serve residents 

of the proposed development and other occupiers on the site (including the adjacent 

hotel), as well as providing an additional community resource for the wider community. 

1.7 A Sustainable Transport Strategy has been prepared and is included within the submitted 

Transport Assessment. A number of improvements are proposed to local infrastructure 

as part of the proposed development, including improvements to specific Public Rights of 

Way (“PRoW”), provision of a bus stop within the site, improvements to Park Hall 

Road/Wood Lane, and a financial contribution towards the cutting back of vegetation, 

replacing stiles with kissing gates, and no-dig surfacing improvements to specific PRoW. 

1.8 The proposed development includes the provision of new green spaces that are to be 

accessible to the public, including informal open space, such as a trim trail to create 

informal woodland play, and formal open space, such as a Local Area for Play (“LAP”) and 

a Locally Equipped Area for Play (“LEAP”). The proposed green infrastructure is extensive 

and covers 14.23ha (over 55%) of the site. An Illustrative Landscape Strategy Plan (not 

for approval) has been prepared by Trevor Bridge Associates to inform the landscaping 

proposals to be brought forward at reserved matters stage.  

1.9 Therefore, the proposed development will enhance the appearance of this vacant, derelict 

site by delivering substantial improvements to the quality of the site through its 

redevelopment for a high-quality residential-led development. 

Appraisal of the Proposals 

1.10 According to the adopted Policies Map, the majority of the site is allocated as a Previously 

Developed Site in the Green Belt (Policy BNE5). The parts of the site that fall outside of 

the Policy BNE5 allocation will not accommodate built development. 

1.11 The North East Lancashire Structure Plan (1979) was the first planning document to 

designate Green Belt land within Central Lancashire. This established the original extent 
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of the Lancashire Green Belt. Today, over half of Central Lancashire is designated as 

Green Belt, with Chorley having the highest proportion of land covered by this designation. 

1.12 It is evidenced within this Supporting Planning Statement that the proposed development 

would not be inappropriate development in the Green Belt having regarding to paragraph 

155 of the NPPF. Furthermore, in complying with the Golden Rules, and having regard to 

paragraph 158 of the NPPF, “significant weight” should be given to the proposed 

development in favour of the grant of planning permission. Nevertheless, if the Council 

were to disagree with the Applicant’s assessment against paragraph 155 of the NPPF, the 

Applicant successfully demonstrates that: 

1. The proposed development accords with paragraph 154(g) of the NPPF and is, thus, 

not “inappropriate” development in the Green Belt. 

2. In any case, the following Very Special Circumstances (“VSCs”) exist: 

a. The Development Plan is ‘out of date’ and inconsistent with the NPPF as it fails 

to plan for or meet up to date need for housing and, therefore, the housing 

policies that are most important for determining the application are out of date.  

b. There is an identified need for market and affordable housing in Chorley. 

c. The proposed development will make effective use of a vacant previously 

developed site, which the Council have allocated as a Previously Developed 

Site in the Green Belt. 

d. There are a range of social, environmental and economic benefits that will be 

generated by this proposal. 

1.13 The application also demonstrates that the proposed development accords with the 

Development Plan and NPPF when read as a whole. Furthermore, in accordance with 

paragraph 11(d)(ii) of the NPPF, the adverse impacts of the proposed development do not 

significantly and demonstrably outweigh the benefits of the proposed development when 

assessed against the policies in the NPPF taken as a whole. 

Conclusion 

1.14 Overall, the redevelopment of the site provides a transformational opportunity to 

redevelop a sustainable previously developed site. It represents a beneficial use of 
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brownfield land to meet local housing needs and will bring back to life a major previously 

developed site which, over the past 13 years, has fallen into significant disrepair. 
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2 INTRODUCTION 

2.1 This Supporting Planning Statement (“SPS”) has been prepared by Asteer Planning LLP 

(“Asteer Planning”) on behalf of Story Homes Limited (“Story Homes” / “the Applicant”) in 

support of an outline planning application for a residential-led development at the Former 

Camelot Theme Park, Chorley (“the site”). The application red line boundary is enclosed 

at Appendix 1. 

2.2 The description of development is as follows: 

“Outline planning application (with all matters reserved save for the principal means of 

access) for a residential development of up to 350 homes (Use Class C3) and a 186.9 sqm 

(2,012 sqft) community hub (Use Classes C3, E and F), with associated habitat creation, 

landscaping, open space, parking, footpaths/cycleways, drainage and other infrastructure.”  

2.3 This document provides a detailed description of the application site, development 

proposals and relevant planning considerations. It assesses the proposals against 

relevant national and local planning policy and guidance, and presents the key benefits of 

the scheme as part of an overall planning balance. 

2.4 The proposed development is described fully in the Design and Access Statement 

prepared by e*SCAPE Urbanists and presented on the application drawings. The 

application proposals have been developed in consultation with Chorley Officers and 

Lancashire County Council (“LCC”) as part of pre-application discussions, other key 

stakeholders, and the local community. A community consultation exercise has been 

undertaken by the Applicant and the community consultation process is described fully in 

the Statement of Community Involvement (“SCI”) prepared by Cavendish Consulting. 

Background 

2.5 Section 4 of this Statement sets out the background to the Camelot Theme Park site. 

2.6 Camelot Theme Park first opened to visitors in 1983 and operated seasonally until it 

closed in 2012. In 1995, the Theme Park was attracting 500,000 visitors. However, this 

figure had declined to 336,204 visitors by 2005. The following timeline details the use of 

the site prior to its closure in 2012: 

• February 2009 – Following the continued decline in visitor numbers, Prime Resorts 

(the owner at that time) announced that the Theme Park was in receivership and would 

not reopen for the 2009 season. 
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• March 2009 – The adjacent hotel was purchased by Lavender Hotels. 

• April 2009 – The remaining parts of the Park were bought by Story Group. 

• May 2009 – The Park was reopened and operated by Knights Leisure Ltd. 

• November 2012 – Knights Leisure Ltd closed the Park after 3 further years of declining 

visitor numbers. A number of rides and Theme Park infrastructure were subsequently 

removed, but large parts of this infrastructure remain. 

2.7 Story Homes acquired the former Camelot Theme Park (excluding the adjacent hotel) in 

2009. The site that is the subject of this planning application extends to 25.55 hectares 

(“ha”). The majority of the site, and all of the area which is proposed for built development, 

is considered to comprise a Previously Developed Site in the Green Belt (Policy BNE5 of 

the Chorley Local Plan).  

2.8 The site has now been vacant for over 12 years and is in a very poor state of repair, having 

been the subject of considerable anti-social behaviour and vandalism since its closure, 

despite the presence of 24-hour security and the installation of security fencing around 

the site’s perimeter. The site’s attraction to trespassers has necessitated the demolition 

of certain buildings and structures within the site (as detailed further at Section 4 of this 

Statement) owing to the significant health and safety risks associated with the site, both 

in terms of the nature and state of disrepair of some of the buildings and the attraction 

held by the site to trespassers who have taken to entering the site, accessing buildings, 

and climbing on the remaining structures, often filming their actions, thereby encouraging 

others to illegally access the site. 

2.9 Since acquiring Camelot Theme Park, Story Homes has sought to make effective use of 

this vacant, derelict site by proposing its redevelopment for residential-led use (LPA 

references: 14/00071/OUTMAJ and 17/00710/OUTMAJ), as detailed further at Section 4 

of this SPS. Story Homes has also promoted the site for a housing allocation through the 

emerging Central Lancashire Local Plan (“CLLP”) process since November 2019. The 

majority of the site (including the adjacent hotel) was included as a draft housing 

allocation with the potential to deliver 564 homes (Reference: CH/HS1.8) in the CLLP 

Preferred Options – Part One Consultation (December 2022 to February 2023). The site 
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proforma (Site Profile 47)1 identifies that the ‘Camelot Theme Park’ is brownfield land and 

confirms that it is suitable, available and achievable for housing.  

2.10 However, the CH/HS1.8 draft allocation was then removed from the CLLP Regulation 19 

Plan, which advertised for consultation from 24th February until 14th April 2025. The CLLP 

proposes no Green Belt release within Chorley for the stated reason that:  

“As Preston and South Ribble can accommodate the remainder of Chorley’s identified need…, 

Chorley cannot demonstrate exceptional circumstances for Green Belt release.”2  

2.11 Thus, despite the Site comprising a large previously developed site in a sustainable 

location within Chorley Borough, Chorley have inexplicably sought to export part of their 

indigenous housing need to adjacent authorities. Story Homes consider that the CLLP 

cannot be considered sound without planning for a more appropriate housing requirement 

for the Borough; nor can Chorley properly meet its future housing needs without delivering 

additional homes and, thus, considering sustainable brownfield sites, such as the 

application site, in meeting this need is essential. Further details relating to the emerging 

CLLP in the context of the site are provided at Section 8 of this Statement. 

Supporting Information 

2.12 This outline planning application is accompanied by a suite of supporting documents and 

drawings, the scope of which has been prior agreed with Chorley Council Officers through 

pre-application discussions. A schedule of the submitted documents and drawings is 

enclosed at Appendix 2. 

Environmental Impact Assessment (“EIA”) 

2.13 A request for EIA Screening was submitted to Chorley Council on 9th April 2025. Planning 

Practice Guidance (“PPG”) provides indicative thresholds and criteria for when an EIA is 

likely to be required in respect of infrastructure projects and states that EIA is likely to be 

required for sites of new development which are more than 20ha. 

2.14 The application has been screened under Schedule 2, Class 10 ‘Infrastructure Project’ 

Subsection (b) ‘Urban development project’ under the regulations and an EIA Screening 

 
 
1  Central Lancashire, 2022, Central Lancashire Local Plan Preferred Options – Part One Consultation 
December 2022, Regulation 18 Consultation, Chorley Site Profiles, Available at: 
 https://centrallocalplan.lancashire.gov.uk/plans-and-documents/part-1-preferred-options/  
2 Central Lancashire, 2025, FAQs, Available at: https://centrallocalplan.lancashire.gov.uk/about/faqs/  

https://centrallocalplan.lancashire.gov.uk/plans-and-documents/part-1-preferred-options/
https://centrallocalplan.lancashire.gov.uk/about/faqs/
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Request has been prepared and submitted to Chorley Council on this basis. In accordance 

with the above, the Screening Request concludes that the proposal does not constitute 

EIA development. On 10th June 2025, Chorley Council confirmed in writing that the 

proposed development is not EIA development as defined in the Town and Country 

Planning (Environmental Impact Assessment) Regulations 2017. 

Structure of this SPS 

2.15 Following on from this introductory section, the SPS is structured as follows: 

3. Story Homes – Section 3 provides the background to Story Homes, the Applicant. 

4. Background to Camelot Theme Park – Section 4 sets out the background to Camelot 

Theme Park and its current status, and details the site’s relevant planning history. 

5. The Site and Surrounding Area – Section 5 provides a description of the site’s 

location, characteristics, and accessibility credentials. 

6. The Vision and the Proposed Development – Section 6 sets out the vision for the 

redevelopment of the site, before describing the application proposals and their 

relationship and compatibility with the characteristics of the site. A Design and Access 

Statement (prepared by e*SCAPE Urbanists) has been submitted in support of this 

planning application, alongside Parameters Plans (for approval), a Site Wide 

Illustrative Masterplan (not for approval), and an Illustrative Landscape Strategy Plan 

(not for approval). 

7. Transport Vision and Sustainable Transport Strategy – Section 7 summarises the 

transport vision and Sustainable Transport Strategy for the site, which is detailed fully 

within the submitted Transport Assessment. 

8. Pre-application Consultation – Section 8 provides a summary of the pre-application 

consultation undertaken by the Applicant, which is detailed fully within the Statement 

of Community Involvement (“SCI”) prepared by Cavendish Consulting and submitted 

alongside this planning application. 

9. Planning Policy Context – Section 9 sets out the key planning policies at the national 

and local level, and other material considerations, which are relevant to the 

determination of this planning application. 



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

9 
 

 

10. Appraisal of the Proposals – Section 10 provides an assessment of the proposed 

development covering: 

a. Locational Characteristics and Housing Need; 

b. Green Belt Matters, including an assessment against Chorley Local Plan Policy 

BNE5, and paragraphs 155, 154(g) and 153 of the NPPF; and, 

c. Principle of the Community Hub. 

11. Other Environmental and Technical Considerations – Section 11 assesses the 

application proposals against a series of other environmental and technical 

considerations, including: highways; landscape and visual; ecology and BNG; flood risk 

and drainage; energy; air quality; noise; heritage and archaeology; and, ground 

conditions. 

12. Compliance with the Development Plan – Section 12 assesses the proposed 

development’s compliance with the Development Plan. 

13. Presumption in Favour of Sustainable Development – Section 13 assesses the 

proposals against the presumption in favour of sustainable development, as defined 

in the NPPF. 

14. Draft Section 106 Heads of Terms – Section 14 sets out the draft Section 106 Heads 

of Terms. 

15. Summary and Conclusion – Section 15 provides a conclusion to the SPS. 
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3 STORY HOMES 

3.1 This section provides the background to the Applicant, Story Homes. 

Background 

3.2 Founded in 1987 by Fred Story, Story Homes is a housing developer with schemes in 

Cumbria, the North West and North East of England, and southern Scotland. 

3.3 Story Homes is well-respected in the house building industry, and is recognised as a 

House Builders’ Federation (“HBF”) 5-star builder3. Furthermore, Story Homes has recently 

been awarded ‘Developer of the Year’ at the 2024 City of Manchester Business Awards 

and received the following awards at the 2024 UK Property Awards (all of which are 5-star 

awards, which is the highest award): 

• ‘Best Residential Interior for a Show Home in Cheshire’ (Fulshaw Manor); 

• ‘Best Residential Interior for a Show Home in the UK’ (Fulshaw Manor); and, 

• ‘Best Residential Development in Cheshire’ (Fulshaw Manor). 

Story Homes’ Developments 

3.4 Story Homes has a notable presence in the North of England and has successfully 

delivered a number of high quality homes across the region. A few examples of Story 

Homes’ developments are provided below: 

• D’Urton Manor is located in Fulwood, Preston. The development comprises 329 

dwellings, including a mix of 2-, 3-, 4- and 5-bedroom homes. 

• The Sycamores is a development located in Blackburn, set on the outskirts of 

Feniscowles. This development provides flexible and modern layouts and has been 

designed with modern living in mind. 

• Heaton Green in Kirkham has a range of high-quality 3-, 4- and 5-bedroom detached 

and semi-detached homes. Surrounded by scenic views and green open space, Story 

Homes offers countryside living whilst also being close to local amenities and 

transport links. 

 
 
3 The HBF assigns star ratings (from 1 to 5) to builders based on homeowner satisfaction surveys. 
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• Tithe Gardens is located in the market town of Poulton-le-Fylde, Lancashire, situated 

on the Fylde coastal plain, offering excellent transport links to the M55 and M6 

motorway. Tithe Gardens offers a range of 2-, 3-, 4- and 5-bedroom homes and is also 

only a short walk to local restaurants, bars and nearby walks. 

• Fulshaw Manor is located in Wilmslow and comprises a collection of 2-, 3-, 4- and 5-

bedroom high quality detached and semi-detached homes. 

 
Figure 1: Tithe Gardens Source: Story Homes 

 

 
Figure 2: Streetscene of D’Urton Manor Source: Story Homes 
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Sustainability 

3.5 “Sustainable Story” is Story Homes’ commitment to building sustainable homes and 

communities. Story Homes’ commitment to building green communities that not only look 

beautiful, but are sustainable for generations to come is evidenced by: 

1. 100% of all lights that are fitted internally within their homes being energy efficient. 

2. Sustainably sourced timber being used throughout the build of their homes. The 

National Timber Systems brochure that Story Homes’ use states that all products have 

full traceability under their certifications through the Forest Stewardship Council and 

Sustainable Forest Management. 

3. The sanitaryware and fittings being selected because of their efficient water use. 

4. The insultation of cavity walls using a recycled glass insulating material with an A+ 

Generic BRE Green Guide rating, and having Zero Ozone Depletion Potential and Zero 

Global Warming Potential. 

5. The inclusion of landscaping, tree planting, shrubs and sustainable urban drainage 

systems within the open spaces of Story Homes’ developments. 

6. All of their homes being compliant with Building Regulations Part L, which covers the 

conservation of fuel and power in the building of new homes and establishes how 

energy-efficient new homes should be. 

7. 100% of the electricity provided to their new homes being renewable backed by 

Renewable Energy Guarantees of Origin (“REGO”) certificates. The REGO scheme 

provides transparency to consumers about the proportion of electricity that suppliers 

source from renewable electricity. 

3.6 In addition to the above, Story Homes conducts an annual CO2 footprint report, with clear 

targets for reducing carbon emissions and energy usage across the business. 

Furthermore, 95% of waste materials from their sites are recycled and diverted from 

landfill, with each site having colour-codes skips for different recyclable materials. 

Summary 

3.7 Story Homes is a well-respected housing developer with schemes in Cumbria, the North 

West and North East of England, and southern Scotland. It has an enviable track record 

for delivery of high quality homes. Story Homes’ commitment to building high quality 
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homes in the North of England has been demonstrated by its developments in the region, 

including D’Urton Manor, The Sycamores, Heaton Green, Tithe Gardens and Fulshaw 

Manor. Story Homes is committed to delivering another high quality, sensitively designed 

residential development at the Former Camelot Theme Park, which will respect the local 

landscape character whilst also contributing positively towards the housing needs of 

Chorley.  

3.8 Should permission be granted then Story would intend to develop the site itself.  
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4 BACKGROUND TO CAMELOT THEME PARK 

4.1 This section sets out the background to Camelot Theme Park and its current status, and 

details the site’s relevant planning history. 

History of the Park Hall Estate 

4.2 On the 1849 First Edition Ordnance Survey map, the site is shown to comprise farmland 

within the Park Hall estate (PRN 39597), which is also shown on the earlier 1786 Yates 

and 1818 Greenwood county maps, where the estate is represented by the single building 

of Park Hall itself. The 1849 Ordnance Survey clarifies that the site occupies part of a 

wedge of land between the Little Wood to the west, and the Dam, Mill, and Swift’s Woods 

to the east. The wider estate is dotted with ponds and footpaths, with the Park Hall manor 

house lying to the east, upon the current site of the Park Hall Hotel. Two sandstone 

quarries are shown at the north-eastern border of the site, and the Park Hall boathouse 

(PRN 7842) lies on the western banks of a group of meres which border the site to the 

east.  

4.3 The Park Hall estate, including the manor house, gardens, pleasure grounds, lake, and 

outbuildings, in addition to farmland (including the site), were listed for sale in 1919. The 

1929 Ordnance Survey map confirms that, following the sale, the land within and around 

the site remained essentially agricultural in character into the early 20th century. 

Ordnance Survey maps from the mid-20th century (e.g. Ordnance Survey 1968 SD51NW-

A), however, indicate that, by the 1960s, two significant changes had taken place: the Park 

Hall manor house was sold and converted into a hotel; and, the M6 motorway was 

completed, running to the east of the Park Hall Hotel and truncating the private lake (‘The 

Dam’) of the former estate. The original manor house was demolished sometime during 

the 1970s as part of a wider redevelopment of the hotel. 

4.4 Subsequently, the Camelot Theme Park opened in 1983, occupying and transforming 

approximately 56ha of farmland within the former Park Hall estate.  

Former Theme Park Use 

4.5 Camelot Theme Park first opened to visitors in 1983 and operated seasonally until its final 

closure in 2012. In 1995, attendance figures at Camelot amounted to 500,000 visitors. 

However, this figure declined to 336,204 visitors by 2005. Visitor numbers continued to 

decline, and in February 2009, its owner, Prime Resorts, announced that the Theme Park 

was in receivership and would not reopen for the 2009 season. The adjacent Park Hall 

Hotel was purchased by Lavender Hotels in March 2009 and in April 2009 the remaining 
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parts of the Park were bought by Story Group. In May 2009, the Park subsequently 

reopened and was operated by Knights Leisure Ltd. However, after years of declining 

visitor numbers, Knights Leisure Ltd took the decision to close the Park in November 

2012.  

4.6 When the site was operational as a theme park, it accommodated over 100no. buildings 

and structures; the tallest of which was a 26m rollercoaster (‘Knightmare’). The average 

height of the remaining structures was approximately 10.5 metres (not including the 

Knightmare rollercoaster). Therefore, since 1983,  the site has accommodated built 

development of a significant scale. It was also a primarily car borne destination for many 

thousands of visitors and employed hundreds of staff, mostly from the local area, the 

majority of whom were employed on a seasonal basis. 

4.7 Story Homes purchased the site with the intention to bring forward a residential-led 

redevelopment. At the time of the 2009 closure it had become apparent that it would have 

taken major investment to have been able to compete with other much larger theme parks  

and that further decline in numbers was inevitable. However, with the advent of the Global 

Financial Crash, and given the obvious holding costs of a large scale asset, Story Homes 

decided to engage a partner to seek to keep the theme park open until planning consent 

for an alternative use was secured. By 2012, it became evident that the decline in visitor 

numbers was irreversible and the theme park closed permanently in that year. 

4.8 However, the site is no longer suitable or viable as a tourism attraction and there is no 

realistic prospect of the site returning to its former use. Furthermore, the site is not 

allocated or otherwise designated for this purpose within the adopted Chorley Local Plan 

and there is no reference to Camelot Theme Park within Chorley Council’s latest ‘Retail 

and Leisure Study’4. The site is now essentially a derelict brownfield site. 

4.9 Unfortunately, the site continues to pose a significant health and safety risk and, despite 

the presence of 24-hour security and the installation of perimeter security fencing, it has 

attracted a range of anti-social behaviour issues since its closure, which have 

necessitated the removal of the theme park ride structures and demolition of certain 

buildings within the Park (as detailed at Appendix 3). Current photographs of the site are 

presented at Figure 3. The site is currently used on a temporary basis by the ‘Scare City 

 
 
4 WYG Environment Planning Transport Limited on behalf of Chorley Borough Council, 2019, Chorley Retail 
and Leisure Study, Available at: https://forms.chorleysouthribble.gov.uk/chorley-
council/downloads/file/290/central-lancashire-retail-and-leisure-study  

https://forms.chorleysouthribble.gov.uk/chorley-council/downloads/file/290/central-lancashire-retail-and-leisure-study
https://forms.chorleysouthribble.gov.uk/chorley-council/downloads/file/290/central-lancashire-retail-and-leisure-study
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Experience’. This is a temporary use to off-set holding costs within the context of a 

rigorous risk assessment. However, given the continued deterioration of the site, it is not 

anticipated that the lease will be renewed. 

 
Figure 3: Current photographs of the site 

 

4.10 Anti-social behaviour at the site will only continue unless the site is re-purposed for a 

secure, long term and active use.  

Relevant Planning History 

4.11 The extensive planning application history for the Theme Park dates back to the 1980s 

and is detailed in Appendix 3. 

4.12 Application 80/00512/FUL relates to the development of the Malibu Grand Prix Leisure 

Centre, which included the skill driving course, which is within the northern extent of the 

area of previously developed land. This provided an area of hardstanding to 

accommodate the course area. The application was approved in 1980 and represents the 

start of the redevelopment of the site for Theme Park use.  

4.13 A number of planning applications followed in the 1980s and 1990s, which expanded the 

park, facilities and structures including an indoor play area building, cinema, enchanted 

wood, go kart track and a number of rollercoasters.  
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4.14 As explained above, Story Homes acquired the former Camelot Theme Park (excluding 

the adjacent hotel) in 2009. Since the site’s closure in 2012, two applications for prior 

approval were submitted to, and granted by, the Council to enable the demolition of certain 

buildings within the site (as detailed in Appendix 3). The removal of these buildings was 

necessary for health and safety reasons, with the vacant nature of the site having 

attracted trespassers who entered the site, accessed buildings, and climbed on the 

structures, often filming their actions. Nevertheless, despite the demolition of many of the 

buildings within the site and the dismantling and removal of the theme park rides, the site 

continues to be a target for anti-social behaviour and vandalism. 

4.15 Further to the above, since acquiring Camelot Theme Park, Story Homes has sought to 

make effective use of this vacant, derelict site by proposing its redevelopment for 

residential/residential-led use (LPA references: 14/00071/OUTMAJ and 

17/00710/OUTMAJ). The two outline planning applications cited below are of particular 

relevance as they relate to proposals for residential/residential-led development on the 

site. 

4.16 The site’s extensive planning history is detailed at Appendix 3. 

Outline Planning Application Reference 14/00071/OUTMAJ 

4.17 An outline planning application, with all matters reserved, for the redevelopment of the 

former Camelot Theme Park comprising the erection of up to 420 dwellings was 

submitted by Story Homes to Chorley Council on 3rd February 2014 (LPA reference: 

14/00071/OUTMAJ). The submitted Site Location Plan (Drawing reference: STOR130110 

LP-03 Rev C) is enclosed at Appendix 4.  

4.18 The Officer’s Report, and Supplementary Report, to the Development Control Committee 

did not provide an Officer recommendation to approve or refuse the application. However, 

the application was refused by members at the Development Control Committee on 5th 

August 2014.  

4.19 The Decision Notice published on 14th August 2014 listed one reason for refusal, as 

detailed below: 

“The proposed development is not small scale or limited to appropriate infilling, conversion 

of buildings or meeting local need and is therefore contrary, in the absence of exceptional 

reasons for the large scale redevelopment proposed, to Policy 1 of the Adopted Central 

Lancashire Core Strategy and the spatial vision that underlies it. The proposed development 
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would also have a greater impact on the openness of the Green Belt and the purpose of 

including land within in than the existing development on that part of the site that is 

previously developed and would therefore be inappropriate development in the Green Belt. 

Substantial weight attaches to the harm to the Green Belt by reason of inappropriateness 

and further harm arising here by reason of the impact of the proposed development on the 

openness of the Green Belt. The benefits associated with the proposed development would 

not clearly outweigh the harm resulting and therefore constitute, individually or cumulatively, 

very special circumstances required if inappropriate development is to be approved in the 

Green Belt in accordance with paragraph 88 of the National Planning Policy Framework (‘the 

Framework’). The presumption in favour of sustainable development set out at paragraph 

14 of the Framework is not considered, for these reasons, to apply to the proposed 

development. 

Please Note: The proposal would not improve the economic, social and environmental 

conditions of the area nor does it comply with the development plan and therefore does not 

comprise sustainable development. There were no amendments to the scheme, or 

conditions which could reasonably have been imposed, which could have made the 

development acceptable and it was therefore not possible to approve the application. The 

Local Planning Authority has therefore implemented the requirement in Paragraphs 186-187 

of the NPPF. This decision has been made having regard to the policies of the Development 

Plan which comprises the Regional Strategy and the Central Lancashire Core Strategy and 

all other relevant planning policy and guidance including National Policy (the Framework), 

emerging planning policies of the Central Lancashire LDF, the saved policies of the Adopted 

Chorley Borough Council Local Plan Review (2003), supplementary planning guidance and 

supplementary planning documents and Corporate document of the Council.” 

4.20 Consequently, members considered that the proposed development was inappropriate 

development in the Green Belt and that the benefits associated with the proposed 

development did not clearly outweigh the harm so as to comprise very special 

circumstances.  

Outline Planning Application Reference 17/00710/OUTMAJ  

4.21 Following the refusal of outline planning application reference 14/00071/OUTMAJ, a 

revised outline planning application, with all matters reserved except for access, for the 

mixed use redevelopment of the former Camelot Theme Park, comprising up to 195 

dwellings, 1,000sqm of office space (Use Class B1), and 2,000sqm workshop/starter 

units, together with associated infrastructure, open space and landscaping was submitted 
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by Story Homes to Chorley Council on 18th July 2017. The Site Location Plan (Drawing 

reference: 31912) is enclosed at Appendix 5. 

4.22 The Officer’s Report  recommended that outline planning permission be granted subject 

to conditions and a Section 106 Agreement. The Officer concluded that (Asteer Planning’s 

emphasis in bold): 

“…on balance sufficient very special circumstances exist in the case of the benefits 

associated with redeveloping this site for housing to outweigh the substantial harm to the 

Green Belt (by reason of inappropriateness) and any other harm (particularised in the 

sections set out above). Further, the proposal demonstrates exceptional reasons for the 

grant of consent. The proposal therefore complies with policy 1 of the Core Strategy, and 

policy BNE5 of the Chorley Local Plan. It can also be considered to constitute sustainable 

development (in the terms of the Framework).”5 

“In consideration of the factors advanced in support of the proposed development, the 

benefits and impacts assessed above and the three dimensions of sustainable development 

it is considered that on balance, the proposed development is acceptable in line with the 

provisions of the development plan. It is considered that it constitutes sustainable 

development, for the purposes of the Framework 18-219 taken as a whole. The proposal is 

therefore recommended for approval subject to conditions and a Section 106 agreement 

securing affordable housing and financial contributions towards the provision of public open 

space, education and highway schemes.”6 

4.23 Nevertheless, contrary to the Officer’s positive recommendation, members resolved to 

refuse outline planning permission.  

4.24 The reasons for refusal as noted on the Decision Notice were as follows: 

1. “The proposed development would have a greater impact on the openness of the Green 

Belt and the purpose of including land within it than the existing development on that 

part of the site that is previously developed and would, therefore, be inappropriate 

development in the Green Belt. Substantial weight attaches to the harm to the Green Belt 

by reason of inappropriateness and further harm arising here by reason of the impact of 

the proposed development on the openness of the Green Belt. The benefits associated 

 
 
5 Chorley Council, 2018, 17/00710/OUTMAJ Officer’s Report, Paragraph 325 
6 Chorley Council, 2018, 17/00710/OUTMAJ Officer’s Report, Paragraph 332 
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with the proposed development would not clearly outweigh the harm resulting and, 

therefore, do not constitute, individually or cumulatively, very special circumstances 

required if inappropriate development is to be approved in the Green Belt in accordance 

with paragraph 88 of the National Planning Policy Framework. 

2. The site lies in an area not identified for growth within policy 1 of the Central Lancashire 

Core Strategy, which seeks to direct growth and investment towards the most 

sustainable locations. The proposed development is not small scale or limited to 

appropriate infilling, conversion of buildings or meeting local need. The benefits 

associated with the proposed development do not amount to exceptional reasons for 

the larger scale redevelopment proposed and the development is, therefore, contrary to 

policy 1 of the Central Lancashire Core Strategy and the spatial vision that underlies it. 

The presumption in favour of sustainable development set out at paragraph 14 of the 

National Planning Policy Framework does not, therefore, apply to the proposed 

development. 

3. The proposed development would be located in an area not identified for growth within 

policy 1 of the Central Lancashire Core Strategy. The Council has in excess of a five year 

housing land supply and there are no exceptional circumstances to justify the provision 

of new housing in this location. The proposed development is, therefore, contrary to the 

National Planning Policy Framework and conflicts with policy 1 of the Central Lancashire 

Core Strategy. The presumption in favour of sustainable development set out at 

paragraph 14 of the National Planning Policy Framework does not, therefore, apply to the 

proposed development.” 

4.25 It is important to note that, at the time at which both of the above applications (LPA 

references: 14/00071/OUTMAJ and 17/00710/OUTMAJ) were determined, the Council 

claimed a greater than five-year housing land supply.   

Summary 

4.26 The site originally formed part of the Park Hall estate, which was registered for sale in 

1919. The Camelot Theme Park opened in 1983, occupying approximately 56ha of 

farmland within the former estate. Story Homes acquired Camelot Theme Park in May 

2009 and it was subsequently reopened and operated by Knights Leisure Ltd. When the 

site was in use, it accommodated over 100no. buildings and structures; the tallest of 

which was 26m (‘Knightmare’). Therefore, since 1983, the site has accommodated built 

development of a significant scale. However, following a decline in visitor numbers, the 
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theme park closed in 2012, and having attracted a range of anti-social behaviour issues 

since its closure, the decision was taken for the removal of the theme park ride structures 

and certain buildings within the Park for health and safety reasons. 

4.27 The site is no longer suitable or viable as a tourism attraction with no realistic prospect of 

the site remaining in its former use due to a lack of investment opportunities, competition 

from other high profile visitor attractions and the dilapidated state of the site. 

Furthermore, the site is not allocated for this purpose in the adopted Chorley Local Plan 

and there is no reference to Camelot Theme Park within Chorley Council’s latest ‘Retail 

and Leisure Study’. Consequently, since the theme park’s closure, Story Homes has sought 

to make effective use of this vacant, derelict site by proposing its redevelopment for 

residential/residential-led use, as demonstrated by the submission of the applications 

detailed above (LPA references: 14/00071/OUTMAJ and 17/00710/OUTMAJ), and the 

proposed development that is the subject of this planning application.  
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5 THE SITE AND SURROUNDING AREA 

5.1 This section provides a description of the site’s location, characteristics, and accessibility 

credentials. 

The Site 

5.2 The site extends to 25.55ha and comprises the former Camelot Theme Park. The site is 

vacant and includes areas of the former park rides, facilities and buildings, coach parks 

and car parks, access roads and areas of hardstanding. The Site Location Plan is enclosed 

at Appendix 1 and site photographs are provided at Figure 3 of this Statement. 

5.3 As detailed in the preceding section of this Statement, the site is in a very poor state of 

repair and has been the subject of anti-social behaviour since its closure in 2012, despite 

Story Homes’ putting security measures in place to prevent this. Nevertheless, it is 

important to note that the when the site was in use, it accommodated over 100no. 

buildings and structures; the tallest of which was 26m (‘Knightmare’).  

5.4 The site is currently used on a temporary basis by the ‘Scare City Experience’. This is a 

temporary use to off-set holding costs within the context of a rigorous risk assessment. 

However, given the continued deterioration of the site, it is not anticipated that the lease 

will be renewed. 

5.5 Existing access to the site is provided via Park Hall Road in the form of a priority T-

junction.  

Designations 

5.6 The site has the following designations: 

• Landscape - There are no National Landscapes (previously referred to as Areas of 

Outstanding Natural Beauty) or National Parks within 10km of the site. 

• Public Rights of Way (“PRoW”) - There is one PRoW partially within the site 

(Reference: 0908 006), which extends from Park Hall Road and runs through the south-

east corner of the site through Swift’s Wood connecting to a series of footpaths to the 

north-east which cross the M6 via a footbridge. There is also a footpath (Reference: 

0908 004), which is directly south of the site connecting Park Hall Road to a number 

of PRoWs to the south. There is an additional PRoW (Reference: 0908 001) on Park 

Hall Road, which extends north-west and traverses the edge of Little Wood before 

connecting to bridleway 0913 009 which also traverses the edge of Little Wood before 
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connecting to footpath 0913 009 extending north and footpath reference 0917 019 

extending west. 

• Ecology - There is one Local Nature Reserve (“LNR”) within 5km, the Hic Bibi Coppull 

LNR is situated 3.4km south east of the site. There are no National Nature Reserves 

(“NNR”) within 10km of the site. There are no Ramsar Sites, Special Areas of 

Conservation or Special Protection Areas within 10km of the site. Two Sites of Special 

Scientific (“SSSI”), the SSSI are located within 2km of the site boundary: Wrightington 

Bar Pasture SSSI and Charnock Richard Pasture SSSI. No further statutory designated 

sites are located within 2km of the site boundary. However, the site is located within 

the Impact Risk Zone of West Pennine Moors SSSI, located approximately 6.9 km east 

of the site boundary. 17 Biological Heritage Sites (“BHSs”) are located within 2 km of 

the site,  including Little Wood BHS, located within the site boundary. Little Wood BHS 

provides connectivity to Syd Brook Valley BHS approximately 15m south of the site, 

as well as Spring Wood BHS, approximately 660m west of the site, Wet Oaks Wood 

BHS approximately 1.7km south, and Chisnall Wood BHS, approximately 1.9 km south. 

The brook within Little Wood also provides connectivity to Wrightington Bar Pasture 

SSSI approximately 1.7 km south of the site boundary.   

• Trees - An area of Ancient Woodland is not within the site but located adjacent to the 

west and south-west. 

• Flood Risk - The entirety of the site is in Flood Zone 1 (low risk of fluvial flooding (this 

means in any year land has a less than 0.1% chance of flooding from rivers or the 

sea)). The site is predominantly at low risk of surface water flooding. An unnamed 

water course outlined is also partially within the site. The Dam waterbody is located 

directly adjacent to the east of the site.   

• Air Quality and Noise - The site is not in or within the vicinity of an Air Quality 

Management Area (“AQMA”). The site is not within a Noise Important Area (“NIA”), 

however there is a NIA (NIA ID: 6905) situated on the M6 approximately 140m east of 

the site. 

• Heritage - The site is not within a Conservation Area and there are no listed buildings 

within the site. The nearest listed building is the Grade II listed ‘Gate Piers at Entrance 

to Drive to Heskin Hall’ (circa. 520m west of the site). There are no World Heritage 

Sites (“WHS”) within 10km of the site. There are two Scheduled Monuments within 

5km of the site, which include Bradley Hall, moated site, fishponds and connecting 
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channels (circa. 1.3km north of the site) and Ingrave Farm moated site, moated site 

100m west of Ingrave Farm and connecting channel, Eccleston (circa. 3.1km north-

west of the site). There are no Registered Battlefields within 5km of the site. There are 

two Registered Parks and Gardens within 5km including the Grade II listed Astley Hall 

(circa. 3.4km north west of the site) and Worden Hall (circa. 4.6km north of the site). 

5.7 The environmental and technical reports relevant to the site and its designations have 

been undertaken by the Applicant’s professional team and submitted alongside this 

planning application. The reports are summarised at Section 10 of this Statement. 

The Surrounding Area 

5.8 To the north of the site are agricultural fields. To the east the site is partially bound by ‘The 

Dam’ waterbody and Swift’s Wood, beyond which is the M6 motorway. To the west, the 

site is bound by Little Wood Biological Heritage Site. To the south of the site is bound by 

Park Hall Road. Mature woodland (not within the site boundary) also borders the site to 

the south and west, part of which is designated as Ancient Woodland and referred to as 

‘Little Wood’.  

5.9 Syd Brook watercourse flows through the woodland parcel to the south of the site, in a 

valley feature, which forms part of the River Douglas catchment. 

Accessibility 

Pedestrian Accessibility 

5.10 Plan 086409-CUR-XX-XX-G-TP-06001 (enclosed within the submitted Transport 

Assessment) presents a walking catchment with 400m (5-minute) intervals up to a 30-

minute walk from the approximate mid-point of the site, showing the existing amenities 

available within these distances. The catchment is based on the surrounding road and 

PRoW networks. 

5.11 There is an existing hotel (including a gym, spa, nightclub, video game arcade, and 

restaurant) and industrial units (including a gym, gymnastics school, and veterinarian) 

situated outside the site boundary but also accessed from the Park Hall Road junction, 

which would be within walking distance of the proposed development. As such, residents 

would make use of these existing adjacent uses without needing to use the surrounding 

transport network. 
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5.12 There are existing bus stops located close to the site on Park Hall Road. Additional bus 

stops are available on Mill Lane and Wood Lane. 

5.13 The Farmers Arms (a public house) is within a 20-minute walk of the site, and Heskin Hall 

Shopping Village, SPAR Heskin, and Heskin Pemberton's Church of England Primary 

School are within a 25-minute walk of the site.  

5.14 It has been long recognised that where journeys are within 2km that there is the greatest 

potential to secure modal shift to walking. It is therefore important to note that, the 

following additional amenities could be reached within an extra 5-minute walk of the 2km 

walking catchment from the approximate mid-point of the site: Eccleston St. Mary's 

Church of England Primary School; Eccleston Methodist Church; eating and drinking 

establishments at the south-eastern part of Eccleston; Charnock Richard Church; and, 

Christ Church Charnock Richard Church of England Primary School. These amenities are 

within a 2km walk from parts of the site. 

Cycle Accessibility 

5.15 In order to assist in assessing the accessibility of the site by cycle, Plan 086409-CUR-XX-

XX-G-TP-06002 (enclosed within the submitted Transport Assessment) presents a cycling 

catchment with 1,600m (5-minute) intervals up to a 25-minute cycle from the approximate 

mid-point of the site, along with the Lancashire cycle routes and amenities available within 

these ranges. This is based on the surrounding highway network and does not include 

PRoW as most are footpaths, which do not permit cycling. 

5.16 Large clusters of amenities are available within the centres of Eccleston (3,200m-4,800m 

/ 10–15-minute cycle), Coppull (3,200m-4,800m / 10–15-minute cycle), Euxton (4,800m-

6,400m / 15–20-minute cycle), Chorley (4,800m-8,000m / 15–25-minute cycle), and 

Standish (6,400m-8,000m / 20–25-minute cycle). 

5.17 All of the above settlements provide GP surgeries and primary schools. Further healthcare 

facilities are available at Euxton Hall Hospital and Chorley and South Ribble Hospital. 

Chorley and Standish have secondary schools, and the former Edge Hill University 

Woodlands Campus. 

5.18 The advent of electric bicycles has significantly improved the extent to which there is the 

opportunity to access services by bicycle – by a much wider section of society than would 

previously have considered the use of bicycles to visit everyday facilities. 
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Public Transport Accessibility 

5.19 Plan 086409-CUR-XX-XX-G-TP-06005 (enclosed within the submitted Transport 

Assessment) demonstrates the areas accessible via public transport within 20, 40 and 60 

minutes of the approximate mid-point of the site, and highlights the bus routes stopping 

near the site. The locations accessible within the above times include: 

• 20 minutes – Eccleston, Charnock Richard; 

• 40 minutes – Croston, Mawdesley, Leyland, Chorley, Standish; and 

• 60 minutes – Skelmersdale, Wigan, Horwich, Bolton, Bamber Bridge, Preston. 

Bus Accessibility 

5.20 There are several bus stops within the vicinity of the site providing access to various bus 

routes. Several nearby villages and towns are available within a short bus journey: from 

the mid-point of the site, it is currently a c. 15-minute journey to Eccleston, 20 minutes to 

Croston, and 25 minutes to Chorley on routes 337 / 347. 

5.21 The southeast bound ‘Camelot Park Entrance’ stop is located closest to the site, 

immediately adjacent the access junction. The stop would be a circa. 100-550m (1-7 

minute) walk from all dwellings within the southern residential parcel, circa. 200m (3 

minutes) from Community Hub, and circa. 600-950m (8-12 minutes) from the northern 

residential parcel. 

5.22 There is no corresponding north-west bound bus stop due to the lack of footway on the 

western side of Park Hall Road. Therefore, the closest westbound bus stop is ‘Services 

West’, which is an additional circa. 300m (4-minute) walk to the southeast along Park Hall 

Road and Mill Lane. 

5.23 Some residents may be willing to walk further to the ‘Farmers Arms’ bus stops to access 

the additional route and destinations. There are two routes to these bus stops: via Park 

Hall Road or the PRoW FP0913009 / BW0913009 / BW0917018 (which is wider and traffic-

free). Walking distances to these stops however vary from 800m (10 minutes) to 1,900m 

(24 minutes) depending on the route from and origin within the site. 

5.24 Tabe 3.1 of the Transport Assessment details the bus services within the vicinity of the 

site, their associated frequencies and first and last bus times in each direction. Service 

numbers 337 (Chorley - Eccleston - Croston - Burscough – Ormskirk) and 347 (Chorley - 

Eccleston - Croston - Banks – Southport) operate every two hours on weekdays and 
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Saturdays. Service number 110 (Preston - Lostock Hall - Leyland - Eccleston – Wigan) 

operates hourly on weekdays and Saturdays. There are also three bus services to Bishop 

Rawstorne Church of England Academy (Service numbers: 772, 766 and 783). 

Rail Accessibility 

5.25 Both the 337 and 347 bus services connect with Croston rail station to the west and 

Chorley rail station to the east, therefore, providing multi-modal connectivity. As outlined 

above, both stations are within a short bus journey (circa. 20-25 minutes); alternatively, 

these stations, along with Euxton Balshaw Lane and Buckshaw Parkway, are within cycling 

distance of the site. 

5.26 Car parking is available at all four of the above stations, while cycle parking is provided at 

all except Chorley station. Northern Rail offers space for up to two bikes on all trains for 

no extra charge. 

5.27 Chorley and Buckshaw Parkway are served by the Blackpool North – Manchester Airport 

route, with the former also providing less frequent services to Barrow In Furness. Euxton 

Balshaw Lane has services between Blackpool North and Liverpool Lime Street, while 

Croston is on the Ormskirk – Preston line. 

5.28 It is considered that the site is, therefore, reasonably accessible by train for some users 

as part of a multi-modal journey. 

Community Transport 

5.29 Dial-A-Ride and Community Cars services currently operate in the Central Lancashire area. 

Dial-a-Ride provides a door-to-door, wheelchair accessible, minibus service for people 

who are unable to use, or do not have any regular bus services. The vehicles follow loosely 

set routes and times and can be flexible to respond to individual as well as repeat 

requests. Many people use the service for shopping, but other requests include healthcare 

and social visits. Dial-A-Ride services generally operate between the hours of 09:30am 

and 14:30, but hours vary by operator and route. 

5.30 Community Cars is a service whereby volunteer drivers use their own cars (coordinated 

by the Community Transport office) to transport users. The service is popular and well 

suited to rural areas, time critical appointments or journeys where other services are 

unsuitable. Many people use the service for healthcare appointments, but social events, 

shopping and other reasons are all vital for enabling and sustaining independent living. In 
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some areas, it complements the Dial-A-Ride service where only one or two people need to 

travel. This is a voluntary service. 

Summary 

5.31 The site that is the subject of this planning application extends to 25.55ha and comprises 

the former Camelot Theme Park. Overall, the site can be seen to be accessible by multiple 

modes of sustainable transport, such as walking, cycling and public transport, and 

through multi-modal trips. In the context of the NPPF, including paragraph 117(a), and 

local policy, the surrounding area especially exhibits acceptable levels of pedestrian 

infrastructure and public transport networks, that would be enhanced by the proposed 

development’s Vision and Sustainable Transport Strategy (as summarised at Section 7 of 

this Statement and detailed fully within the submitted Transport Assessment). 
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6 THE VISION AND THE PROPOSED DEVELOPMENT 

6.1 This section sets out the vision for the redevelopment of the site, before describing the 

application proposals and their relationship and compatibility with the characteristics of 

the site. A Design and Access Statement (prepared by e*SCAPE Urbanists) has been 

submitted in support of this planning application, alongside Parameters Plans (for 

approval) and an Illustrative Landscape Strategy Plan (not for approval). The scheme 

proposals and should be read alongside the accompanying Design and Access Statement 

and submitted drawings, which provide full details of the proposed development. 

The Vision 

6.2 The vision for the site is, 

“To deliver a development that provides an exceptional quality of place, underpinned by the 

highest standards of design and sensitive placemaking.” 

6.3 The redevelopment of the site provides a transformational opportunity to redevelop a 

sustainable previously developed site . It represents a beneficial use of brownfield land to 

meet local housing needs. 

6.4 The proposed development will bring back to life a major previously developed site which, 

over the past 13 years, has fallen into significant disrepair. The redevelopment of the site 

will significantly improve the accessibility of the site, and will create an integrated 

community and travel hub that enhances public transport connectivity and improves 

opportunities for walking and cycling. Those improvements will benefit both the new 

residents and visitor but also the existing employment and business uses on the site. 

6.5 The proposed development will deliver the homes that people need, responding to the 

acute housing and affordability crisis in the Borough by delivering the type, tenure and 

quality of market and affordable housing, alongside community infrastructure, that will 

create and support a new community. 

6.6 The vision for the site is supported by a generous landscape-led masterplan that respects 

the wider Green Belt and woodland context and provides new greenspaces, green 

infrastructure and habitats as a fundamental element of a new landscape framework. 

New open spaces, green infrastructure and areas for biodiversity enhancement will 

support opportunities for recreation and relaxation, to place health and wellbeing at the 

heart of proposals, as well as creating habitats that support a significant uplift in 

biodiversity when compared to the brownfield site as it exists today. 
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Description of Development 

6.7 The description of development is as follows: 

“Outline planning application (with all matters reserved save for the principal means of 

access) for a residential development of up to 350 homes (Use Class C3) and a 186.9 sqm 

(2,012 sqft) community hub (Use Classes C3, E and F), with associated habitat creation, 

landscaping, open space, parking, footpaths/cycleways, drainage and other infrastructure.”  

6.8 This section describes the scheme proposals and should be read alongside the 

accompanying Design and Access Statement and drawings produced by e*SCAPE, which 

provide details of the proposed development for which outline planning permission is 

sought. 

Table 1: Use and Amount of Development Proposed 
 
Use 
 

Amount  

Residential (Use Class C3) including 
landscaping, public and private amenity space, 
internal access and associated infrastructure 

Up to 350 dwellings (11ha) 

Green and blue infrastructure including 
landscaping, public amenity space, habitat 
creation, sustainable urban drainage 
infrastructure, pedestrian and cycle links and 
other associated infrastructure 

14.23ha 

Community Hub (Use Class C3 and F), 
including landscaping, public amenity space 
and associated infrastructure 

0.32ha 

Total 25.55ha 
  

 

6.9 The planning application is supported by the following parameter plans (Appendix 6), 

which have been submitted for approval: 

1. Parameter Plan – Land Use (Drawing Reference: 024-023-P007 Rev B) (“the Land Use 

Parameter Plan”); 

2. Parameter Plan – Building Heights (Drawing Reference: 024-023-P008 Rev B) (“the 

Building Heights Parameter Plan”); 
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3. Parameter Plan – Green and Blue Infrastructure (Drawing Reference: 024-023-P012 

Rev A) (“the Green and Blue Infrastructure Parameter Plan”; and, 

4. Parameter Plan – Movement and Access (Drawing Reference: 024-023-P009 Rev B) 

(“the Movement and Access Parameter Plan”). 

6.10 The technical assessments accompanying this planning application are based on the land 

use/quantum of development and maximum building heights for which planning 

permission is sought, as shown on the submitted Parameter Plans. The Parameter Plans 

will be conditioned in any planning permission granted. All future reserved matters at the 

site will be required to comply with the approved Parameter Plans. 

6.11 Although the housing mix will be determined at reserved matters stage, the following 

indicative housing mix is proposed as part of this outline planning application. 

Table 2: Indicative Accommodation Schedule 
 
Number of bedrooms 
 

Percentage of Proposed Dwellings 

1 10% 
2 29% 
3 23% 
4 30% 
5 5% 
6 3% 
Total 100% 

 

 

6.12 The housing mix proposed will comprise a range of detached, semi-detached, and mews 

housing, in addition to apartments.  

6.13 When taking into account the delivery 350 new homes on the site, this equates to a net 

density of 31dph. 

Layout 

6.14 The Site Wide Illustrative Masterplan is enclosed at Appendix 7. The Site Wide Illustrative 

Masterplan has been informed by the site’s characteristics and opportunities, which have 

been identified during the site analysis undertaken by the appointed technical team. 

6.15 Whilst indicative at this stage and therefore not for approval, the Site Wide Illustrative 

Masterplan has been formulated based upon Story Home’s detailed assessment of the 

site and represents its present intentions as to how the site could best be brought forward. 
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It is a useful tool to demonstrate that the site has the capacity for the proposed 

development and provides a means to agree and, together with the Design and Access 

Statement, to inform the key design principles for the site for later reserved matters 

applications that will follow. The Site Wide Illustrative Masterplan is based on the 

Parameter Plans relating to Land Use, Green and Blue Infrastructure, and Movement and 

accommodates the level of development described above.  

6.16 The Parameter Plans submitted for approval shows a minimum 15m buffer to the Ancient 

Woodland, which is maintained on the Site Wide Illustrative Masterplan and demonstrates 

that the maximum quantum of development can be accommodated on site whilst 

respecting key site constraints.  

6.17 The key design principles informing the Site Wide Illustrative Masterplan include: 

• The careful positioning of buildings to frame and terminate key vistas and provide 

surveillance of public open spaces. 

•  A highly legible structure of streets where residents and visitors can intuitively find 

their way around the development, with good connectivity onto surrounding streets. 

• An energy efficient development that seeks to prioritise south facing building 

frontages through the creation of east-west street orientation where possible.  

• Good connectivity with the surrounding footpath/cycleway and street network.  

• A clear hierarchy of open spaces. 

•  An efficient arrangement of streets and spaces, which makes effective use of an 

irregular shaped site. 

•  An urban block structure with houses facing onto the street providing natural 

surveillance and active frontages with private gardens located to the rear providing 

security and privacy.  

• Provision of safe and suitable access for all users, with routes for pedestrians and 

cyclists within the site and connecting with surrounding PRoWs and access for 

vehicles connecting to the existing highway network. 
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6.18 The above design principles will inform the layout of the proposed development and build 

upon the key principles articulated in the Design and Access Statement, which will be 

determined at reserved matters stage. 

Scale and Massing 

6.19 The Building Heights Parameter Plan submitted in support of the application seeks 

approval for the scale parameters. 

6.20 The overwhelming majority of the site will accommodate development of up to 2.5 

storeys. The location of 2, 2.5- and 3-storey development will be carefully considered at 

reserved matters stage. For example, the additional height may be used to provide focal 

points/header buildings, define gateways, provide containment/enclosure to key spaces 

or to avoid long runs of homogeneous roof lines.  

6.21 A variety of design principles will be used to reduce the perceived scale and  massing of 

new buildings. The use of 2.5 storey house types where the top floor of accommodation 

is located within the roof/attic, will enable additional living space to be provided whilst 

also minimising the overall height of the building.  

6.22 Landscape buffers and planting within front gardens and public open spaces will also help 

to soften the visual impact of the built form, and the retention of existing trees and 

hedgerows around the edges of the site will help soften the impact of the development on 

the wider landscape. 

6.23 The details of the proposed house types, including their scale and massing, will be 

submitted for approval at reserved matters stage. 

Appearance 

6.24 The appearance of the proposed development will be determined at reserved matters 

stage. However, the Design and Access Statement undertakes an assessment of the local 

built context in terms of typical house styles, architectural detailing, materials and 

boundary treatments associated with existing residential properties within the vicinity of 

the site, and sets out the overarching design concept underpinning the Site Wide 

Illustrative Layout. 

6.25 The Design and Access Statement also proposes five distinct character areas to inform 

prospective reserved matters applications at the site to ensure that the proposed 

development can help to provide diversity, a sense of place and legibility.   
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Landscaping 

6.26 The proposed development includes the provision of new green spaces that are to be 

accessible to the public, including informal open space, such as a trim trail to create 

informal woodland play, and formal open space, such as a Local Area for Play (“LAP”) and 

a Locally Equipped Area for Play (“LEAP”). The proposed green infrastructure is extensive 

and covers 14.23ha (over 55%) of the site. 

6.27 An Illustrative Landscape Strategy Plan (not for approval) has been prepared by Trevor 

Bridge Associates to inform the landscaping proposals to be brought forward at reserved 

matters stage. The key elements of the landscape strategy for the site include: 

• A clear hierarchy of open spaces catering for a range of different needs, including 

formal and informal play areas, multi-functional areas of public open space, 

naturalistic spaces and areas of retained woodland. 

• Retention of the majority of existing mature trees within the site to create an attractive 

parkland setting for the new development. 

• Provision of a minimum 15m buffer/development offset to the ancient woodland that 

will be planted with native shrubs and trees and an understorey of wildflowers. 

• A central green corridor along the route of the reopened watercourse and providing a 

centrally located public open space and recreational corridor at the heart of the 

development. 

• Children’s play facilities in the form of a LEAP, LAP and Trim trail, located within areas 

of public open space. Additional play facilities are proposed in the form of a kickabout 

area. 

• Network of naturalistic attenuation basins located within the site’s green 

infrastructure network as part of the site’s strategy for the sustainable management 

of surface water run-off and providing wider amenity and ecological benefits. 

• Woodland glade provided within an existing clearing within Kiln Wood with potential 

for incorporating seating areas and accessed by new footpath links connecting with 

the wider footpath network. 

• Series of ecological ponds located towards the western end of the site. 
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• A new Community Orchard providing opportunities for local food production. 

• Open spaces within the development will be grassed and planted with a variety of 

ornamental tree species, wildflower mixes and native shrubs. 

• Soft landscaping will be used to reinforce the proposed movement hierarchy with 

larger growing street trees along primary streets or within private front gardens. 

• Network of informal footpaths through areas of retained woodland to promote access 

to nature.  

Access 

6.28 The Movement and Access Parameter Plan illustrates the proposed vehicular and 

pedestrian/cycle accesses and indicative routes within the site. 

Vehicular Access 

6.29 Vehicular access to the site is proposed via the existing access onto Park Hall Road, which 

will be improved. The existing kerblines at the junction will be retained where possible to 

minimise impacts on surrounding vegetation. A 2m-wide central island will be provided 

across the Camelot access road arm (as noted in Section 2.4 of the Transport 

Assessment there was historically an island that has since been removed) along with 

dropped kerbs and tactile paving to accommodate pedestrians crossing. 

6.30 To the north of the site access, the access road will diverge to roads to the two residential 

development parcels, the bus interchange, and the Community Hub. 

6.31 As detailed in Sections 3.4 and 4.3 of the Transport Assessment, a bus stop and loop 

turnaround facility will be provided within the site to allow existing bus services along Park 

Hall Road to divert into the site. This access arrangement is shown in Drawing 086409-

CUR-XX-00-D-TP-75003 (enclosed within the Transport Assessment), which 

demonstrates that the proposed routes are suitable for refuse vehicles, buses, and cars. 

This shows that visibility splays of 2.4 x 120m can be achieved from the access junction. 

6.32 There will be two vehicular routes between the two residential development parcels: the 

primary link road which is a northwards continuation of the primary vehicular access; and, 

a circa. 3.7m-wide emergency vehicle route between the two parcels, which would largely 

follow the alignment of the existing access road to the southern side of the hotel. 
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6.33 The primary link road will have 2m footways along both sides where possible. The road 

will be circa. 6m-wide between the southern residential parcel and the existing 

commercial units, narrowing to 5.5m-wide north of the units. 

6.34 As well as the primary vehicular access, a separate circa. 3.75m-wide emergency vehicle 

access (“EVA”) is proposed from Park Hall Road. Drawing 086409-CUR-XX-00-D-TP-75002 

(enclosed within the submitted Transport Assessment) shows the proposed EVA and 

visibility splays. As such, were the primary vehicular access junction and link road 

between the two development parcels (north and south) ever to simultaneously become 

blocked / unusable, emergency vehicles would still be able to access all dwellings. This 

could also be used to reach existing businesses and the hotel. 

6.35 The EVA and emergency vehicle route within the site will both have access control 

measures, for example retractable bollards. The former EVA (located circa. 75m to the 

east of the proposed EVA) will be removed. 

Pedestrian and Cycle Access 

6.36 Pedestrians and cyclists will be able to enter the site from the primary vehicular access 

and EVA from Park Hall Road. There will also be a pedestrian / cyclist access at the south-

west corner of the site to Park Hall Road. 

6.37 A pedestrian / cyclist route will be provided from the north-western extent of the 

residential development parcel to footpath FP0913009. Slightly to the south of this, the 

footpath becomes bridleway BW0913009. The section of FP0913009 between the site 

and BW0913009 would be redesignated as a bridleway to enable cyclist access via this 

route. 

6.38 Pedestrians could also access the site from the east via FP0908006. It is proposed that a 

short section of FP0908006 would be diverted in the vicinity of the bus interchange to tie 

in with the proposals (with pedestrians able to use footways that run alongside the estate 

roads, as well as other footpaths through the site). 

Parking  

6.39 Chorley Council’s adopted parking standards are provided by the Chorley Local Plan. The 

level of parking provision required is based on the number of bedspaces of the 

accommodation proposed. Therefore, parking provision will be determined at reserved 

matters stage. Nevertheless, it is expected that provision would be made with reference 

to the latest adopted standards. 
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6.40 There will be two public EV charging spaces at the Community Hub. 

6.41 In terms of cycle parking, this would be provided for all dwellings in the form of cycle 

sheds in rear gardens or on-street cycle hangars. This is one of the many initiatives to 

encourage more people to travel by sustainable modes (in addition to other measures 

outlined in the submitted Framework Travel Plan).  
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Summary 

6.42 This section has described the use and amount, layout, scale, appearance, landscaping, 

access, and parking to the development. However, it is important to note that final details 

of layout, landscaping, and appearance will be approved at reserved matters stage. 

Overall, the proposals have been well-designed with due regard given to the technical 

assessments undertaken by the Applicant’s appointed project team. 
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7 TRANSPORT VISION AND SUSTAINABLE TRANSPORT STRATEGY 

7.1 The transport vision for the site is as follows,  

“To foster the establishment of an attractive, sustainable residential area with access to 

work, education and community facilities by sustainable, low carbon travel infrastructure so 

that many journeys can be on foot or by bicycle, within the development itself, and by public, 

shared and sustainable transport modes for longer journeys.” 

7.2 A Sustainable Transport Strategy has been prepared as part of this planning application, 

and is detailed fully within the submitted Transport Assessment.  

7.3 The Sustainable Transport Strategy for the site has the following objectives:  

• To provide a clear, legible hierarchy of streets which will allow permeability through 

the development with two walkable and highly connected neighbourhoods; 

• To provide high quality walking and cycling networks and infrastructure within the site, 

and connecting to routes surrounding the site; 

• To provide access to high quality public transport to most homes that provides access 

to work, commercial, community and education facilities; 

• To support the use of electric vehicles, buses and bicycles to reduce the environmental 

impacts associated with transport; 

• To provide sufficient levels of car and cycle parking; and, 

• To improve safety for the increased number of pedestrians and cyclists. 

7.4 The Sustainable Transport Strategy comprises the following principles, which are either 

embedded within the proposed development or will be secured via appropriately worded 

planning conditions or Section 106 Agreement, to encourage the use of sustainable 

modes of travel and reduce the need to travel off-site. Many of these principles (such as 

the Community Hub, contribution towards dial-a-ride services, and off-site active travel 

improvements) will also benefit the wider community: 

1. As detailed in Section 2 of the Transport Assessment, there are existing uses outside 

of the site boundary, but also accessed from the Park Hall Road access junction, which 

could be used by future residents without needing to use the surrounding transport 

network. 
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2. Community Hub: 

a. A Community Hub is proposed to serve residents of the proposed 

development, other occupiers on the site (including the hotel), as well as 

providing an additional community resource for the wider community. It is the 

intention that the ground floor use would be flexible to respond to the needs of 

the community, and which could include spaces for meetings, parcel delivery 

lockers, a kitchen, and groups such as parental groups and fitness class (with 

kitchen). It is proposed that the upper floors would accommodate residential 

apartments.  

b. The Community Hub would provide cycle parking. The Site Wide Illustrative 

Layout also demonstrates that approximately 15 car parking spaces (including 

two EV charging spaces) could be accommodated, and space for a coffee van 

or food truck.  

c. As such, residents would not need to travel off-site for many trips, thereby 

enhancing the sustainability of the site. The Hub would also provide a wide 

range of additional facilities for use by existing residents in the wider 

community.  

3. Bus interchange: 

a. Between the site access and Community Hub, a bus interchange is proposed. 

The interchange would include a stop with seating, shelter and timetables 

(potentially with real-time information displays), with a loop for use by buses 

to turn around. The Interchange would provide a high-quality and pleasant 

waiting area for residents, off Park Hall Road. 

b. It is proposed that all services running along Park Hall Road would divert to the 

bus interchange (i.e. routes 337, 347, and 772) and, where feasible, the times 

of these services would be reviewed to align with access to education and 

work opportunities (for example, ahead of registration and after final classes 

at Southlands Secondary School which is situated near a stop on route 337). 

4. A contribution is proposed to support the Central Lancashire community transport 

services, detailed in Section 3.4 of the Transport Assessment. 

5. Access to additional bus services: 
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a. As detailed in Section 3.4 of the Transport Assessment, residents would be 

able to access additional bus services at the ‘Farmers Arms’ stops to the west, 

along with walking to Eccleston. Dependent on weather condition, time of day, 

and personal preference, they could travel either via the PRoW or Park Hall 

Road.  

b. Residents travelling to these bus stops would need to cross the road, most 

likely at the Park Hall Road / Wood Lane junction. The Park Hall Road arm is 

currently up to circa. 25m wide with no crossing facilities aside from dropped 

kerbs. As shown in Section 2.6 of the Transport Assessment, three slight / 

serious collisions have occurred at this junction in the latest five years. 

Drawing 86409-CUR-XX-00-D-TP-75004 (enclosed within the Transport 

Assessment) details the proposed improvements to this junction: the kerbs 

will be extended on both sides of the Park Hall Road arm – reducing the 

crossing distance to circa. 10m – with tactile paving and dropped kerbs 

provided, along with central hatching between the lanes. Vegetation along Park 

Hall Road, including the Wood Lane junction, will be cut back where possible 

to maximise the effective footway width. This should improve safety for 

pedestrians and enhance access to bus services. 

6. A financial contribution is proposed by the Applicant towards the cutting back of 

vegetation, replacing stiles with kissing gates (to improve accessibility), and no-dig 

surfacing improvements (to maximise the weather conditions in which the routes are 

pleasant to use, whilst not adversely affecting their character) to the following PRoW: 

bridleways BW0913009 and BW0917018, and footpaths FP0917019 and FP0913015. 

A short section of the FP0913009 bordering the site would also be redesignated as a 

bridleway to enable cycle access. 

7. Within the site, the proposed site layout will be designed to be highly permeable for 

pedestrians and cyclists with various routes, including traffic-free paths, connecting 

residences, the green infrastructure, play areas, bus interchange, Community Hub, and 

existing facilities at the Park Hall Hotel and industrial units. There will be three 

pedestrian accesses onto Park Hall Road (as well as the PRoW connections to the 

east and west) to ensure directness of walking routes and to minimise time spent 

alongside busier roads. 

8. In addition to the interventions detailed above, the submitted Framework Travel Plan 

(Document Reference: 086409-CUR-XX-XX-T-TP-00004) details many further Travel 
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Plan Initiatives which seek to minimise trips undertaken as single occupancy car 

drivers by encouraging active travel, public transport use, and car sharing. The 

Initiative are summarised as follows: 

a. Improvements to walking, cycling, and public transport infrastructure (as 

outlined above). 

b. Cycle sheds in all gardens, or on-street cycle hangars. 

c. Provision of EV charging. 

d. Personalised travel planning via the Travel Plan Coordinator (“TPC”) (as group 

or individual sessions). 

e. Promotion of existing car share schemes. 

f. Welcome Packs for residents. 

g. A Community Notice Board. 

h. Travel Vouchers for each household (redeemable against bus rail, community 

travel and/or the cost of a cycle purchase). 

i. Annual travel surveys by the TPC to measure progress and inform future 

measures. 

j. The Community Hub. 

k. Promotion of a Residents’ Association to lead the Community Hub.  

l. Annual cycle maintenance event. 

9. In terms of digital connectivity, all properties will be fitted with high-speed broadband 

to enable homeworking. A number of house types at the site will be designed to 

incorporate a study to further enable home or hybrid working. 

Summary 

7.5 This section has presented the transport vision and sustainable transport strategy for the 

site, as detailed in full in the submitted Transport Assessment. Together, the above 

principles would combine to produce a sustainable development, with a genuine mix of 

uses and transport options available, and with wider benefits to the local community. 
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8 PRE-APPLICATION CONSULTATION 

8.1 The Applicant has undertaken pre-application consultation with Chorley Council Officers 

and has engaged with the local community and key stakeholders prior to the submission 

of this planning application. A summary of the consultation undertaken by the Applicant 

is provided below and is detailed fully within the Statement of Community Involvement 

(“SCI”) prepared by Cavendish Consulting and submitted alongside this planning 

application. 

Consultation with Chorley Council Officers 

8.2 Two meetings have taken place between the Applicant, Asteer Planning and Chorley 

Council Planning Officers; the latest of which took place on 6th May 2025.  

8.3 During meeting on 6th May 2025, the Officers: 

• Confirmed the validation requirements for the outline planning application. 

• Confirmed that the level of detail shown on the proposed Parameter Plans and Site 

Wide Illustrative Masterplan was acceptable. 

• Queried whether detailed access drawings would be submitted as part of the outline 

planning application. These have been prepared by Curtins and submitted alongside 

this planning application. 

• Confirmed that they were happy with the suggested scope of the Sequential Test. 

• Confirmed that they had received the EIA Screening Request. 

8.4 During the meeting, the Applicant also provided an update on the public consultation 

strategy (outlined below). 

Public Consultation Approach 

Engagement with Stakeholders 

8.5 An advanced notification was sent out to relevant stakeholders on 9th April 2025, advising 

that Story Homes had submitted a request for an EIA Screening Opinion. This was sent 

to: 

• Councillor Alistair Bradley (Leader of the Council) 

• Councillor Peter Wilson (Deputy Leader of the Council) 
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• Councillor Terry Howarth (Cabinet Member for Homes & Housing) 

• Councillor Alistair Morwood (Cabinet Member for Planning & Development - former) 

• Councillor Adrian Lowe (Cabinet Member for Customer, Streetscene & Environment) 

• Councillor Alan Whittaker (Eccleston, Heskin & Charnock Richard) 

• Councillor Arjun Singh (Eccleston, Heskin & Charnock Richard) 

• Councillor Christine Heydon (Eccleston, Heskin & Charnock Richard) 

• Paul Foster MP (South Ribble) 

• Charnock Richard Parish Council 

Public Consultation 

8.6 A consultation newsletter and freepost reply card was posted to 2,377 residential and 

business addresses on 16th May 2025. This launched the consultation and provided 

information about Story Homes, the proposals and how to provide feedback. The 

distribution area, newsletter and reply card are included in the SCI. 

8.7 A consultation website was created to display information about the proposals with an 

online feedback mechanism. This was hosted at: 

https://storyhomescamelot.consultationonline.co.uk/  

8.8 During the consultation, access to a freephone information line was also offered as well 

as a feedback email address (north@consultation-online.co.uk).  

8.9 Further to the consultation newsletter and website, a detailed press release was issued to 

several local media publications including, Lancashire Evening Post, Lancashire 

Telegraph, Place North West, The Business Desk and The Chorley and Leyland Guardian. 

Details of the press releases are detailed in the SCI. Additionally, an advertisement was 

placed on Meta platforms, primarily through Facebook. The advertisement was promoted 

to users within a 12km radius of the site and reached 35,070 users. 

8.10 One call, two emails and 155 questionnaire responses were received during the 

consultation period. The feedback received during the consultation period, and the 

Applicant’s response to this, is detailed in the SCI. 

 

https://storyhomescamelot.consultationonline.co.uk/
mailto:north@consultation-online.co.uk
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Summary 

8.11 The Applicant has sought to work proactively with Chorley Council Officers, key 

stakeholders and the local community regarding the proposed development. Further 

details of the pre-application consultation undertaken is detailed in the SCI. 
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9 RELEVANT PLANNING POLICY FRAMEWORK 

9.1 This section sets out the relevant planning policy framework at local and national level, as 

well as other material considerations, which are relevant to the determination of this 

planning application.  

The Development Plan 

9.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires local planning 

authorities to determine planning applications in accordance with the Development Plan 

unless material planning considerations indicate otherwise. 

9.3 For the purpose of this planning application, the Development Plan comprises: 

• Central Lancashire Joint Core Strategy (July 2012); and, 

• Chorley Local Plan 2012-2026 (July 2015). 

9.4 The Joint Lancashire Minerals and Waste Local Plan (September 2013) is not relevant to 

this planning application. Therefore, it is not considered further within this Statement.  

9.5 According to the adopted Policies Map, the majority of the site is allocated as a Previously 

Developed Site in the Green Belt (Policy BNE5). The parts of the site that fall outside of 

the Policy BNE5 allocation will not accommodate built development. 

9.6 A planning policy schedule is provided at Appendix 8 of this Statement. 

Basingstoke & Deane BC v Secretary of State for Levelling up, Housing and Communities 
and Bewley Homes plc 

9.7 In the case of Basingstoke & Deane BC v Secretary of State for Levelling up, Housing and 

Communities and Bewley Homes plc in July 2024, Mr Justice Holgate found that, in 

determining planning applications, the decision maker can take into account the out-of-

datedness of a Development Plan and its policies when assessing compliance with the 

Development Plan as a whole. 

9.8 Paragraph 16 of the Judgement states: 

16 “Mr Katkowski accepted the claimants challenge depends on DL 145 where the 

Inspector said:- 

“Looking at the development plan as a whole, the proposal would accord with those 

policies I have identified above together with Policy SD1. On the other hand, it would 
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conflict with the spatial strategy (Policies EM1 and NE1). Given that the spatial 

strategy is out of date, and that the degree of landscape harm is only of moderate 

weight, my overall conclusions is that the proposal is in accordance with the 

development plan as a whole”. 

9.9 Paragraph 96 of the Judgement also states: 

96 "In deciding whether the proposal accorded with the development plan as a whole, 

it was logical and consistent with the application of [the relevant spatial] policy in 

this case for the inspector to take into account the out-of-datedness of the spatial 

strategy. Indeed, to have ignored that factor would have been internally inconsistent 

and would have failed to apply the development plan as a whole." 

9.10 Finally, Paragraph 98 of the Judgement states: 

98 “I do not consider that the dismissal of this claim depends upon the fact that the 

BDLP includes policy SD1. Some local plans do not contain a policy replicating the 

NPPF’s presumption in favour of sustainable development. In the present case, even 

if policy SD1 is disregarded for the sake of the argument, I see no error of law in DL 

145. In my judgement, the Inspector would still have been entitled to take into 

account the out of datedness of the spatial strategy of the development plan when 

deciding whether the proposal was in accordance with that plan as a whole”. 

9.11 Applying the conclusions of the Basingstoke & Deane BC v Secretary of State for Levelling 

up, Housing and Communities and Bewley Homes plc judgement, the spatial strategy for 

the Development Plan as well as the relevant Development Plan policies are considered 

below. 

Central Lancashire Core Strategy (July 2012) 

9.12 The Central Lancashire Core Strategy (“the Core Strategy”) was adopted in July 2012 with 

the stated intention of being used to guide the planning decisions in Chorley, Preston and 

South Ribble, and to set out the vision, objectives and spatial strategy for Central 

Lancashire to 2026. It covers the period 2010 to 2026. 

9.13 The Core Strategy provides for the following distribution of housing across the three 

authorities of Chorley, Preston and South Ribble, totalling 1,341dpa: 

• Chorley – 417dpa 
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• South Ribble – 417dpa 

• Preston – 507dpa 

9.14 The above housing numbers were based on evidence which underpinned Policy L4 of the 

former North West Regional Spatial Strategy (“RSS”) to 2021 7 . The RSS plan period 

commencement was 2003; it was adopted in 2008 and revoked in 2010. The housing 

requirement set out in the RSS was informed by the North West Household Growth 

Estimates Study (published August 2005) and the 2003-based household projections.  

9.15 The NPPF (2024) and the new Standard Method sets a local housing need of 564dpa for 

Chorley, and 1,643 dpa for Central Lancashire which far exceeds the Core Strategy 

housing requirements. The RSS housing land requirements from which the Core Strategy 

housing requirements were derived were based on demographic evidence and 

national/regional policy which is now grossly out of date (as detailed above), albeit that 

they were acknowledged to be “minimum requirements”8. The Core Strategy made it clear 

that, “It is intended that the Central Lancashire authorities will monitor and review the 

housing requirements in the Core Strategy for the lifetime of the plan.”9 However this has 

simply not been done. Furthermore, in accordance with Paragraph 34 of the NPPF (2024), 

the policies and spatial development strategy in the Core Strategy should have been 

reviewed, and updated as necessary, at least once between the Core Strategy’s adoption 

(2012) and the following five years (2017) and should have taken into account changing 

circumstances affecting the area or any relevant changes in national policy. There should 

have been two statutory reviews of the Core Strategy since its adoption but there have 

been none.  

9.16 Although the Core Strategy does not include housing allocations, it does identify the 

hierarchy of settlements in Central Lancashire where growth and investment will be 

concentrated (Core Strategy Policy 1). The Core Strategy identifies the Preston/South 

Ribble Urban Area as the main focus for growth, followed by ‘Strategic Sites’, ‘Key Service 

Centres’ (which Chorley Town is identified as), ‘Urban Local Service Centres’, ‘Rural Local 

Service Centres’ and ‘In Other Places’ (within which the eight previously developed sites 

 
 
7 Policy L 4 (Regional Housing Provision) set out a requirement to meet a regional housing target of 416,000 
homes by 2021, at an average annual rate of 23,111 net additions. 
8 Central Lancashire, 2012, Central Lancashire Core Strategy, Paragraph 8.13 
9 ibid., Paragraph 8.4 
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in the Green Belt, as detailed at Policy BNE5, are identified). No change was proposed to 

the Central Lancashire Green Belt as part of the Core Strategy10. 

9.17 The effect of the spatial strategy detailed in the Core Strategy is, thus, to constrain housing 

to an area which was only intended to meet a highly constrained need based on the now 

defunct RSS housing requirements, which were in turn informed by evidence from 2003 

and 2005, and so significantly constrains market and affordable housing delivery. This 

emphasises the need to revisit the balance between the need for housing and the need 

for areas of policy restraint. 

9.18 In addition to the above, it is important to note that the NPPF was introduced during the 

course of the Core Strategy’s preparation on 27th March 2012. During the examination of 

the Core Strategy, the Inspector invited representations on the NPPF (between 11th April 

2012 and 9th May 2012) in so far as they related to the Local Plan 11 . Further 

representations were invited from 23rd April 2012 until 9th May 2012 on a model policy 

concerning the presumption in favour of sustainable development 12 . The Inspector 

recommended that, “the Local Plan be modified by the inclusion of a policy which, in 

essence, confirms that the Councils will take a positive approach that reflects the 

presumption in favour of sustainable development contained in the Framework” 13 . 

Consequently, the adopted Core Strategy includes Policy MP, which the Core Strategy 

states has been included “to clarify the operational relationship between the plan and 

national policy”. Therefore, the Councils have still not yet adopted a local plan consistent 

with the radical policy change evident in the latest NPPF, with its greater emphasis on 

housing delivery despite the fact that NPPF was first introduced 13 years ago. 

Summary 

9.19 In summary, the Core Strategy was based upon now defunct regional guidance and, thus, 

was underpinned by demographic evidence and national/regional policy which is 

significantly out of date. It was based upon the RSS which had a plan period 

 
 
10 The Planning Inspectorate, 2012, Report to the Central Lancashire Authorities (Preston City Council and 
South Ribble and Chorley Borough Councils), Page 26, Paragraph 94 
11 Planning Inspectorate, June 2012, Report on the Examination into the Central Lancashire Publication Core 
Strategy Local Development Framework Development Plan Document, Available at: 
https://www.preston.gov.uk/media/16461/4-02-Core-Strategy-Inspector-
Report/pdf/4.02_Core_Strategy_Inspector_Report.pdf?m=1705074655130#:~:text=The%20PHRCs%20no
te%20that%2C%20altogether,however%2C%20questioned%20in%20some%20representations.  
12 ibid. 
13 ibid., Paragraph 5, Page 4 

https://www.preston.gov.uk/media/16461/4-02-Core-Strategy-Inspector-Report/pdf/4.02_Core_Strategy_Inspector_Report.pdf?m=1705074655130#:%7E:text=The%20PHRCs%20note%20that%2C%20altogether,however%2C%20questioned%20in%20some%20representations
https://www.preston.gov.uk/media/16461/4-02-Core-Strategy-Inspector-Report/pdf/4.02_Core_Strategy_Inspector_Report.pdf?m=1705074655130#:%7E:text=The%20PHRCs%20note%20that%2C%20altogether,however%2C%20questioned%20in%20some%20representations
https://www.preston.gov.uk/media/16461/4-02-Core-Strategy-Inspector-Report/pdf/4.02_Core_Strategy_Inspector_Report.pdf?m=1705074655130#:%7E:text=The%20PHRCs%20note%20that%2C%20altogether,however%2C%20questioned%20in%20some%20representations
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commencement of 2003, was adopted in 2008, and revoked in 2010. The Councils’ LHN 

is 1,643dpa, which is considerably greater than the housing requirement in Policy 4 

(1,341dpa) upon which the spatial strategy in the Core Strategy was based. The result of 

this is that the Core Strategy spatial strategy (outlined below) is out of date, as per 

Basingstoke & Deane BC v Secretary of State for Levelling up, Housing and Communities 

and Bewley Homes plc. Furthermore, the NPPF is only considered in so far as the inclusion 

of Policy MP of the Core Strategy and the NPPF that was considered was the original 

iteration dated 2012. Therefore, the Core Strategy is inconsistent with the latest NPPF, 

which places greater emphasis on housing delivery. 

Relevant Core Strategy Policies  

9.20 The following policies of the Core Strategy are of most relevance to the proposed 

development: 

9.21 Policy MP states that,  

“When considering development proposals the Council will take a positive approach that 

reflects the presumption in favour of sustainable development contained in the National 

Planning Policy Framework. It will always work proactively with applicants jointly to find 

solutions which mean that proposals can be approved wherever possible, and to secure 

development that improves the economic, social and environmental conditions in the area. 

Planning applications that accord with the policies in this Local Plan (and, where relevant 

with policies in the neighbourhood plans) will be approved without delay, unless material 

considerations indicate otherwise. Where there are no policies relevant to the application or 

relevant policies are out of date at the time of making the decision then the Council will grant 

permission unless material considerations indicate otherwise-taking into account whether:  

a) any adverse impacts of granting permission would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the National Planning Policy 

Framework taken as a whole; or  

b) specific policies in that Framework indicate that development should be restricted.” 

9.22 Policy 1 (Locating Growth) states that, 

“Focus growth and investment on well located brownfield sites and the Strategic Location 

of Central Preston, the Key Service Centres of Chorley and Leyland and the other main urban 

areas in South Ribble, whilst protecting the character of suburban and rural areas. Some 

Greenfield development will be required on the fringes of the main urban areas. To promote 
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vibrant local communities and support services, an appropriate scale of growth and 

investment will be encouraged in identified Local Service Centres, providing it is in keeping 

with their local character and setting, and at certain other key locations outside the main 

urban areas. 

Growth and investment will be concentrated in: … 

(f)  In other places - smaller villages, substantially built up frontages and Major Developed 

Sites - development will typically be small scale and limited to appropriate infilling, 

conversion of buildings and proposals to meet local need, unless there are exceptional 

reasons for larger scale redevelopment schemes.” 

9.23 Policy 4 (Housing Delivery) states that, 

“Provide for and manage the delivery of new housing by:  

(a) Setting and applying minimum requirements as follows: •  

• Preston   507 dwellings pa  

• South Ribble 417 dwellings pa 

• Chorley   417 dwellings pa 

with prior under-provision of 702 dwellings also being made up over the remainder of the 

plan period equating to a total of 22,158 dwellings over the 2010-2026 period. 

(b)  Keeping under review housing delivery performance on the basis of rolling 3 year 

construction levels.  If, over the latest 3 year review period, any targets relating to housing 

completions or the use of brownfield are missed by more than minus 20% , the phasing of 

uncommitted sites will be adjusted as appropriate to achieve a better match and/or other 

appropriate management actions taken; provided this would not adversely impact on 

existing housing or markets within or outside the Plan area. 

(c)  Ensuring there is enough deliverable land suitable for house building capable of providing 

a continuous forward looking 5 year supply in each district from the start of each annual 

monitoring period and in locations that are in line with the Policy 1, the brownfield target (of 

70% of all new housing) and suitable for developments that will provide the range and mix 

of house types necessary to meet the requirements of the Plan area. (d) Ensuring that 

sufficient housing land is identified for the medium term by identifying in Site Allocations 
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Documents a further supply of specific, developable sites for housing and in the longer term 

by identifying specific developable sites or broad locations for future growth.” 

9.24 Other relevant Core Strategy policies include: 

• Policy 2 (Infrastructure) 

• Policy 3 (Travel) 

• Policy 5 (Housing Density) 

• Policy 6 (Housing Quality) 

• Policy 7 (Affordable and Special Needs Housing) 

• Policy 11 (Retail and Town Centre Uses and Business Based Tourism) 

• Policy 14 (Education) 

• Policy 15 (Skills and Economic Inclusion) 

• Policy 16 (Heritage Assets) 

• Policy 17 (Design of New Buildings) 

• Policy 18 (Green Infrastructure) 

• Policy 21 (Landscape Character Areas) 

• Policy 22 (Biodiversity and Geodiversity) 

• Policy 23 (Health) 

• Policy 24 (Sport and Recreation) 

• Policy 25 (Community Facilities) 

• Policy 26 (Crime and Community Safety) 

• Policy 27 (Sustainable Resources and New Development) 

• Policy 29 (Water Management) 

• Policy 30 (Air Quality) 
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Chorley Local Plan 2012-2026 (July 2015) 

9.25 The Chorley Local Plan 2012-2026 Site Allocations and Development Management 

Policies Development Plan Document (“Chorley Local Plan”) was adopted on 21st July 

2015. Its stated intention is to set out how planning applications should be decided, and 

to identify areas for development and areas which should be protected from development. 

It deals with site allocations and development management policies and covers the period 

2012 to 2026. It was a ‘part 2’ plan and did not revisit housing requirements established 

in the Core Strategy. 

9.26 The Chorley Local Plan follows the Core Strategy’s spatial vision for Central Lancashire, 

with the Chorley Local Plan making it clear that, “In order to ensure growth and investment 

takes place in the most sustainable locations, a hierarchy of settlement types and priority 

locations has been identified in the Core Strategy.” As detailed above, the Core Strategy 

identifies the Preston/South Ribble Urban Area as the main focus for growth and 

investment.  

9.27 The Chorley Local Plan did not re-define settlement boundaries and, thus, these were 

simply carried forward from the Local Plan Review 2003. Furthermore, the Core Strategy 

makes no provision for a strategic review of the Green Belt boundaries. Therefore, as 

detailed in the Inspector’s Report to the Chorley Local Plan, sites outside of the defined 

settlement boundaries were not allocated for development 14 . Although ‘AL07 Park 

Hall/Camelot Leisure Complex’ (within which the site is located) was also identified as 

falling within this category, it is of note that the examining Inspector made it clear that this 

is a previously developed site and, thus, that “it could come forward as a windfall site in the 

Green Belt, provided that any proposal for its redevelopment satisfied other relevant policies 

of the Plan, including policy BNE5, and the Framework”15.  

9.28 Further to the above, in considering Park Hall/Camelot Leisure Complex, the Inspector 

requested that its boundaries shown on the Policies Map be amended to “correctly define 

the extent of this previously developed Green Belt site” 16 . The extent of previously 

developed land at the former Camelot Theme Park was determined by the Inspector 

during a joint site visit walkover where the boundary of the site was agreed, particularly 

having regard to the extent of hardstanding. The extent of previously developed land was 

 
 
14 The Planning Inspectorate, 2013, Partial Report to Chorley Council 
15 The Planning Inspectorate, 2013, Partial Report to Chorley Council, Page 22, Paragraph 96 
16 ibid., Page 35, Paragraph 177 
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carefully scrutinised at the local plan review and underpinned Policy BNE5 and, has been 

used as the basis of this planning application. 

9.29 The housing requirement for Chorley is set out in Core Strategy Policy 4 and it is this 

housing requirement that informed the Chorley Local Plan. Paragraph 5.11 of the Chorley 

Local Plan states that (Asteer Planning’s emphasis in bold),  

“The Core Strategy sets broad locations for housing growth through Policy 1: Locating 

Growth. However it does not indicate how many new homes should be built in each town or 

village, or allocate specific sites for housing development - that is the role of this Local Plan. 

The Core Strategy sets out the approximate distribution of housing development in Central 

Lancashire up to 2026 in percentage terms. This is a predicted distribution based on the 

potential for housing development in each place and not proportions that are required to be 

met. However, this has been used to inform the site allocation process and the housing 

delivery proposed in this Local Plan is in accordance with the Core Strategy.” 

9.30 In considering the retention of the Core Strategy housing requirement, the Inspector’s 

Report to the Chorley Local Plan stated that the Council was, 

“…reliant upon the Central Lancashire Strategic Housing Market Assessment 2009 (SHMA) 

[CHE010], which is based on 2008 data. Whilst this SHMA is now somewhat out-of-date, I 

consider that the Council’s [CD7.2.4.3] and Representors’ analysis [CH7.9 and CH7.9.1] of 

the 2011-based household interim projections to 2021 for England lend support to the 

retention of the CS target.“17 

9.31 Nevertheless, although the Core Strategy housing requirement was retained for the 

purpose of informing the Chorley Local Plan housing allocations, this was based on the 

2011-based household interim projections to 2021 lending support to this. Consequently, 

the approach of the Chorley Local Plan is to set a modest housing requirement (based on 

the Core Strategy housing requirements, which are, in turn, based on an out of date and 

revoked national/regional policy basis). Furthermore, in accordance with Paragraph 34 of 

the NPPF (2024), the policies in the Chorley Local Plan should have been reviewed, and 

updated as necessary, at least twice between the plan’s adoption (2012) and the following 

five years (2017) and should have taken into account changing circumstances affecting 

 
 
17 The Planning Inspectorate, 2013, Partial Report to Chorley Council, Page 11, Paragraph 41 
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the area or any relevant changes in national policy. Therefore, there should have been two 

statutory reviews of the Chorley Local Plan since its adoption. 

9.32 In addition to the above, the Council’s latest LHN figure is now 564dpa (35.2% greater than 

the Core Strategy housing requirement for Chorley (417dpa)) and the Council cannot 

demonstrate a five-year supply of deliverable housing land (2.9 years 18 ), as detailed 

further below.  

Summary 

9.33 The Chorley Local Plan is directly informed by the identified housing need and spatial 

strategy established in the Core Strategy. As detailed above, the spatial strategy 

established in Core Strategy is out of date, and as such the Chorley Local Plan is now 

considered to be out-of-date in the same way. 

Relevant Chorley Local Plan Policies 

9.34 The following policies of the Chorley Local Plan are of most relevance to the proposed 

development: 

9.35 Policy V1 (Model Policy) states that, 

“When considering development proposals the Council will take a positive approach that 

reflects the presumption in favour of sustainable development contained in the Framework. 

The Council will always work proactively with applicants jointly to find solutions which mean 

that proposals can be approved wherever possible, and to secure development that 

improves the economic, social and environmental conditions in the area.  

Planning applications that accord with the policies in this Local Plan will be approved without 

delay, unless material considerations indicate otherwise.   

Where there are no policies relevant to the application or relevant policies are out of date at 

the time of making the decision then the Council will grant permission unless material 

considerations indicate otherwise, taking into account whether:  

 
 
18 Chorley Council, 2024, Five Year Housing Supply Statement for Chorley, Page 1, Paragraph 3 
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a) any adverse impacts of granting permission would significantly and demonstrably 

outweigh the benefits, when assessed against the policies in the Framework taken as a 

whole and those contained in the Core Strategy; or  

b) specific policies in the Framework and Core Strategy indicate that development should be 

restricted.” 

9.36 Policy BNE5 (Redevelopment of Previously Developed Sites in the Green Belt) states 

that,  

“The reuse, infilling or redevelopment of previously developed sites in the Green Belt, will be 

permitted providing the following criteria are met:  

In the case of re-use:  

a) The proposal does not have a materially greater impact than the existing use on the 

openness of the Green Belt and the purposes of including land in it;  

b) The development respects the character of the landscape and has regard to the need to 

integrate the development with its surroundings, and will not be of significant detriment to 

features of historical or ecological importance.  

In the case of infill:  

c) The proposal does not lead to a major increase in the developed portion of the site, 

resulting in a greater impact on the openness of the Green Belt and the purpose of including 

land within it than the existing development.  

In the case of redevelopment:  

d) The appearance of the site as a whole is maintained or enhanced and that all proposals, 

including those for partial redevelopment, are put forward in the context of a comprehensive 

plan for the site as a whole.” 

9.37 Other relevant Chorley Local Plan Policies include: 

• Policy ST1 (New Provision of Improvement of Footpath, Cycleways, Bridleways and 

their associated facilities) 

• Policy ST3 (Road Schemes and Development Access Points) 

• Policy ST4 (Parking Standards) 
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• Policy HS4A (Open Space Requirements in New Housing Development) 

• Policy HS4B (Playing Pitch Requirements in New Housing Developments) 

• Policy BNE1 (Design Criteria for New Development) 

• Policy BNE6 (Light Pollution) 

• Policy BNE8 (Protection and Enhancement of Heritage Assets) 

• Policy BNE9 (Biodiversity and Nature Conservation) 

• Policy BNE10 (Trees) 

• Policy BNE11 (Species Protection) 

Summary 

9.38 Overall, the Core Strategy plans to a housing requirement which is significantly 

constrained and out of date. It is based upon regional guidance, which has been 

superseded, and the Councils’ LHN is 1,643dpa, which is considerably greater than the 

housing requirement in Policy 4 (1,341dpa) upon which the spatial strategy in the Core 

Strategy was based. 

9.39 The Chorley Local Plan is directly informed by the identified housing need and spatial 

strategy established in the Core Strategy. As the spatial strategy established in Core 

Strategy is out of date, the Chorley Local Plan is now considered to be out of date in the 

same way, regardless of whether there is a five-year housing land supply and, in this 

instance, Chorley Council can also not demonstrate a five-year land supply. 

Other Material Considerations 

9.40 There are a series of other planning policy guidance documents at local and national 

levels that are relevant to the determination of this planning application, comprising: 

• The National Planning Policy Framework (“NPPF”); 

• Planning Practice Guidance (“PPG”); 

• Evidence Base; 

• Supporting Planning Documents and Guidance; and, 
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• Emerging Development Plan Documents. 

The National Planning Policy Framework (“NPPF”) 

9.41 The National Planning Policy Framework (“NPPF”) was first published on 27th March 2012. 

The latest iteration of the NPPF was published in December 2024 19 . It sets out the 

Government’s planning policies for England and how these are expected to be applied. 

Introduction 

• Paragraphs 1 and 2 

Achieving Sustainable Development 

• Paragraphs 7, 8, 10, 11, and 12 

Decision-making 

• Paragraphs 38, 39, 40, 48, 49, 56, 57, and 58 

Delivering a Sufficient Supply of Homes 

• Paragraphs 61, 62, 63, 64, 66, 69, 71, 72, 77, 78, 79, and 80 

Promoting Healthy and Safe Communities 

• Paragraph 96 

Promoting Sustainable Transport 

• Paragraphs 109, 110, 115, 116, 117 and 118 

Making Effective Use of Land 

• Paragraphs 124, 127, 128, 129 and 130 

Achieving Well-designed and Beautiful Places 

• Paragraphs 131, 135, 136 and 139 

Protecting Green Belt Land 

• Paragraphs 143, 153, 154, 155, 156 and 157 

 
 
19 This version of the NPPF was amended on 7th February 2025 to correct cross-references from footnotes 
7 and 8, and to amend the end of the first sentence of paragraph 155 to make its intent clear. 
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Meeting the Challenge of Climate Change, Flooding and Coastal Change 

• Paragraphs 161, 163, 164, 166, 170, and 181  

Conserving and Enhancing the Natural Environment 

• Paragraphs 187, 193, 196, 198, 199, and 201 

Conserving and Enhancing the Historic Environment 

• Paragraphs 207, 208, 210, 212, and 216 

Annex 1: Implementation 

• Paragraphs 231, 232, and 233 

Annex 2: Glossary 

9.42 Annex 2 of the NPPF provides a definition of Grey belt, stating that, “For the purposes of 

plan-making and decision-making, ‘grey belt’ is defined as land in the Green Belt comprising 

previously developed land and/or any other land that, in either case, does not strongly 

contribute to any of purposes (a), (b), or (d) in paragraph 143. ‘Grey belt’ excludes land where 

the application of the policies relating to the areas or assets in footnote 7 (other than Green 

Belt) would provide a strong reason for refusing or restricting development.”   

9.43 Of particular relevance to this application are paragraphs 11, 143, 153, 154, 155, 156 and 

157. Therefore, these paragraphs are provided below for ease of reference.  

9.44 Paragraph 11 states that,  

“Plans and decisions should apply a presumption in favour of sustainable development… 

For decision-taking this means:   

c)  approving development proposals that accord with an up-to-date development plan 

without delay; or   

d)  where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date20, granting permission unless:  

 
 
20 Footnote 8 of the NPPF states that, “This includes, for applications involving the provision of housing, 
situations where: the local planning authority cannot demonstrate a five year supply of deliverable housing 
sites (with the appropriate buffer as set out in paragraph 78); or where the Housing Delivery Test indicates 
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i. the application of policies in this Framework that protect areas or assets of particular 

importance21 provides a strong reason for refusing the development proposed; or  

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole, having 

particular regard to key policies for directing development to sustainable locations, making 

effective use of land, securing well-designed places and providing affordable homes, 

individually or in combination22.” 

9.45 Paragraph 143 states that,  

“Green Belt serves five purposes:  

a) to check the unrestricted sprawl of large built-up areas; 

b) to prevent neighbouring towns merging into one another;  

c) to assist in safeguarding the countryside from encroachment;  

d) to preserve the setting and special character of historic towns; and 

e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban 

land.” 

9.46 Paragraph 153 states that, “When considering any planning application, local planning 

authorities should ensure that substantial weight is given to any harm to the Green Belt, 

including harm to its openness23. Inappropriate development is, by definition, harmful to the 

Green Belt and should not be approved except in very special circumstances. ‘Very special 

circumstances’ will not exist unless the potential harm to the Green Belt by reason of 

 
 
that the delivery of housing was substantially below (less than 75% of) the housing requirement over the 
previous three years. See also paragraph 232.” 
 
21 Footnote 7 of the NPPF states that, “The policies referred to are those in this Framework (rather than those 
in development plans) relating to: habitats sites (and those sites listed in paragraph 194) and/or designated 
as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, a National Landscape, 
a National Park (or within the Broads Authority) or defined as Heritage Coast; irreplaceable habitats; 
designated heritage assets (and other heritage assets of archaeological interest referred to in footnote 75); 
and areas at risk of flooding or coastal change.” 
 
22 Footnote 9 of the NPPF states that, “The policies referred to are those in paragraphs 66 and 84 of chapter 
5; 91 of chapter 7; 110 and 115 of chapter 9; 129 of chapter 11; and 135 and 139 of chapter 12.”   
23 Footnote 55 of the NPPF states that, “Other than in the case of development on previously developed land 
or grey belt land, where development is not inappropriate.” 
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inappropriateness, and any other harm resulting from the proposal, is clearly outweighed by 

other considerations.” 

9.47 Paragraph 154 states that, 

“Development in the Green Belt is inappropriate unless one of the following exceptions 

applies:  

a) buildings for agriculture and forestry;  

b) the provision of appropriate facilities (in connection with the existing use of land or a 

change of use), including buildings, for outdoor sport, outdoor recreation, cemeteries and 

burial grounds and allotments; as long as the facilities preserve the openness of the Green 

Belt and do not conflict with the purposes of including land within it;  

c) the extension or alteration of a building provided that it does not result in disproportionate 

additions over and above the size of the original building; 

d) the replacement of a building, provided the new building is in the same use and not 

materially larger than the one it replaces;  

e) limited infilling in villages;  

f) limited affordable housing for local community needs under policies set out in the 

development plan (including policies for rural exception sites); and  

g) limited infilling or the partial or complete redevelopment of previously developed land 

(including a material change of use to residential or mixed use including residential), whether 

redundant or in continuing use (excluding temporary buildings), which would not cause 

substantial harm to the openness of the Green Belt. h) Other forms of development provided 

they preserve its openness and do not conflict with the purposes of including land within it. 

These are:    

i. mineral extraction;   

ii. engineering operations;    

iii. local transport infrastructure which can demonstrate a requirement for a Green Belt 

location;  
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iv. the re-use of buildings provided that the buildings are of permanent and substantial 

construction;    

v. material changes in the use of land (such as changes of use for outdoor sport or 

recreation, or for cemeteries and burial grounds); and    

vi. development, including buildings, brought forward under a Community Right to Build 

Order or Neighbourhood Development Order.” 

9.48 Paragraph 155 states that, 

“The development of homes, commercial and other development in the Green Belt should 

also not be regarded as inappropriate where all the following apply:  

a. The development would utilise grey belt land and would not fundamentally undermine the 

purposes (taken together) of the remaining Green Belt across the area of the plan;   

b. There is a demonstrable unmet need for the type of development proposed24;  

c. The development would be in a sustainable location, with particular reference to 

paragraphs 110 and 115 of this Framework25; and 

d. Where applicable the development proposed meets the ‘Golden Rules’ requirements set 

out in paragraphs 156-157 below.” 

9.49 Paragraph 156 states that, “Where major development involving the provision of housing is 

proposed on land released from the Green Belt through plan preparation or review26, or on 

 
 
24 Footnote 56 states that, “Which, in the case of applications involving the provision of housing, means the 
lack of a five year supply of deliverable housing sites, including the relevant buffer where applicable, or where 
the Housing Delivery Tests was below 75% of the housing requirement over the previous three years; and in 
the case of traveller sites means the lack of a five year supply of deliverable traveller sites assessed in line 
with Planning Policy for Traveller sites.” 
 
25 Footnote 57 states that, “In the case of development involving the provision of traveller sites, particular 
reference should be made to Planning Policy for Traveller Sites paragraph 13.” 
 
26 Footnote 58 of the NPPF states that, “The Golden Rules do not apply to: (i) developments brought forward 
on land released from the Green Belt through plans that were adopted prior to the publication of this 
Framework; and (ii) developments that were granted planning permission on Green Belt land prior to the 
publication of this Framework. 59 Including where there are variations made to existing permissions (where 
the existing permission involved development that was subject to the Golden Rules).” 
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sites in the Green Belt subject to a planning application 27 , the following contributions 

(‘Golden Rules’) should be made:  

a. affordable housing which reflects either:  

(i) development plan policies produced in accordance with paragraphs 67-68 of this 

Framework; or  

(ii) until such policies are in place, the policy set out in paragraph 157 below;  

b. necessary improvements to local or national infrastructure; and  

c. the provision of new, or improvements to existing, green spaces that are accessible to the 

public. New residents should be able to access good quality green spaces within a short 

walk of their home, whether through onsite provision or through access to offsite spaces.“ 

9.50 Paragraph 157 states that, “Before development plan policies for affordable housing are 

updated in line with paragraphs 67-68 of this Framework, the affordable housing contribution 

required to satisfy the Golden Rules is 15 percentage points above the highest existing 

affordable housing requirement which would otherwise apply to the development, subject to 

a cap of 50%28. In the absence of a pre-existing requirement for affordable housing, a 50% 

affordable housing contribution should apply by default. The use of site-specific viability 

assessment for land within or released from the Green Belt should be subject to the 

approach set out in national planning practice guidance on viability.” 

Planning Practice Guidance 

9.51 Planning Practice Guidance (“PPG”) was introduced in March 2014 and has been regularly 

updated since that time. 

Green Belt 

9.52 Paragraph 009 Reference ID: 64-009-20250225 states that, 

 
 
27 Footnote 59 of the NPPF states that, “Including where there are variations made to existing permissions 
(where the existing permission involved development that was subject to the Golden Rules).” 
 
28 Footnote 60 of the NPPF states that, “The 50% cap does not apply to rural exception sites or community-
led development exception sites, or if the local planning authority has a relevant existing policy which would 
apply to the development which is above 50%.” 
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“Where grey belt sites are not identified in existing plans or Green Belt assessments, it is 

expected that authorities should consider evidence, in light of this guidance, on: 

• whether the site strongly contributes to the Green Belt purposes a, b or d; and 

• whether the application of policies to areas and assets of particular importance 

identified in footnote 7 to the NPPF (other than Green Belt) provide a strong reason to 

restrict development; and 

• whether development of the site would fundamentally undermine the purposes of the 

remaining Green Belt across the plan area, as set out in national policy and this 

guidance.” 

9.53 Paragraph 010 Reference ID: 64-010-20250225 states that,  

“Where a site is judged to be grey belt, and to not fundamentally undermine the purposes of 

the remaining Green Belt across the plan area if released or developed, wider considerations 

will still be relevant to the consideration of development proposals on the site. These would 

include determining whether the development would not be inappropriate development in 

the Green Belt, as set out in paragraph 155 of the NPPF. That question would include 

consideration of whether a development is sustainably located, whether it would meet the 

‘Golden Rules’ contributions (where applicable), and whether there is a demonstrable unmet 

need for the type of development proposed.    

Where a development is not inappropriate in the Green Belt, this does not itself remove the 

land from the Green Belt nor require development proposals to be approved. In accordance 

with section 38(6) of the Planning and Compulsory Purchase Act 2004, wider policies and 

considerations apply, including those in the area’s adopted Plan, and in the NPPF read as a 

whole.”   

9.54 Figure 2 of Paragraph 010 Reference ID: 64-010-20250225 (below) illustrates “When is 

development in the Green Belt not inappropriate under paragraph 155 of the NPPF?” 
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Housing supply and delivery 

9.55 The PPG provides guidance on what a 5 year housing land supply is and how it should be 

calculated. 

9.56 The PPG (Paragraph: 008 Reference ID: 68-008-20190722) emphasises that, "In decision-

taking, if an authority cannot demonstrate a 5 year housing land supply, including any 

appropriate buffer, the presumption in favour of sustainable development will apply, as set 

out in paragraph 11d of the National Planning Policy Framework." 

Design: Process and Tools 

9.57 Paragraph 001 Reference ID: 26-001-20191001 emphasises that well-designed places 

can be achieved by taking a proactive and collaborative approach at all stages of the 

planning processes. It points towards the guidance contained within the National Design 

Guide, which illustrates how well-designed places can be achieved in practice. 

9.58 Paragraph: 007 Reference ID: 26-007-20191001 states that developers may produce a 

masterplan to help evolve their own vision for a site, assess options, engage the local 

planning authority and community in pre-application discussions and support an outline 

planning application. 

9.59 Paragraph: 010 Reference ID: 26-010-20191001 states that applications for outline 

planning permission seek to establish whether the scale and nature of a proposed 

development would be acceptable before fully detailed proposals are put forward. Outline 

planning applications allow fewer details about the proposal to be submitted than a full 



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

66 
 

 

planning application, but can include design principles where these are fundamental to 

decision making. 

Evidence Base 

Authority Monitoring Report (“AMR”) Covering April 2023 - March 2024 (November 2024) 

9.60 Regarding housing delivery, the AMR stats that Central Lancashire Core Strategy Policy 4 

sets a figure of 417 as a minimum net annual housing requirement for Chorley until 2026. 

A net total of 291 dwellings were completed during the monitoring year of 2023/24, thus, 

falling well short of the Core Strategy target of 417. There was also a shortfall in housing 

delivery in the years 2020/21, 2021/22, and 2022/23. Further details regarding the 

Council’s latest published housing land supply position are provided below in the 

summary of the Housing Land Monitoring Report. 

9.61 The AMR states that  Central Lancashire Core Strategy Policy 7 sets an affordable housing 

target from market housing schemes of 30% in urban areas, 35% in rural areas, and 100% 

on any rural exception sites in the greenbelt, with a minimum site threshold of 15 dwellings 

(or 0.5ha) in urban areas and 5 dwellings (or 0.15ha) in rural areas.  

9.62 During the monitoring year 2023/24, a mere 117 affordable dwellings were built. 

Central Lancashire Housing Study Update (December 2024) 

9.63 The Central Lancashire Housing Study Update was prepared on behalf of the Central 

Lancashire authorities with the stated intention of providing an updated assessment of 

housing need, which reflects recently published evidence.  

9.64 The recommended (or preferred) option is stated to be the Employment-led CE (CR 2011 

1-to-1) projection. The housing need presented in this scenario (1,237dpa) is much higher 

than the LHN baseline scenario (as it was at that time) of 944dpa. The recommended 

option is stated to be better aligned with past levels of total housing delivery and forecast 

levels of employment growth. In the Employment-led CE (CR 20111 1-to-1) projection, 

Chorley is identified as having an average annual housing need of 410dpa. 

Chorley Housing Demand and Need Assessment (“HDNA”) (August 2024) 

9.65 The Housing Demand and Need Assessment evidence is intended to help the Council 

deliver an appropriate range of dwelling stock for residents over the plan period. It is 

recommended that future planning policy references the broad mixes evidenced in Table 

6.1 and is taken into account when determining future applications. Table 6.1 identifies 
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the greatest need being for 3 and 4+ bedroom market housing, and 2 and 3 bedroom 

affordable (social rented and affordable home ownership) housing. 

9.66 Regarding affordable need, there is stated to be an annual net shortfall of 53 dwellings 

(assuming a clearance of backlog need is over 10 years. The annual net shortfall is 303 if 

the backlog is cleared over 5 years).  A recommended tenure split is 70% rented and 30% 

affordable home ownership, which it is stated would include First Homes on eligible sites.  

9.67 This evidences an acute and immediate need for additional affordable housing. 

Five-Year Housing Land Supply (May 2024) 

9.68 Chorley Council’s Five Year Housing Supply Statement sets out the housing requirement 

for the five-year period and assesses the land supply available to deliver the requirement. 

The statement concludes that there is a 2.9 year deliverable housing supply over the 

period 2024-2029. This is a significant shortfall against the Council’s housing requirement 

and, thus, there is currently an acute and serious level of housing need in Chorley. 

Open Land Designations Study – Green Belt Assessment – Main Report (October 2022) 

9.69 The Central Lancashire ‘Open Land Designations Study Green Belt Assessment – Main 

Report’ (October 2022) (hereafter referred to as the “Central Lancashire Green Belt 

Assessment”) details the history of the Lancashire Green Belt; a summary of this is 

provided below. 

• 1955 – Through Circular 42/55, the Government established the first clear policy on 

the need for Green Belts in areas outside of London. 

• 1979 – The North East Lancashire Structure Plan was the first planning document to 

designate Green Belt land within Central Lancashire. This established the original 

extent of the Lancashire Green Belt. 

• 1980s – The boundaries of the original extent of the Lancashire Green Belt were 

refined through the Lancashire Structure Plan. In 1989, the Lancashire Structure Plan 

stated that the “detailed boundaries of Green Belts will be defined in Local Plans”. 

• 1990s and 2000s – Green Belt was defined in the Central Lancashire authorities 

through their Local Plans. 

9.70 Although not stated in the Central Lancashire Green Belt Assessment, it is important to 

note that over half (50.2%) of Central Lancashire is designated as Green Belt, with Chorley 
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having the highest proportion of land covered by the designation29. However, the Chorley 

Local Plan does not have a specific Green Belt policy. 

9.71 Within the Central Lancashire Green Belt Assessment, the site forms part of a wider parcel 

(P38). Parcel P28  is assessed as making limited/no contribution to Purposes a), b), and 

d), and an equal contribution to Purpose e). It is assessed as making a significant 

contribution to Purpose c). However, it is noted that all other parcels assessed had either 

a significant or moderate contribution to this purpose.  

Supplementary Planning Documents (“SPDs”) and Guidance (“SPGs”) 

Employment Skills SPD (September 2017) 

9.72 The Central Lancashire Employment Skills SPD’s stated purpose is to introduce 

Employment Skills Statements and provides clarity as to how this requirement relates to 

the relevant policies set out in the Core Strategy and Local Plan, as well as the guidance 

set out in the NPPF. 

Biodiversity and Nature Conservation SPD (July 2015) 

9.73 The Central Lancashire Biodiversity and Nature Conservation SPD is stated to provide 

guidance for applicants in terms of understanding the relevant Central Lancashire policies 

and what is required as part of the planning application process. This includes guidance 

in relation to ecological networks. 

Renewable and Low Carbon Energy SPD (July 2014) 

9.74 The Chorley Renewable and Low Carbon Energy SPD’S stated purpose is to provide further 

guidance on Core Strategy Policies 27 (Sustainable Resources and New Developments) 

and 28 (Renewable and Low Carbon Energy Schemes). It sets out the various renewable 

and low carbon energy technologies, their requirements and the planning issues 

associated with each technology that will need to be addressed as part of any planning 

application. 

  

 
 
29 Central Lancashire Authorities, 2019, Central Lancashire Local Plan: Issues and Options Consultation, 
Page 18, Paragraph 3.10, Available at: https://centrallocalplan.citizenspace.com/central-
team/issuesandoptions/supporting_documents/smaller%20%20Main%20IO%20Consultation%20Paper%
20FINAL%20111119.pdf  

https://centrallocalplan.citizenspace.com/central-team/issuesandoptions/supporting_documents/smaller%20%20Main%20IO%20Consultation%20Paper%20FINAL%20111119.pdf
https://centrallocalplan.citizenspace.com/central-team/issuesandoptions/supporting_documents/smaller%20%20Main%20IO%20Consultation%20Paper%20FINAL%20111119.pdf
https://centrallocalplan.citizenspace.com/central-team/issuesandoptions/supporting_documents/smaller%20%20Main%20IO%20Consultation%20Paper%20FINAL%20111119.pdf
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Open Space and Playing Pitch SPD (August 2013) 

9.75 The Central Lancashire Open Space and Playing Pitch SPD is stated to have been prepared 

to provide advice on how the Councils’ open space and playing pitch policies, as set out 

in the Local Plans, are to be implemented. This includes guidance on provision standards 

and how they will be applied. 

Affordable Housing (October 2012) 

9.76 The Central Lancashire Affordable Housing SPD’s stated purpose is to provide advice on 

how the Councils’ affordable housing policy, as set out in the Development Plan 

Documents, is to be implemented. This includes guidance on the range of approaches, 

standards and mechanisms required to deliver a range of affordable housing to meet local 

needs.  

Design Guide (October 2012) 

9.77 The Central Lancashire Design Guide SPD’s stated intention is to provide an overview of 

the design principles that the Central Lancashire authorities will employ when considering 

planning proposals. It is aimed at landowners, agents, developers and designers working 

on schemes throughout Central Lancashire. 

Appendix 2 of the Design Guidance SPG (July 2004) 

9.78 Appendix 2 of the Design Guidance SPG sets out guidelines for new  housing 

developments, including separation distances.  

Emerging Development Plan Documents 

Emerging Central Lancashire Local Plan (“CLLP”) 

9.79 The CLLP consultation into its Preferred Options ran for 10 weeks from Monday 19th 

December 2022 until Sunday 26th February 2023. The consultation was in the form of a 

Preferred Options Part One document, which outlined strategic policy directions for the 

emerging Local Plan. Development requirements for housing and employment, along with 

potential site allocations to meet these uses were also consulted on at the same time. 

9.80 As evidence to this process, the Councils commissioned LUC in July 2021 to carry out an 

Integrated Assessment (“IA”) of the emerging Central Lancashire Local Plan. The IA 

comprises Sustainability Appraisal (“SA”) incorporating Strategic Environmental 

Assessment (“SEA”), Health Impact Assessment (“HIA”) and Equalities Impact 
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Assessment (“EqIA”). The assessment included a full sustainability appraisal matrix of all 

sites and informed the Councils Preferred Options selection process. 

9.81 As part of the Preferred Options Site Selection process for housing and employment land 

the ‘Camelot Theme Park’ site (“the Camelot Theme Park draft allocation”) was identified 

as brownfield land and considered to be suitable for housing development. The draft 

Camelot Theme Park allocation included the adjacent Park Hall Hotel and extended to 

26.87ha, as shown on Figure 4 below. 

 
Figure 4: The draft Camelot Theme Park allocation (edged in red). 

 

9.82 Recognising the brownfield nature of the Camelot Theme Park site, the Preferred Options 

document identifies the former Camelot Theme Park site as providing a significantly 

positive development opportunity of approximately 671 dwellings in both the main text 

and Site Appendices proformas of the Integrated report (Reference: 19C394a). The only 

negative attribute listed in the IA is the proximity to ancient woodland, but it is made clear 

this can be dealt with as part of any development proposals through the inclusion of an 

appropriate buffer (as demonstrated by this planning application). Having undertaken the 

robust site assessment process, the draft Camelot Theme Park allocation was then 

identified for 564 houses, under Policy CH/HS1.8. The site proforma (Site Profile 47) 

identifies that the former Camelot Theme Park site is brownfield land and confirms that it 

is suitable, available and achievable for housing. Separately, the former Camelot Theme 
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Park site was also identified on the Policies Maps as an allocation, with the boundary 

aligning with the 2015 Adopted Local Plan Policies Maps. 

9.83 The proposed CLLP Pre-Submission Publication Version (Regulation 19) was brought 

before the full Councils of Chorley (28th January 2025), South Ribble (29th January 2025), 

and Preston (30th January 2025) with the recommendation to approve the CLLP for 

publication in February / March 2025. All three Councils voted in favour of the Publication 

version CLLP proceeding to consultation. The consultation on the CLLP Regulation 19 

Plan started on 24th February 2025 and ran until 14th April 2025. However, the draft 

Camelot Theme Park allocation had been removed from the CLLP Regulation 19 Plan, with 

no Green Belt release now proposed in Chorley as it is intended that Preston and South 

Ribble will accommodate the remainder of Chorley’s identified need, and, thus, it is the 

Councils’ position that Chorley cannot demonstrate exceptional circumstances for Green 

Belt release. Instead, the proposed CLLP is only meeting 80% of this requirement (1,314 

dpa) across the three Local Authorities, in order to satisfy the NPPF’s Annex 1 transitional 

arrangements; with Chorley only meeting 59% (334dpa) of this new housing requirement.  

9.84 Story Homes has submitted representations, including a Development Framework, to the 

CLLP Regulation 19 Plan, which set out exceptional circumstances for Green Belt release 

in Chorley, the case for the site’s allocation, the deliverability credentials of the 

development and a scheme vision. 

9.85 As detailed in the representations submitted on Story Homes’ behalf to the CLLP 

Regulation 19 Plan, the draft Camelot Theme Park allocation has been through a rigorous 

site selection process by the Council and its advisers LUC. That process resulted in this 

significant brownfield site (which is the largest brownfield site in Central Lancashire) 

being selected for development. In doing so, the Council recognised the findings of the 

previous Local Plan Inspector regarding the redevelopment potential, the extent of 

brownfield land and the need for policy support accordingly. 

9.86 The proposed change to remove the former Camelot Theme Park site boundary from the 

Policies Maps directly conflicts with the approach within the adopted Local Plan and 

previous Inspector’s findings (as noted in the preceding part of this section), and appears 

to have been motivated by an aspiration not to release any Green Belt within the Borough. 

9.87 Story Homes considers that the former Camelot Theme Park represents an important site 

for allocation now and inclusion within the Local Plan. Story Homes’ wider individual core 

submissions, together with those from the developer consortium, demonstrate that 
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Central Lancashire does not have enough housing land overall to meet its needs. This 

finding also extends to the Chorley area. Therefore, as detailed in the submitted 

representations to the emerging CLLP, exceptional circumstances exist to warrant Green 

Belt release, and the Councils’ previous assessment of the former Camelot Theme Park 

as suitable as a residential allocation should be reinstated, which aligns with the Councils’ 

overall spatial strategy of prioritising the use of brownfield land. The status of the former 

Camelot Theme Park site has not changed since the Council reached its own conclusions 

in the earlier draft of the Local Plan, and, the allocation of redundant brownfield land would 

align with the principles of Local Plans being ‘positively prepared’ (NPPF Paragraph 

36(a)).  

9.88 Further to the above, as detailed in the letter prepared by Pinsent Masons LLP and 

submitted to the Regulation 19 consultation on the CLLP, Story Homes, alongside 

Persimmon Homes and Northern Trust, has challenged the way that the Central 

Lancashire authorities have approached the preparation of the CLLP, as the CLLP is 

considered to not be legally compliant for the following reasons: 

1. The Local Plan is being prepared under section 28 of the Planning and Compulsory 

Purchase Act 2004 (“Act”). Section 28 of the Act requires that anything that is done by 

one of the local planning authorities in connection with a local plan must be done by 

each of them. Accordingly, the Local Plan will be required to be adopted by a separate 

decision of each local authority and will comprise three separate local plans that have 

been concurrently prepared. 

2. A formal joint committee of the local planning authorities has not been established 

under section 29 of the Act. Therefore, the Local Plan is not a single joint local plan. 

3. Paragraph 234 of the NPPF refers to a single plan and not numerous concurrently 

prepared plans. Accordingly, the Local Plan does not fall within the scope of paragraph 

234 of the NPPF and cannot be prepared in accordance with the previous version of 

the NPPF. 

4. Even if each of the concurrent plans are considered to have reached Regulation 19 by 

the relevant date set out in paragraph 234 of the NPPF: 

a. Chorley’s housing requirement does not meet at least 80% of local housing 

need; and 
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b. Footnote 83 of the NPPF states that the housing requirement on which 80% 

should be measured should be calculated using the standard method in the 

PPG published on 12th December 2024. The PPG requires that the local 

housing need requirement is updated using regular evidence and for Central 

Lancashire the current local housing need totals 1,663 dpa. As such the 

proposed housing requirement set out at draft Policy HS1 amounts to 79.1%. 

Accordingly, this does not meet the conditions of paragraph 234 of the NPPF 

(2024) and cannot be prepared in accordance with the previous version of the 

NPPF. 

9.89 Therefore, for the above reasons, the three local authorities in general and Chorley 

Borough in particular have proceeded on a legally flawed basis. They are seeking to 

benefit from the transitional arrangements set out in paragraph 234 of the NPPF and the 

aggregate application of the requirement to provide at least 80% of local housing need 

across the three local authorities when they are not progressing a joint local plan but in 

fact three separate but concurrently prepared local plans. 

Summary 

9.90 This section of the SPS has summarised the adopted Development Plan policies and other 

material considerations relevant to the determination of the planning application. 

9.91 It is concluded that:  

1. The Core Strategy plans to a housing requirement which is significantly constrained 

and out of date. It is based upon regional guidance, which has been superseded, and 

the Councils’ LHN is 1,643dpa, which is considerably greater than the housing 

requirement in Policy 4 (1,341dpa) upon which the spatial strategy in the Core Strategy 

was based. 

2. The Chorley Local Plan is directly informed by the identified housing need and spatial 

strategy established in the Core Strategy. As the spatial strategy established in Core 

Strategy is out of date, the Chorley Local Plan is now considered to be out of date in 

the same way, regardless of whether there is a five-year housing land supply and, in 

this instance, Chorley Council can also not demonstrate a five-year land supply. 

3. In light of the recent case of Basingstoke & Deane BC v Secretary of State for Levelling 

up, Housing and Communities and Bewley Homes plc., limited weight should, 

therefore, be attached to the Development Plan because the entire Development Plan 
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is constraining housing delivery to designations and boundaries based upon a housing 

requirement in the Core Strategy which required 417dpa in Chorley (Policy 4) and the 

Council’s LHN is now 564dpa (35.2% greater than the Core Strategy housing 

requirement for Chorley).  

4. It further follows that policies of restriction, which are based (at least in part) on such 

an out of date housing requirement and spatial strategy, must also be out of date and 

inconsistent with the NPPF. Furthermore, there is no five-year housing land supply and 

it follows that the most important policies for determining this planning application 

(Core Strategy Policy 1 and Chorley Local Plan Policy BNE5) are out of date. 

5. Regarding the emerging CLLP, the proposed change to remove the former Camelot 

Theme Park site boundary from the Policies Maps is in direct conflict to the adopted 

Local Plan and previous Inspector’s findings. The status of the former Camelot Theme 

Park site has not changed since the Council reached its own conclusions in the earlier 

draft of the Local Plan, and, the allocation of redundant brownfield land would align 

with the principles of Local Plans being ‘positively prepared’ (NPPF Paragraph 36(a)). 

Furthermore, the CLLP is considered to not be legally compliant for the reasons 

detailed within this section (and explained fully within Pinsent Masons’ letter 

submitted to the Regulation 19 CLLP consultation), including as the proposed housing 

requirement set out at draft Policy HS1 amounts to 79.1% and, thus, does not meet 

the conditions of paragraph 234 of the NPPF (2024) and cannot be prepared in 

accordance with the previous version of the NPPF. 

9.92 The following section appraises the proposed development.  
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10 APPRAISAL OF THE PROPOSALS 

10.1 This section provides an assessment of the proposed development covering:  

1. Locational Characteristics and Housing Need; 

2. Green Belt Matters, including an assessment against Chorley Local Plan Policy BNE5, 

Core Strategy Policy 1, and paragraphs 155, 154(g) and 153 of the NPPF; and, 

3. Principle of the Community Hub. 

Locational Characteristics and Housing Need 

Locational Characteristics 

10.2 The site comprises vacant, previously developed land and buildings, centrally situated 

within Chorley and exceptionally well positioned to support wider regional growth. It has 

excellent strategic connectivity, with an opportunity to build on the accessibility of the site 

by different modes of transport, which will capitalise on the inherent physical and 

economic links across the north west. It is in a prime location for residential-led 

development which will also deliver improved transport infrastructure, facilities and fully 

accessible open space for existing and future residents. 

10.3 The site is strategically located alongside the M6 motorway between the villages of 

Eccleston and Charnock Richard. The site is located in close proximity to Heskin, whilst 

Euxton and Coppull are within 3km and Chorley Town Centre lies 5km to the north east, 

which provides a wide range of services and facilities. The site also sits within a wider 

axis of major population centres, including Preston, Bolton, Wigan and Manchester; which 

have transport and economic links to Chorley that new residents of the development could 

capitalise upon. 

10.4 The Lancashire Growth Plan 2025-2035 sets out a vision for Lancashire to become a 

globally recognised, highly competitive, and sustainable region celebrated for its 

exceptional quality of life, connectivity and opportunities. The growth plan focuses on 

sectors with the greatest growth potential, including: UK Security, Clean Growth/Nuclear, 

Sustainable Digital and Artificial Intelligence, Advanced Engineering and Manufacturing 

and a Re-imagined Coast, whilst supporting public services and structurally significant 

businesses such as health and social care. The plan supports the development of culture, 

health, transport, skills and housing as key enablers for economic growth. 
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10.5 As part of the vision, the Growth Plan aims for Lancashire to be a place which retains and 

attracts skilled workers through a compelling, affordable and varied quality of life offer. 

The site provides an exceptional opportunity to support the delivery of new market and 

affordable homes on a vacant, previously developed site, which is currently in a very poor 

state of repair, whilst also delivering supporting community and transport infrastructure, 

that will enable Chorley and Lancashire to attract and retain the workers it need to support 

its growth. 

10.6 Further to the above, and as evidenced in the submitted Transport Assessment, the site 

is accessible by multiple modes of sustainable transport such as walking, cycling and 

public transport, and through multi-modal trips. In the context of the NPPF, including 

paragraph 117a, and local policy, the surrounding area already benefits from acceptable 

levels of pedestrian infrastructure and public transport networks, which would be 

enhanced by the proposed development’s Sustainable Transport Strategy (detailed at 

Section 5 of this Statement and explained fully in the submitted Transport Assessment). 

Furthermore, the site is adjacent to existing uses, such as the Park Hall hotel, which 

includes a nightclub, video game arcade and restaurant, and industrial units, including a 

gym, gymnastics school and veterinarian. Additionally, the proposed development will 

include a Community Hub (Use Classes C3, E and F), which will serve residents of the 

proposed development, other occupiers on the site (including the adjacent hotel), as well 

as providing an additional community resource for the wider community. 

10.7 Therefore, the proposed development is well positioned to contribute positively to the 

Borough’s growth ambitions, whilst also making effective and efficient use of previously 

developed land within an accessible and sustainable location, in accordance with Core 

Strategy Strategic Objective SO 6, Core Strategy Policy 5, paragraphs 8, 129 and 135 of 

the NPPF. 

Central Lancashire Spatial Strategy 

10.8 Policy 1 of the Core Strategy sets out where growth and investment in Central Lancashire 

will be concentrated in, with the focus being the Preston/South Ribble Urban Area. Policy 

1 should be afforded limited weight, as applying the principles established in Basingstoke 

& Deane BC v Secretary of State for Levelling up, Housing and Communities and Bewley 

Homes plc case, the spatial strategy for the Development Plan is out of date, as detailed 

in the preceding sections of this Statement.  
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10.9 The NPPF does not limit in the scale of development in the Green Belt, with Paragraph 

154(g)  of the NPPF allowing for the partial or complete redevelopment of previously 

developed land, which would not cause substantial harm to the openness of the Green 

Belt. Notwithstanding this, Paragraph 155 of the NPPF also explains when the 

development of homes, commercial and other development in the Green Belt should also 

not be regarded as inappropriate, and introduces the concept of ‘grey belt land’. None of 

the criteria listed at paragraph 155 puts a limitation on the scale of development. 

Nevertheless, an assessment against Policy 1 of the Core Strategy is provided below, 

which demonstrates that the proposed development complies with this policy. 

10.10 Regarding the site, part f) of Policy 1 is of relevance in that it is stated that, “In other places 

- smaller villages, substantially built up frontages and Major Developed Sites - development 

will typically be small scale and limited to appropriate infilling, conversion of buildings and 

proposals to meet local need, unless there are exceptional reasons for larger scale 

redevelopment schemes.” 

10.11 It is acknowledged that the proposed development comprises a “larger scale 

redevelopment scheme” in the context of Policy 1. However, as detailed later in Section 13 

of this Statement, the proposed development will deliver a range of social, economic and 

environmental benefits which could amount to very special circumstances and, thus, the 

lower bar of “exceptional reasons” for a larger scale redevelopment scheme on the site is 

also met, particularly when considering that the Core Strategy includes a brownfield target 

to locate 70% of all new housing on previously developed sites.  

10.12 Therefore, in demonstrating that exceptional reasons exist for the proposed development, 

the proposed development would accord with Core Strategy Policy 1.  

Housing Supply 

10.13 The Government has acknowledged that there is a housing crisis 30  and that “home 

ownership has become a distant dream for too many working people” 31 . As a result, 

housebuilding is at the forefront of the Government’s economic agenda, with the stated 

 
 
30 UK Parliament, 2024, Building the homes we need, Statement made on 12th December 2024, Statement UIN 
HCWS308, Available at: https://questions-statements.parliament.uk/written-statements/detail/2024-12-
12/hcws308  
31  Gov.uk, 2024, Kickstarting Economic Growth, Available at: https://www.gov.uk/missions/economic-
growth  

https://questions-statements.parliament.uk/written-statements/detail/2024-12-12/hcws308
https://questions-statements.parliament.uk/written-statements/detail/2024-12-12/hcws308
https://www.gov.uk/missions/economic-growth
https://www.gov.uk/missions/economic-growth
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intention being to deliver 1.5 million homes over its Parliament32. To achieve this, the 

Government has already published a “new growth focused [National Planning Policy 

Framework]”33 and is pushing ahead with a Planning and Infrastructure Bill, which the 

Government sees as central to its plan to deliver economic growth. In the Spring 

Statement, the Office for Budget Responsibility (“OBR”) has forecasted that the 

Government’s reforms to the planning system will result in housebuilding being at its 

highest level in over 40 years34. Therefore, the need for local planning authorities to 

identify housing land and to deliver housing is a national priority. 

10.14 In accordance with paragraph 61 of the NPPF, the social role of sustainable development 

includes a requirement to boost significantly the supply of housing. This requires LPAs to 

provide (as a minimum) for the objectively assessed needs (“OAN”) for market and 

affordable housing and to plan to meet them (paragraphs 11(b), 23 and 36(a) of the 

NPPF). The requirement for the LPA to demonstrate a five-year housing land supply is the 

minimum requirement of national policy (paragraph 78 of the NPPF), set against a 

minimum housing requirement (paragraph 62 of the NPPF). 

10.15 The Council accepts that it cannot demonstrate a deliverable five-year housing land 

supply in accordance with the NPPF. The Council’s Five Year Housing Supply Statement 

(May 2024) states that the Council has a housing land supply of 2.9 years, which is a 

significant shortfall against the Council’s housing requirement. Therefore, the 

Presumption in Favour of Sustainable Development is engaged (as detailed in the 

successive sections of this Statement).  

10.16 Core Strategy Policy 4 relates to housing delivery and sets out a housing requirement for 

Chorley of 417dpa. However, as detailed at Section 9 of this Statement, the Core Strategy, 

and the Chorley Local Plan owing to it being based on the Core Strategy’s housing 

requirements, plan to a housing requirement that is significantly constrained and is out of 

date. The Council’s housing policies are based upon defunct regional guidance and the 

Council’s LHN (564dpa) is now considerably greater than the Core Strategy housing 

 
 
32  Gov.uk, 2024, Press Release: Planning overhaul to reach 1.5 million new homes, Available at: 
https://www.gov.uk/government/news/planning-overhaul-to-reach-15-million-new-
homes#:~:text=Our%20Plan%20for%20Change%20means,blockers%20and%20obstructs%20the%20build
ers  
33ibid. 
34 Gov.uk, 2025, Press Release: OBR concludes planning reforms will bring housebuilding to its highest level 
in 40 years, Available at: https://www.gov.uk/government/news/obr-concludes-planning-reforms-will-
bring-housebuilding-to-its-highest-level-in-40-years  

https://www.gov.uk/government/news/planning-overhaul-to-reach-15-million-new-homes#:%7E:text=Our%20Plan%20for%20Change%20means,blockers%20and%20obstructs%20the%20builders
https://www.gov.uk/government/news/planning-overhaul-to-reach-15-million-new-homes#:%7E:text=Our%20Plan%20for%20Change%20means,blockers%20and%20obstructs%20the%20builders
https://www.gov.uk/government/news/planning-overhaul-to-reach-15-million-new-homes#:%7E:text=Our%20Plan%20for%20Change%20means,blockers%20and%20obstructs%20the%20builders
https://www.gov.uk/government/news/obr-concludes-planning-reforms-will-bring-housebuilding-to-its-highest-level-in-40-years
https://www.gov.uk/government/news/obr-concludes-planning-reforms-will-bring-housebuilding-to-its-highest-level-in-40-years
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requirement. Consequently, the Council’s housing policies are out of date and inconsistent 

with the NPPF, regardless of whether there is a five-year housing land supply, which as 

detailed above, there is not. 

10.17 Therefore, there is currently an acute and serious level of housing need in Chorley which 

the proposed development could make a significant position contribution towards. 

Affordable Housing Supply 

10.18 An Affordable Housing Statement has been prepared and submitted alongside this 

planning application. As detailed in the Affordable Housing Statement, studies prepared 

to inform the development of local planning policies prepared in 2009, 2017, 2020 and 

2022 all identified a pressing requirement for affordable housing to be delivered as part 

of the planning process.  

10.19 The most recent assessment undertaken in 2024, however, indicated a reduced 

requirement for an additional 53 affordable dwellings annually, which appears counter 

intuitive given the acknowledged deterioration in housing affordability over this time 

period. Therefore, a reassessment of the findings of the HDNA (2024) has been 

undertaken which concludes that the rate at which the backlog of housing need should be 

addressed should take place over a 5 year time period rather than the 10 year period 

assumed by the HDNA (2024) (as was originally assumed by the HDNA (2022)). In 

addition, a review of the existing supply of affordable housing on an annual basis has been 

undertaken which concluded that supply is likely to be considerably lower than was 

estimated by the HDNA (2024). Taking all these considerations into account the 

reassessment concluded that the shortfall in affordable housing provision in Chorley is 

likely to be significantly higher than that estimated by the HDNA (2024) at 453, rather than 

53 dwellings annually.  

10.20 Further to the above, the evidence in respect of affordable housing delivery indicates that 

Chorley has consistently failed to achieve rates of affordable housing provision that 

correspond with the level of housing need identified in each of the successive studies. 

Additionally, the number of households on the Council’s housing register with a priority 

need for rehousing has remained stubbornly high, standing at 535 on 1st April 2024 and 

the total number of households on the waiting list in excess of 2,000. 

10.21 There is, therefore, incontrovertible evidence of acute affordable housing need in Chorley 

coupled with a reduction in the rate of affordable housing delivery over recent years and 

a continuing low level of projected future supply over the next five years which will not be 
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sufficient to address the requirements identified by the reassessment of the HDNA 

(2024). 

10.22 In light of all available evidence it is considered that the affordable housing that would be 

provided by the application proposals represents a major material consideration which 

should be afforded substantial weight by the Council in the determination of this planning 

application. 

Summary 

1. The proposed development is perfectly positioned to contribute positively to the 

Borough’s growth ambitions, whilst also making effective and efficient use of 

previously developed land within an accessible and sustainable location, in 

accordance with Core Strategy Strategic Objective SO 6, Core Strategy Policy 5, 

paragraphs 8, 129 and 135 of the NPPF. 

2. “Exceptional reasons” exist for the proposed development and, thus, it accords with 

Core Strategy Policy 1.  

3. There is currently an acute and serious level of housing need in Chorley which the 

proposed development could make a significant position contribution towards. 

4. There is incontrovertible evidence of acute affordable housing need in Chorley coupled 

with a reduction in the rate of affordable housing delivery over recent years and a 

continuing low level of projected future supply over the next five years which will not 

be sufficient to address the requirements identified by the reassessment of the HDNA 

(2024). The affordable housing that would be provided by the application proposals 

represents a major material consideration which should be afforded substantial 

weight by the Council in the determination of this planning application. 

Green Belt Matters 

Assessment against Chorley Local Plan Policy BNE5 

10.23 In accordance with the adopted Policies Map, the majority of the site, and all of that which 

is proposed for built development, is allocated as a Previously Developed Site in the Green 

Belt (Policy BNE5), being identified within the ‘Park Hall/Camelot Leisure Complex’. Policy 

BNE5 permits the “redevelopment” of previously developed sites in the Green Belt subject 

to criterion d), which states that, “The appearance of the site as a whole is maintained or 

enhanced and that all proposals, including those for partial redevelopment, are put forward 
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in the context of a comprehensive plan for the site as a whole.” An assessment of the 

proposed development against Policy BNE5 is provided below. 

Appearance of the Site 

10.24 The proposed development relates to the majority of the ‘Park Hall/Camelot Leisure 

Complex’ site, excluding the adjacent hotel and light industrial units. In terms of the site’s 

current appearance, the site is vacant, in a very poor state of repair, and continues to be 

the subject of anti-social behaviour, despite the presence of 24-hour security and the 

installation of security fencing around the site’s perimeter. Notwithstanding that the site 

has a very poor appearance, the LVA notes that the dense vegetation surrounding most 

of the site boundary creates a high degree of enclosure, which, combined with local 

topography means that landscape and visual effects of the proposed development are 

highly localised, being primarily limited to the site itself, areas to the immediate south, and 

areas within approximately 1.5km north and north-west.  

10.25 The Site Wide Illustrative Masterplan demonstrates that the proposed development will 

make use of the majority of the ‘Park Hall/Camelot Leisure Complex’ site. The surrounding 

uses that are also within the ‘Park Hall/Camelot Leisure Complex’ site, but are not within 

the application red edge, comprise the Park Hall Hotel and light industrial uses. Those 

surrounding uses sit outside of the application red edge as they are not proposed for 

redevelopment at this time. It is important to note that the hotel has been the subject of 

recent investment and major refurbishment, including the introduction of state-of-the-art 

spa and gym facilities and now forms part of the  prestigious Radisson Individuals 

portfolio35.  

10.26 The Site Wide Illustrative Masterplan and Illustrative Landscape Strategy show how the 

site could be developed, demonstrating that existing structures would be replaced by a 

high-quality residential-led development, which would enhance the appearance of the site 

whilst also contributing positively towards meeting the Council’s identified housing needs. 

Furthermore, the Parameters Plans (for approval) allow for a significant proportion of 

green infrastructure within the site (covering over 55% of the entire site area), primarily 

focusing on the retention of existing vegetation and the provision of green space and 

connectivity to the surrounding PRoW network. 

 
 
35 North and Western Lancashire Chamber of Commerce, 2025, Chamber Member, Park Hall Hotel, Joins 
Radisson Individuals, Available at: https://www.lancschamber.co.uk/parkhallradisson/  

https://www.lancschamber.co.uk/parkhallradisson/
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10.27 Further to the above, the LVA concludes that: 

1. Minor/Negligible effects on Landscape Character Area (“LCA”) 6d Adlington-Coppull 

during construction would arise as a result of movement within the site and accessing 

it via Park Hall Road. These effects would be neutral in those few areas where the 

current derelict site is visible from public viewpoints, and adverse where it is currently 

screened by internal vegetation. Post-completion, these effects would be Minor and 

Beneficial in nature, primarily due to the completed development bringing a currently 

derelict area of land back into use. 

2. Construction effects on LCA 15c Croston-Mawdesley would be Negligible, and neutral 

in nature, due to the screening afforded by dense vegetation. Post-construction, 

effects on this LCA would be Minor, and Beneficial, due to the derelict site being 

brought into active management, with improved linkages to the surrounding PRoW 

network and improved green infrastructure. 

3. Construction effects on visual receptors would be limited to the immediate south of 

the site or in the area to the north and no greater than minor adverse in nature.  

Following completion, the proposed development would have broadly positive effect 

on the visual environment, bring a derelict site back into use. To the north, effects 

would be no greater than minor / negligible adverse. However, it is worth noting that 

the baseline assessed the site with the majority of the large rides and attractions 

within the theme park having been removed on safety grounds; were these still in 

place, these visual effects would have been neutral or potentially beneficial in nature. 

4. To the south, where visibility of the site would be largely from locations with existing 

glimpsed, (largely wintertime) views towards the derelict site. The completed 

development would have a positive influence over the visual environment with effects 

ranging from minor / negligible to moderate and beneficial in nature. 

5. The proposed development would not result in any effects on landscape designations.  

10.28 Therefore, the LVA evidences that the landscape and visual effects associated with the 

proposed development would be geographically limited with no significant effects 

predicted. 
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A Comprehensive Plan 

10.29 The Site Wide Illustrative Masterplan provides for the comprehensive redevelopment of 

the application site, with the proposed development having been informed by the site’s 

opportunities and constraints (as detailed further within the submitted Design and Access 

Statement).  

10.30 To demonstrate that the wider allocation can function as a comprehensive site, the 

Applicant has prepared a Comprehensive BNE5 Masterplan (not for approval) (Appendix 

9) which shows that the planning application red edge does not prejudice the surrounding 

land uses within the allocation and that the site can function as one holistic masterplan. 

Policy BNE5 Supporting Policy Text 

10.31 The supporting policy text (Paragraph 7.19) states that,  

“The Framework allows for the partial or complete redevelopment of previously developed 

sites (brownfield), whether redundant or in continuing use (excluding temporary buildings) 

which would not have a greater impact on the openness of the Green Belt and the purpose 

of including land within it than the existing development. Green Belt sites are often in edge 

of settlement or isolated locations where redevelopment could place very different demands 

on existing infrastructure. It will be necessary to consider the impact on infrastructure as a 

result of redevelopment. It may be necessary to co-ordinate the delivery of development with 

the delivery of infrastructure improvements.” 

10.32 Although the supporting policy text refers to the NPPF and states that the partial or 

complete redevelopment of previously developed sites will be allowed for where they 

“would not have a greater impact on the openness of the Green Belt and the purpose of 

including land within it than the existing development”, it is important to note that this is 

inconsistent with the latest iteration of the NPPF in that paragraph 154(g) of the NPPF 

now only requires the partial or complete redevelopment of previously developed land to 

not cause “substantial harm” to the openness of the Green Belt. An assessment against 

paragraph 154(g) is undertaken later within this section and, thus, is not repeated here. 

However, it is important to note that the proposed development is demonstrated to accord 

with paragraph 154(g).  

10.33 Additionally, as demonstrated at Section 5 of this Statement, the proposed development 

is not in an “isolated location”, with the site being accessible by multiple modes of 

sustainable transport, such as walking, cycling and public transport, and through multi-
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modal trips. Furthermore, the impact of the proposed development on infrastructure and 

the improvements proposed are considered at Section 7, and later in Section 10, of this 

Statement, and a comprehensive Sustainable Transport Strategy has been prepared for 

the site, which includes, for example, improvements to PRoW (References: FP0917019 

and FP0913015),  the provision of a bus stop within the site, and improvements to Park 

Hall Road/Wood Lane junction, as detailed within the submitted Transport Assessment. 

Summary 

10.34 Overall, the proposed development will enhance the appearance of this vacant, derelict 

site by delivering substantial improvements to the quality of the site through its 

redevelopment for a high-quality residential-led development. Furthermore, a 

comprehensive plan for site has been prepared, as shown on the submitted 

‘Comprehensive Policy BNE5 Masterplan’ (not for approval). Furthermore, in line with the 

supporting text to Policy BNE5, the proposed development accords with paragraph 154(g) 

of the NPPF (2024), is not within an isolated location, and will deliver infrastructure 

improvements, including those to the existing PRoW network and to Park Hall Road/ Wood 

Lane junction, and will provide a bus stop within the site (as detailed further at Sections 7 

and 9 of this Statement). 

Assessment against Paragraph 155 of the NPPF 

10.35 Paragraph 155 of the NPPF considers the circumstances in which the development of 

homes, commercial and other development in the Green Belt should not be regarded as 

“inappropriate”.  This includes consideration of whether sites meet the definition of Grey 

Belt (which is applicable for both plan-making and decision-taking). It states that sites 

should not be considered “inappropriate” development in the Green Belt where all of the 

following apply: 

a) “The development would utilise grey belt land and would not fundamentally undermine 

the purposes (taken together) of the remaining Green Belt across the area of the plan; 

b) There is a demonstrable unmet need for the type of development proposed(56); 

c) The development would be in a sustainable location, with particular reference to 

paragraphs 110 and 115 of this Framework(57); and, 

d) Where applicable the development proposed meets the ‘Golden Rules’ requirements set 

out in paragraphs 156-157”. 
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10.36 An assessment of the proposed development against criteria a) to b) of paragraph 155 of 

the NPPF is undertaken below 

Criterion a)  

10.37 There are two parts to criterion a) of paragraph 155 of the NPPF which must be 

demonstrated: 

1. The development would utilise grey belt land; and, 

2. The development would not fundamentally undermine the purposes (taken together) 

of the remaining Green Belt across the area of the plan. 

10.38 An assessment against the two parts of criterion a) is carried out below. 

A Grey Belt Site   

10.39 The NPPF and PPG on Green Belt Assessment set out the criteria against which to assess 

whether a site is Grey Belt land. The definition of Grey Belt at Annex 2 (Glossary) of the 

NPPF is as follows: 

“For the purposes of plan-making and decision-making, ‘grey belt’ is defined as land in the 

Green Belt comprising previously developed land and/or any other land that, in either case, 

does not strongly contribute to any of purposes (a), (b), or (d) in paragraph 143. ‘Grey belt’ 

excludes land where the application of the policies relating to the areas or assets in footnote 

7 (other than Green Belt) would provide a strong reason for refusing or restricting 

development.” 

10.40 According to the adopted Policies Map, the majority of the site, and all of that which is 

proposed for built development, comprises a ‘Previously Developed Site in the Green Belt’ 

(Policy BNE5). The supporting text to Policy BNE5 (Paragraph 7.20) states that, “Policy 

BNE5 covers all previously developed sites in the Green Belt” and identifies “eight major 

previously developed sites in the Borough ‘washed over’ by Green Belt”, including “Park 

Hall/Camelot Leisure Complex”. Therefore, as identified by the Council, the site where built 

form is proposed comprises previously developed land. 

10.41 Further, the Council’s own evidence base demonstrates that the site does not strongly 

contribute to purposes a), b) or d) in paragraph 143 of the NPPF when considered in the 

context of the Councils’ Central Lancashire ‘Open Land Designations Study Green Belt 

Assessment – Main Report’ (“GBA”) (October 2022) and in considering the site itself, as 

detailed in Table 4. The point is underscored further when considering the assessment 
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detailed in Table 4, it is important to note that the site was assessed as part of a larger 

parcel of land (Parcel P38) in the Council’s GBA. 

10.42 The Applicant’s assessment has been made in the context of Paragraph 005 Reference 

ID: 64-005-20250225 of the PPG, which provides guidance on how the contribution land 

makes to the relevant Green Belt purposes should be assessed. 

Table 4: Assessment of the site against Green Belt purposes a), b) and d) 
 
Green Belt Purpose The New NPPG 

Guidance (Features) 
Site’s Contribution to the Green Belt Purpose 
 
Councils’ GBA Applicant’s Assessment 

 
a) To check the 

unrestricted 
sprawl of large 
built-up areas 

Weak or None – 
Assessment areas 
that make only a 
weak or no 
contribution are likely 
to include those that:  

• Are not 
adjacent to 
or near to a 
large built up 
area;  

• Are adjacent 
to or near to 
a large built 
up area, but 
containing or 
being largely 
enclosed by 
significant 
existing 
development. 

The site is 
considered to have 
“limited/no” 
contribution to 
Purpose (a). 

The site is not adjacent to a 
large built-up area and will not 
contribute to urban sprawl; 
being self-contained within a 
previously developed site 
location and having the 
potential to have a positive 
visual impact when considered 
against the previous use and 
current condition of the site. 
 
The proposed development will 
utilise the existing screen 
provided by the adjacent 
mature woodland, which runs 
around much of the perimeter 
of the site.  Whilst the proposed 
development would sit adjacent 
to the village of Heskin, it is 
visually separate due to this 
woodland.  Furthermore, as 
shown on the Illustrative 
Landscape Strategy Plan (not 
for approval), the proposed 
development has the 
opportunity to include 
perimeter planting, which would 
provide a clearly defined and 
defensible boundary to the site.   
 
Therefore, any redevelopment 
of the site would not increase 
the perception or physical 
presence of the development 
within the wider area. 
 
Overall, the site is not adjacent 
to or near to a large built up 
area and, thus, makes no 
contribution to this purpose. 
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10.43 Overall, as detailed in Table 4 above, the site makes no contribution towards Green Belt 

purposes a, b or d. 

Table 4: Assessment of the site against Green Belt purposes a), b) and d) 
 
Green Belt Purpose The New NPPG 

Guidance (Features) 
Site’s Contribution to the Green Belt Purpose 
 
Councils’ GBA Applicant’s Assessment 

 
b) to prevent 

neighbouring 
towns merging 
into one 
another 

Weak or None – 
Assessment areas 
that contribute 
weakly are likely to 
include those that:  

• Do not form 
part of a gap 
between 
towns, or 

• Form part of 
a gap 
between 
towns, but 
only a very 
small part of 
this gap, 
without 
making a 
contribution 
to visual 
separation. 

The site is 
considered to have 
“limited/no” 
contribution to 
Purpose (b). 

The nearest settlement to the 
site is Heskin. However, this is 
not a town. The site will have no 
contribution to the merging of 
towns, with the closest ‘town’ 
being Chorley which is 5km 
from the site.  
 
Overall, the site does not form 
part of a gap between towns 
and, thus, makes no 
contribution to this purpose. 
 

d) to preserve the 
setting and 
special 
character of 
historic towns 

Weak or None –  
Assessment areas 
that make no or only 
a weak contribution 
are likely to include 
those that:   

• Do not form 
part of the 
setting of a 
historic town; 

• Have no 
visual, 
physical, or 
experiential 
connection 
to the 
historic 
aspects of 
the town. 

The site is 
considered to have 
“limited/no” 
contribution to 
Purpose (d). 

The site is not within or 
adjacent to a historic town and, 
therefore, this purpose is not 
applicable. 
 
Overall, the site does not form 
part of the setting of a historic 
town and, thus, makes no 
contribution to this purpose. 
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10.44 Footnote 7 of the NPPF states that,  

“The policies referred to are those in this Framework (rather than those in development 

plans) relating to: habitats sites (and those sites listed in paragraph 194) and/or designated 

as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, a 

National Landscape, a National Park (or within the Broads Authority) or defined as Heritage 

Coast; irreplaceable habitats; designated heritage assets (and other heritage assets of 

archaeological interest referred to in footnote 75); and areas at risk of flooding or coastal 

change.” 

10.45 The site is not covered by the areas or assets detailed in Footnote 7 (other than Green 

Belt). Although the Flood Risk Assessment, which has been prepared and submitted 

alongside this planning application, identifies some areas at risk of surface water flooding 

within the site, paragraph 180 of the NPPF makes it very clear that,  

“Where planning applications come forward on sites allocated in the development plan 

through the sequential test, applicants need not apply the sequential test again. However, 

the exception test may need to be reapplied if relevant aspects of the proposal had not been 

considered when the test was applied at the plan-making stage, or if more recent information 

about existing or potential flood risk should be taken into account (Asteer Planning’s 

emphasis in bold).” 

10.46 In accordance with the above, the sequential test is, very clearly, not required on sites 

which have been identified through a Development Plan. Nevertheless, as a matter of 

completeness a Sequential Test has been undertaken and passed.  

10.47 Overall, the site is previously developed land. The site also does not contribute strongly to 

the relevant purposes of the Green Belt (a), b) and d)) when considered in the context of 

the Councils’ GBA (October 2022), which assessed the site as part of a larger parcel of 

land, and in considering the site itself, as detailed in Table 1 above.  

Addressing the Other Green Belt Purposes 

10.48 Table 5 provides an assessment of the site against purposes c) and e) of paragraph 143 

of the NPPF.  
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10.49 In summary: 

1. All of the site that is proposed for built development comprises previously developed 

land which does not contribute strongly to purposes a), b) or d). Furthermore, the site 

is not covered by the areas or assets detailed in Footnote 7 (other than Green Belt). 

Therefore, the site would utilise Grey Belt land for the purpose of paragraph 155 of the 

NPPF; and, 

Table 5: Assessment of the site against Green Belt purposes c) and e) 
 
Green Belt Purpose Site’s Contribution to the Green Belt Purpose 

 
  Councils’ GBA Applicant’s Assessment 

 
c) To assist in 

safeguarding 
the countryside 
from 
encroachment 

The site is assessed as 
making a significant 
contribution to Purpose 
c). However, it is noted 
that all other parcels 
assessed had either a 
significant or moderate 
contribution to this 
purpose. Furthermore, the 
site is assessed as a 
much larger parcel of land 
in the Councils’ GBA. 

The site is contained within its own 
wooded screen and comprises 
previously developed land, as identified 
by the Council in allocating the site under 
Policy BNE5.  This existing visual 
containment from the surrounding 
countryside will ensure that the proposed 
development would be contained.  
Additionally, the built form proposed will 
be within the BNE5 allocation and, thus, 
comprises previously developed land. 
Therefore, the redevelopment of the site 
would not result in any encroachment 
into the countryside.  
 
Therefore, the site makes a limited 
contribution to this purpose. 
 

e) To assist in 
urban 
regeneration, by 
encouraging the 
recycling of 
derelict and 
other urban land 

The site is assessed as 
making an equal 
contribution to Purpose 
e). 

The majority of the site, and all of that 
which is proposed for built development, 
comprises previously developed land 
that was used as a theme park and has 
now fallen into a state of dereliction.  
With this in mind, the redevelopment of 
the site would be in accordance with this 
Green Belt purpose and would place less 
pressure on other parts of the Green Belt 
that are not previously developed.  It is 
considered that if the site is were to be 
redeveloped it would align with this 
objective. 

Furthermore, as detailed earlier within 
this section, the site comprises Grey Belt 
land. Therefore, the development of the 
site would not detract from any strategy 
to assist in urban regeneration.    
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2. The proposed development would ensure that it would not fundamentally undermine 

the purposes (taken together) of the remaining Green Belt across the area of the plan. 

10.50 Therefore, the criterion comprising paragraph 155a) of the NPPF have been met. 

Criterion b) 

10.51 Criterion b) requires there to be a “demonstrable unmet need for the type of development 

proposed56”.  

10.52 Footnote 56 of the NPPF states that, 

“Which, in the case of applications involving the provision of housing, means the lack of a 

five year supply of deliverable housing sites, including the relevant buffer where applicable, 

or where the Housing Delivery Tests was below 75% of the housing requirement over the 

previous three years; and in the case of traveller sites means the lack of a five year supply 

of deliverable traveller sites assessed in line with Planning Policy for Traveller sites.” 

10.53 The December 2024 Local Housing Need (“LHN”) figure increased Chorley’s need from 

506dpa to 564dpa. Additionally, paragraph 78 of the NPPF states that the supply of 

specific deliverable sites should include a buffer of 5% to ensure choice and competition 

in the market for land (equivalent to 592dpa).  

10.54 As at 1st April 2024, Chorley claimed a 2.9 year supply36. However, this position is likely to 

have worsened due to the increased LHN (as detailed above). Therefore, Chorley cannot 

demonstrate a 5-year housing land supply.  

10.55 Further to the above, the Affordable Housing Statement demonstrates that there is an 

acute affordable housing need in Chorley to which this planning application will make a 

positive contribution towards. 

10.56 Consequently, in accordance with criterion b) of paragraph 155 and Footnote 56 of the 

NPPF, there is a demonstrable unmet need for the type of development proposed, which 

is, in this case, housing, as demonstrated by the Council’s lack of a five-year supply of 

deliverable housing sites and acute affordable housing need. 

  

 
 
36 Chorley Council, 2024, Five Year Housing Supply Statement for Chorley, page 1 
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Criterion c) 

10.57 Criterion c) requires the development to be in a sustainable location, with particular 

reference to paragraphs 110 and 115 of the NPPF. An assessment against paragraphs 

110 and 115 is provided in Table 6 below. 

Table 6: Assessment of the proposed development against paragraphs 110 and 115 of the NPPF 
 
Paragraph wording 
 

Assessment 

 Paragraph 110 states that,  
 
“The planning system should actively manage 
patterns of growth in support of these 
objectives. Significant development should be 
focused on locations which are or can be made 
sustainable, through limiting the need to travel 
and offering a genuine choice of transport 
modes. This can help to reduce congestion and 
emissions, and improve air quality and public 
health. However, opportunities to maximise 
sustainable transport solutions will vary 
between urban and rural areas, and this should 
be taken into account in both plan-making and 
decision-making.” 
 

The Transport Assessment includes a 
Sustainable Transport Strategy and full suite 
of sustainable transport principles, as detailed 
at Section 5 of this Statement. Therefore, the 
site is accessible by multiple modes of 
sustainable transport, such as walking, cycling 
and public transport, and through multi-modal 
trips, in accordance with Paragraph 110 of the 
NPPF. 

Paragraph 115 states that, 
 
“In assessing sites that may be allocated for 
development in plans, or specific applications 
for development, it should be ensured that:  
 
a) sustainable transport modes are prioritised 
taking account of the vision for the site, the type 
of development and its location;  
 
b) safe and suitable access to the site can be 
achieved for all users;  
 
c) the design of streets, parking areas, other 
transport elements and the content of 
associated standards reflects current national 
guidance, including the National Design Guide 
and the National Model Design Code48; and  
 
d) any significant impacts from the 
development on the transport network (in terms 
of capacity and congestion), or on highway 
safety, can be cost effectively mitigated to an 
acceptable degree through a vision-led 
approach.” 
 

The Transport Assessment includes a 
comprehensive Sustainable Transport 
Strategy for the site, which includes a wide 
range of measures to achieve the site-specific 
Vision (detailed in Section 4 of the submitted 
Transport Assessment). The Strategy also 
maximises the potential for internal trips 
within the site, and where external trips are to 
be made, provides the necessary travel options 
for them to be undertaken by active and 
sustainable modes of transport. Therefore, the 
proposed development accords with 
paragraph 115a) of the NPPF. 
 
Regarding paragraph 115b) of the NPPF, the 
Transport Assessment demonstrates how 
safe and suitable access to the site will be 
achieved. Collision data for the highway 
network adjacent to the site has been obtained 
and reviewed in the submitted Transport 
Assessment. From a review of this data, it is 
not considered that there is an existing safety 
issue that is likely to be exacerbated by the 
proposed development. 
 
This planning application is submitted in 
‘outline’ with all matters reserved save for the 
principal means of access. Therefore, the 
design of streets, parking areas, and other 
transport elements will be determined at 
reserved matters stage and will accord with 
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Table 6: Assessment of the proposed development against paragraphs 110 and 115 of the NPPF 
 
Paragraph wording 
 

Assessment 

the relevant local and national planning policy 
and guidance. 
 
The Transport Assessment demonstrates that 
the majority of junctions within the study area 
are predicted to operate safely with sufficient 
residual capacity to accommodate the 
proposed development traffic. It is concluded 
that the impact of the proposed development 
on the local highway network would not be 
significant or severe in the context of the 
NPPF. 

 

10.58 Therefore, the proposed development accords with criterion c) of paragraph 155 of the 

NPPF, in that the proposed development would be in a sustainable location for the use 

proposed, as demonstrated by the proposed development’s compliance with paragraphs 

110 and 115 of the NPPF. 

Criterion d) 

10.59 Criterion d) requires, where applicable, the development to meet the ‘Golden Rules’ 

requirements detailed in paragraphs 156-157 of the NPPF. An assessment against 

paragraphs 156 and 157 is provided in Table 7 below. 

Table 7: Assessment of the proposed development against paragraphs 156-157 of the NPPF 
 
Paragraph wording 
 

Assessment 

Paragraph 156 states that, 
 
“Where major development involving the 
provision of housing is proposed on land 
released from the Green Belt through plan 
preparation or review58, or on sites in the Green 
Belt subject to a planning application59, the 
following contributions (‘Golden Rules’) should 
be made:  
 
a. affordable housing which reflects either: (i) 
development plan policies produced in 
accordance with paragraphs 67-68 of this 
Framework; or (ii) until such policies are in 
place, the policy set out in paragraph 157 below;  
 
b. necessary improvements to local or national 
infrastructure; and  
 

The proposed development will deliver 50% 
affordable housing. 
 
As detailed in the submitted Transport 
Assessment, a number of improvements are 
proposed to local infrastructure as part of the 
proposed development, including: 

- Improvements to PRoW (References: 
FP0917019 and FP0913015). 
 

- Provision of a bus stop within the site, 
at a circa. 100m walk from Park Hall 
Road, with an accompanying loop to 
enable the provision of a high-quality 
stop and waiting facilities and reduce 
the walking distances to the proposed 
dwellings, whilst minimising the impact 
on bus journey times.  
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Table 7: Assessment of the proposed development against paragraphs 156-157 of the NPPF 
 
Paragraph wording 
 

Assessment 

c. the provision of new, or improvements to 
existing, green spaces that are accessible to the 
public. New residents should be able to access 
good quality green spaces within a short walk of 
their home, whether through onsite provision or 
through access to offsite spaces.”   

- Improvements to Park Hall Road / 
Wood Lane junction; the kerbs will be 
extended on both sides of the Park Hall 
Road arm – reducing the crossing 
distance to c. 10m – with tactile paving 
and dropped kerbs provided, along with 
central hatching between the lanes. 
Vegetation along Park Hall Road, 
including the Wood Lane junction, will 
be cut back where possible to 
maximise the effective footway width. 
This should improve safety for 
pedestrians and enhance access to 
bus services. 

 
- A financial contribution is proposed by 

the Applicant towards the cutting back 
of vegetation, replacing stiles with 
kissing gates (to improve accessibility), 
and no-dig surfacing improvements (to 
maximise the weather conditions in 
which the routes are pleasant to use, 
whilst not adversely affecting their 
character) to the following PRoW: 
bridleways BW0913009 and 
BW0917018, and footpaths 
FP0917019 and FP0913015. A short 
section of the FP0913009 bordering 
the site would also be redesignated as 
a bridleway to enable cycle access. 

 
The necessary improvements to local 
infrastructure (detailed in the Transport 
Assessment and highlighted above) will be 
addressed by way of Section 106 obligations 
to be discussed and agreed with officers 
during the determination of the planning 
application. 
 
The site is private land and has no lawful public 
access. The proposed development includes 
the provision of new publicly accessible green 
spaces and children’s play provision, which will 
be accessible to the local community and 
prospective residents. The green spaces 
proposed will be of a good quality and will be 
within a short walk of the proposed dwellings 
being positioned within the site. 
 

Paragraph 157 states that, 
 
“Before development plan policies for 
affordable housing are updated in line with 
paragraphs 67-68 of this Framework, the 
affordable housing contribution required to 

The proposed development will deliver 50% 
affordable housing.  
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Table 7: Assessment of the proposed development against paragraphs 156-157 of the NPPF 
 
Paragraph wording 
 

Assessment 

satisfy the Golden Rules is 15 percentage points 
above the highest existing affordable housing 
requirement which would otherwise apply to the 
development, subject to a cap of 50%60. In the 
absence of a pre-existing requirement for 
affordable housing, a 50% affordable housing 
contribution should apply by default. The use of 
site-specific viability assessment for land within 
or released from the Green Belt should be 
subject to the approach set out in national 
planning practice guidance on viability.” 
 

 

10.60 Therefore, the proposed development meets the ‘Golden Rules’ requirements detailed in 

paragraphs 156-157 of the NPPF, and, thus, accords with criterion d) of paragraph 155 of 

the NPPF. 

Summary 

10.61 The proposed development would not be inappropriate development in the Green Belt 

having regarding to paragraph 155 of the NPPF. Furthermore, in complying with the 

Golden Rules, and having regard to paragraph 158 of the NPPF, “significant weight” should 

be given to the proposed development in favour of the grant of planning permission.  

10.62 Therefore, regarding the effect on the Green Belt, it is not necessary to consider any other 

considerations and whether VSC exist.  

10.63 Nevertheless, if the Council concluded that the proposed development does not accord 

with paragraph 155 of the NPPF, which is emphatically not the Applicant’s position, the 

Applicant has also undertaken an assessment against paragraph 154(g) of the NPPF.  

Assessment against Paragraph 154(g) of the NPPF 

10.64 Paragraph 154 identifies that the construction of new buildings in the Green Belt are not 

inappropriate subject to meeting one of the stated exceptions (a) to (g).  

10.65 Paragraph 154g) relates to the “limited infilling or the partial or complete redevelopment of 

previously developed land (including a material change of use to residential or mixed use 

including residential), whether redundant or in continuing use (excluding temporary 

buildings), which would not cause substantial harm to the openness of the Green Belt.” 
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10.66 With regard to adopted local planning policy, Policy BNE5 explains that, the reuse, infilling 

or redevelopment of previously developed sites in the Green Belt will be permitted 

provided that the criteria within the policy are met, as detailed at Section 5 of this 

Statement. Therefore, in order to meet the requirement of paragraph 154g) and Policy 

BNE5, the proposed development is required to demonstrate that it would not cause 

substantial harm to the openness of the Green Belt and, thus, an assessment of the 

proposed development’s impact on the openness of the Green Belt is undertaken below. 

Assessment of Openness 

10.67 Established case law has set out that the consideration of openness should take into 

account various factors depending on the facts of a specific case, including the quantum 

and extent of development and its physical and visual effects. The Courts have suggested 

that the approach is not a mechanistic one but rather an ‘open-textured’ approach. Thus, 

the consideration of a proposal’s impact on openness is one of an evaluative assessment 

based on planning judgement. The PPG states that visual openness is part of what may 

be considered to contribute to the overall assessment of openness, alongside spatial 

issues, levels of activity and permanence. These issues are each considered below. 

Spatial Impact 

10.68 The site on which built form is proposed is allocated as a Previously Developed Site in the 

Green Belt (Policy BNE5), being identified within the ‘Park Hall/Camelot Leisure Complex’. 

The built development proposed is entirely within the ‘Park Hall/Camelot Leisure Complex’ 

and, thus, comprises previously developed land in its entirety, as acknowledged by the 

Council by virtue of the site’s allocation.  

Visual 

10.69 The LVA notes that, owing to the dense vegetation surrounding most of the site boundary 

and the local topography, the landscape and visual effects of the proposed development 

are primarily limited to the site itself, areas to the immediate south and areas within 

approximately 1.5km north and north-west. 

10.70 The LVA concludes that the proposed development would not result in any effects on 

landscape designations, and that the landscape and visual effects would be 

geographically limited with no significant effects predicted. Furthermore, it is important 

to note that the site previously included built form at a significant scale, including 

structures of up to 26m. 
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10.71 Further to the above, the Parameters Plans (for approval) demonstrate that a significant 

proportion of green infrastructure (over 55% of the site area) will be retained within  the 

site, which will focus on the retention of existing vegetation and the provision of green 

space and connectivity to the surrounding PRoW network. The Site Wide Illustrative 

Layout and the Illustrative Landscape Strategy show how a sensitively designed, high-

quality residential-led development could be delivered within an attractive landscaped 

setting. 

Activity 

10.72 The site was last used as a theme park in 2012. However, the site is adjacent to the 

functioning Park Hall Hotel and light industrial units, and is within close proximity to high 

levels of activity along the M6. Although the proposed development will result in a 

significant increase in activity on the site, when it is considered in its current state, i.e., a 

vacant theme park, it is important to note that the theme park would have generated 

significant activity when it was in use. 

10.73 The historical traffic movements associated with the site’s former theme park use, which 

(as detailed in the submitted Transport Assessment) could have generated 35 two-way 

traffic movements in the AM peak and 114 in the PM peak. As the theme park is no longer 

in operation, it is acknowledged that the above traffic is no longer present on the highway 

network, but it does provide useful context in terms of the recent history and level of 

activity at the site. 

Permanence 

10.74 The proposed development would be permanent and, thus, the resulting changes on 

openness would be permanent. Nevertheless, it is important to note that the site, when 

the site was in use, it accommodated over 100no. buildings and structures; the tallest of 

which was 26m (‘Knightmare’) and, thus, by virtue of its theme park use, the site 

accommodated considerable permanent built development at a significant scale. 

Although the theme park ride structures and certain buildings within the Park have been 

removed, the site still accommodates buildings and hardstanding associated with the 

former theme park use.  

10.75 In view of the above, the impact on the spatial openness of the site is less than substantial. 
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Summary of Effects on Openness 

10.76 In summary, there would be a less than substantial change in openness as experienced 

within the site due to the redevelopment of a vacant theme park with a residential-led 

development and its associated activity and movements. Furthermore, the Parameters 

Plans (for approval) allow for a significant proportion of green infrastructure within the 

site (covering over 55% of the entire site area), primarily focusing on the retention of 

existing vegetation and the provision of green space and connectivity to the surrounding 

PRoW network. 

Summary of Assessment Against Paragraph 154(g) 

10.77 Although it is acknowledged that the proposed development will cause a degree of harm 

to the openness of the Green Belt, when considering the site’s former use and the spatial 

parameters detailed above, the harm to the openness of the Green Belt would be less than 

substantial. Therefore, the proposed development accords with paragraph 154(g) of the 

NPPF and is, thus, not “inappropriate” development in the Green Belt. 

10.78 Notwithstanding the above, if the Council does not agree with the above assessment 

against paragraph 154(g) of the NPPF and considers that the development would cause 

substantial harm to the openness of the Green Belt, which is not the Applicant’s position, 

an assessment of the proposed development against paragraph 153 of the NPPF has 

been undertaken below. 

Assessment against Paragraph 153 of the NPPF 

10.79 Paragraph 153 states that, 

“When considering any planning application, local planning authorities should ensure that 

substantial weight is given to any harm to the Green Belt, including harm to its openness55. 

Inappropriate development is, by definition, harmful to the Green Belt and should not be 

approved except in very special circumstances. ‘Very special circumstances’ will not exist 

unless the potential harm to the Green Belt by reason of inappropriateness, and any other 

harm resulting from the proposal, is clearly outweighed by other considerations.” 

10.80 Footnote 55 states that, “Other than in the case of development on previously developed 

land or grey belt land, where development is not inappropriate.”  

10.81 The site where built development is proposed is both previously developed land (as 

acknowledged by the Council in allocating the site as a ‘Previously Developed Site in the 

Green Belt’) and the site is Grey Belt (as evidenced earlier within Section 10 of this 
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Statement). Therefore, the proposed development is not “inappropriate”. Nevertheless, in 

the event that the Council considers that the proposed development does not comply with 

paragraph 155 or paragraph 154(g), and is, thus, “inappropriate development”, which is not 

the Applicant’s position, the Applicant has undertaken an assessment of the proposed 

development against paragraph 153 of the NPPF below. 

10.82 The requirement to justify whether or not VSCs exist is clearly set out at paragraph 153 of 

the NPPF. This involves consideration of harm arising due to the appropriateness of the 

development and any other harm. Paragraph 153 emphasises that,  

“’Very special circumstances’ will not exist unless the potential harm to the Green Belt by 

reason of inappropriateness, and any other harm resulting from the proposal, is clearly 

outweighed by other considerations.” 

10.83 An assessment of the proposed development’s impact upon openness of the wider Green 

Belt has been undertaken within the preceding part of this section, which demonstrates 

that this impact would be less than substantial. Furthermore, an assessment of the five 

purposes of the Green Belt has also been undertaken, which demonstrates that the site 

makes a limited contribution to the purposes of the Green Belt, as detailed in the NPPF. 

Nevertheless, if, contrary to the Applicant, the Council considers the proposed 

development to be “inappropriate”, it is acknowledged that substantial weight should be 

afforded in the decision-making process to any harm to the Green Belt, including harm by 

reason of inappropriateness. 

10.84 An assessment of the proposed development against the five Green Belt purposes and its 

impact upon openness have been undertaken earlier in this Statement and, thus, are not 

presented again within this section. However, in demonstrating that VSCs exist, it is 

necessary to undertake an assessment of “other harm”, as presented below. 

Assessment of “Other Harm” 

10.85 The meaning of “any other harm” has been clarified by the Court of Appeal (Redhill 

Aerodrome Ltd v SSCLG [2014] EWCA Civ1386) as meaning any harm at all, as opposed 

to being restricted to harm relating to the Green Belt. Therefore, this section draws upon 

the conclusions of the technical reports that have been submitted alongside this planning 

application to identify “any other harm resulting from the proposal”, in accordance with 

paragraph 153 of the NPPF. 
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10.86 Table 8 summarises the harm identified in relation to each technical discipline and details 

its significance.  

Table 8: Assessment of “Other Harm” 
 
Technical Reports 
 

Significance of ‘Harm’ 

Air Quality   During the construction phase of the 
development there is the potential for air 
quality impacts as a result of fugitive dust 
emissions from the site. These were assessed 
in accordance with the IAQM methodology. 
Site-specific dust control measures were 
subsequently determined. Following 
implementation, the residual significance of 
potential air quality impacts from dust 
generated by demolition, earthworks, 
construction and trackout activities are 
predicted to be not significant. 

The overall significance of operational phase 
road traffic emission impacts was determined 
as slight. This was based on the conservative 
predicted impact at any discrete receptor 
locations and the considerations outlined 
previously. 
 

Ecology and Biodiversity A Preliminary Ecological Appraisal Report 
(“PEA”) and accompanying relevant ecology 
surveys have been prepared by E3P and 
submitted alongside this planning application. 
The recommendations within the relevant 
reports will be adhered to as part of the 
proposed development. 

A Biodiversity Metric Report and associated 
calculation have been prepared by E3P and 
submitted alongside this planning application. 

Based on the Illustrative Landscape Strategy 
Plan (not for approval), and the 
recommendations detailed within the 
Biodiversity Metric Report, the scheme can 
achieve a higher than 10% gain and satisfy the 
trading rules for habitat, hedgerow and 
watercourse units.  

Furthermore, additional species 
enhancements could be provided on-site, 
which could include bat and bird boxes, 
hedgehog houses and hibernacula. 

 
Flood Risk and Drainage The site is within Flood Zone 1, an area at low 

risk of fluvial flooding. Therefore, it is assessed 
that the site is at low risk of fluvial flooding. 
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Table 8: Assessment of “Other Harm” 
 
Technical Reports 
 

Significance of ‘Harm’ 

With appropriate mitigation, the risk of surface 
water flooding is low. 

Given the existing ground levels, the FFLs will 
be such that they will be sufficiently above the 
groundwater level and therefore there is a low 
risk of groundwater flooding. 

Based on the sites topographical levels, if the 
dam flooded, the dam water would flow into 
the watercourse that runs through the site 
areas of proposed built development and 
therefore, flood risk from infrastructure is 
assessed as low. 
 

Therefore, the site does not pose any 
increased flood risk to itself or any adjacent 
development and is not susceptible to flooding 
by other mechanism. 

Ground Conditions A Geo-environmental Appraisal and Coal 
Mining Risk Assessment has been prepared by 
Groundtech Consulting and submitted 
alongside this planning application. 

The Applicant would accept a suitably worded 
condition attached to the prospective outline 
planning application requiring the further 
works outlined in the Geo-environmental 
Appraisal and Coal Mining Risk Assessment to 
be undertaken and the recommendations 
within the report complied with. 

Heritage and Archaeology The Lancashire HER records three heritage 
assets within the Proposed Development Site; 
however, in each case, the survival and extent 
of any possible remains is uncertain. However, 
it is considered construction works would only 
result in low magnitude impact on any possible 
remains. 

Given that construction works associated with 
the proposed development site are to be 
undertaken on the previously developed land 
of the former Camelot Theme Park, it is 
assessed that there is a negligible potential for 
the survival of hitherto undiscovered, buried 
archaeological remains. 
 
Additionally, the submitted Desk-Based 
Assessment concludes that the proposed 
development would not affect the setting of 
any of the identified heritage assets. 
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Table 8: Assessment of “Other Harm” 
 
Technical Reports 
 

Significance of ‘Harm’ 

Landscape and Visual Impact The proposed development would not result in 
any effects on landscape designations. In is 
considered, landscape and visual effects 
would be geographically limited with no 
significant effects predicted. 
 

Noise It is anticipated that the increase in road traffic 
noise level along Park Hall Road as a result of 
the development generated road traffic will be 
imperceptible and will therefore have a 
negligible impact on the existing local 
dwellings. 
 

Transport It is reasonable to conclude that the impact of 
the proposed development on the local 
highway network would not be significant or 
severe in the context of the NPPF. 
 

Trees The Ancient Woodland has been fully 
safeguarded and offset from the development 
via a 15m buffer, which is shown on the 
parameters plans for approval. 

The extent of tree loss and replacement will be 
determined at reserved matters stage. Tree 
planting will be undertaken in accordance with 
the Council’s policy and guidance. 

 

10.87 Whilst the impact upon the openness of the wider Green Belt would be limited, it is 

acknowledged substantial weight should be afforded in the decision making process to 

the harm by reason of inappropriateness, impact on openness and the five purposes of 

the Green Belt. 

10.88 No adverse impacts have been identified and, thus, the weight attributed to the ‘other 

harm’ is limited. 

Very Special Circumstances Case 

10.89 The VSC case in support of the proposed development comprises: 

• The Development Plan is ‘out of date’ and inconsistent with the NPPF as it fails to plan 

for or meet up to date need for housing and, therefore, the housing policies that are 

most important for determining the application are out of date (as detailed in the 

preceding sections of this SPS).  
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• There is an identified need for market and affordable housing in Chorley. 

• The proposed development will make effective use of a vacant previously developed 

site, which the Council have allocated as a Previously Developed Site in the Green Belt. 

• There are a range of social, environmental and economic benefits that will be 

generated by this proposal. These elements of the case are summarised in this 

section and should be read alongside the submitted technical reports, which support 

the VSC case for the proposed development. 

New housing to meet identified need  

10.90 As detailed in the latest Five Year Housing Supply Statement for Chorley (May 2024), the 

Council cannot demonstrate a five-year supply of deliverable housing land, with the 

Council’s stated figure being 2.9 years. Furthermore, this position is likely to have 

worsened due to the increased LHN (as detailed at Section 9 of this Statement). 

10.91 Although the mix of housing will be determined at reserved matters stage, the indicative 

housing mix demonstrates that the proposed development is capable of providing a range 

of housing to meet the Council’s identified housing needs, with the greatest need being 

for 3 and 4+ bedroom market homes and 2 and 3 bedroom affordable homes, as identified 

in the latest HNA (2024). 

10.92 Further to the above, the proposed development will make a positive contribution towards 

Chorley’s supply of affordable housing. The proposed development will deliver 50% 

affordable housing.  

10.93 As detailed in the Socio-Economic Benefits Statement, the provision of such a significant 

number of affordable housing units on site provides: 

• An entry point to home ownership for local key workers and younger families in 

Chorley. 

• An opportunity for more segments of the local community to live in suitably sized 

housing.; and, 

• Numerous health and well-being benefits for occupiers. Affordable housing, 

particularly social rent, often provides the only option for families to escape poorer 

quality and over-crowded accommodation. 
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10.94 The proposed development will deliver 50% affordable housing which will contribute 

positively towards Chorley’s acute affordable housing need, as evidenced in the 

Affordable Housing Statement. 

Make effective use of a vacant previously developed site 

10.95 As evidenced in the preceding sections of this Statement, the site comprises previously 

developed land, which has been vacant for over a decade. The redevelopment of derelict, 

brownfield sites is encouraged by both national (paragraphs 8c) and 124), and local 

(Policies 1 and 4 of the Central Lancashire Core Strategy) planning policy. 

Other Social, Environmental and Economic Benefits 

Social Benefits 

Green Belt Enhancement  

10.96 The proposed development includes the provision of new green spaces that are to be 

accessible to the public, including informal open space, such as a trim trail to create 

informal woodland play, and formal open space, such as a Local Area for Play (“LAP”) and 

a Locally Equipped Area for Play (“LEAP”). The green infrastructure covers 14.23ha (over 

55%) of the site. 

Preserving Community/Social Ties 

10.97 The new homes will help retain and attract existing families and newly forming 

households in the Chorley area. This in turn will preserve essential family/community ties 

and social networks within Chorley that are at risk of being broken through a lack of 

housing options for local people. 

Enhanced Connectivity 

10.98 A Sustainable Transport Strategy has been prepared and is included within the submitted 

Transport Assessment. A number of improvements are proposed to local infrastructure 

as part of the proposed development, including: 

• Improvements to PRoW (References: FP0917019 and FP0913015). 

• Provision of a bus stop within the site, at a circa. 100m walk from Park Hall Road, with 

an accompanying loop to enable the provision of a high-quality stop and waiting 

facilities and reduce the walking distances to the proposed dwellings, whilst 

minimising the impact on bus journey times.  
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• Improvements to Park Hall Road / Wood Lane junction; the kerbs will be extended on 

both sides of the Park Hall Road arm – reducing the crossing distance to c. 10m – 

with tactile paving and dropped kerbs provided, along with central hatching between 

the lanes. Vegetation along Park Hall Road, including the Wood Lane junction, will be 

cut back where possible to maximise the effective footway width. This should improve 

safety for pedestrians and enhance access to bus services. 

• A financial contribution is proposed by the Applicant towards the cutting back of 

vegetation, replacing stiles with kissing gates (to improve accessibility), and no-dig 

surfacing improvements (to maximise the weather conditions in which the routes are 

pleasant to use, whilst not adversely affecting their character) to the following PRoW: 

bridleways BW0913009 and BW0917018, and footpaths FP0917019 and FP0913015. 

A short section of the FP0913009 bordering the site would also be redesignated as a 

bridleway to enable cycle access. 

Promoting walking, cycling and active lifestyles 

10.99 A Sustainable Transport Strategy has been prepared and is included within the submitted 

Transport Assessment. 

10.100 Within the site, the proposed site layout will be designed to be highly permeable for 

pedestrians and cyclists with various routes, including traffic-free paths, connecting 

residences, the green infrastructure, play areas, bus interchange, Community Hub, and 

existing facilities at the Park Hall Hotel and industrial units. There will be three pedestrian 

accesses onto Park Hall Road (as well as the PRoW connections to the east and west) to 

ensure directness of walking routes and to minimise time spent alongside busier roads. 

10.101 In addition to the interventions detailed within the Sustainable Transport Strategy, the 

submitted Framework Travel Plan (Document Reference: 086409-CUR-XX-XX-T-TP-

00004) details many further Travel Plan Initiatives which seek to minimise trips 

undertaken as single occupancy car drivers by encouraging active travel, public transport 

use, and car sharing.  

Social Benefits Summary 

10.102 The above social benefits should be afforded substantial weight in the planning balance. 

Environmental Benefits 

Sustainability 
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10.103 As detailed above, a Sustainable Transport Strategy has been prepared and submitted 

alongside this planning application, which commits the Applicant to a number of 

improvements to local infrastructure (as detailed above). 

10.104 An Energy Report has been prepared and submitted alongside this planning application, 

which demonstrates that the proposed development will be designed to reduce carbon 

emissions through a proposed enhanced fabric specification and the installation of Air 

Source Heat Pumps for the proposed houses and Air Source Heat Pump Cylinders for the 

proposed apartments. The proposed energy strategy will, thus, achieve average carbon 

reductions of 63.47% over Part L1 2021 and 94.47% over Part L1a 2013. Therefore, the 

proposed development meets the requirements of Core Strategy Policy 27. 

Biodiversity Net Gain (“BNG”) 

10.105 A Biodiversity Metric Report and associated calculation have been prepared by E3P and 

submitted alongside this planning application. 

10.106 Based on the Illustrative Landscape Strategy Plan (not for approval), and the 

recommendations detailed within the Biodiversity Metric Report, the scheme can achieve 

a higher than 10% gain and satisfy the trading rules for habitat, hedgerow and watercourse 

units.  

10.107 Furthermore, additional species enhancements could be provided on-site, which could 

include bat and bird boxes, hedgehog houses and hibernacula. 

Tree Planting 

10.108 The tree planting proposed will be in accordance with the Council’s policy and guidance. 

Reduced Visual Impact 

10.109 The site is currently in a state of disrepair. The removal of the derelict remains of the site’s 

former uses, combined with the introduction of sensitively designed housing and green 

infrastructure, and the ongoing management of the proposed buildings, roads, and soft 

landscaping, would result in a notable beneficial change to both the visual and landscape 

character of the site. Where required, existing buffers will be reinforced with new planting 

and ‘gapping up’ to provide a more substantial visual screen to the proposals, especially 

along the northern boundary where there is a greater level of visibility into the site.  
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10.110 The proposed Parameters Plans (for approval) allow for a significant proportion of green 

infrastructure within the site, primarily focusing on the retention of existing vegetation and 

the provision of green space and connectivity to the surrounding PRoW network for 

residents.  

Drainage Benefits and Flood Risk Reduction 

10.111 As detailed in the submitted Flood Risk Assessment, the proposed development will de-

culvert the existing watercourse in the middle of the site. This will mean that the 

watercourse has greater capacity and more ecological potential than is currently the case. 

Environmental Benefits Summary 

10.112 The above environmental benefits should be afforded significant weight in the planning 

balance. 

Economic Benefits 

Construction Effects 

10.113 The scheme will have a likely construction cost in the order of £80 million, over an 

assumed 7-year delivery period, which would total circa. £12 million of construction spend 

per annum37. 

10.114 The scheme will support 240 construction jobs across the construction programme38. 

Social Value 

10.115 The proposed development will deliver £3.1 million of local social value per annum39. 

Labour Market Benefits 

10.116 The scheme will provide housing for a population of 840 extra residents in Chorley. Of 

these 840 residents, some 500 are expected to be of working age40. This new working age 

population will deliver significant labour market benefits, by providing housing for 

professional workers through to housing for key workers, all of whom are essential to the 

operation of the Chorley economy and addressing current skills shortages. 

 
 
37 Please refer to the submitted Socio-Economic Benefits Statement for the calculation. 
38 ibid. 
39 ibid. 
40 ibid. 
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10.117 Significant future employment growth is anticipated in Chorley, Leyland and a number of 

key employment sites set out within the current emerging Central Lancashire Local Plan - 

all within a roughly 3-mile radius of the former Camelot Theme Park. Residents at the 

proposed development will, therefore, provide a valuable source of labour for these 

employment growth nodes. 

Household Spending Effects 

10.118 The scheme will create local expenditure benefits and positive demand for household 

services. 

10.119 The scheme will generate additional household spending of some £12.3 million per 

annum, a reasonable proportion of which will be retained locally in Chorley and Lancashire 

more generally41. 

Fiscal/Tax Benefits 

10.120 The proposed development will result in approximately £800,000 of additional Council 

Tax42. 

Economic Benefits Summary 

10.121 The above economic benefits should be afforded significant weight in the planning 

balance. 

Summary 

10.122 It has been demonstrated that the following VSCs are present: 

1. The Development Plan is ‘out of date’ and inconsistent with the NPPF to the extent 

that it fails to plan for or meet up to date need for housing and, therefore, the housing 

policies that are most important for determining the application are out of date.  

2. There is an identified need for market and affordable housing in Chorley. 

3. The proposed development will make effective use of a vacant previously developed 

site, which the Council have allocated as a Previously Developed Site in the Green Belt. 

 
 
41 ibid. 
42 ibid. 
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4. There are a range of social, environmental and economic benefits that will be 

generated by this proposal. These elements of the case are summarised in this 

section and should be read alongside the submitted technical reports, which support 

the VSC case for the proposed development. 

10.123 The requirement to justify whether or not VSCs exist is clearly set out in the NPPF. This 

involves consideration of harm arising due to the appropriateness of the development and 

any other harm. It is considered that the proposals will result in substantial social benefits, 

significant economic benefits, and significant environmental benefits. 

Principle of Community Hub 

10.124 Policy 25 of the Core Strategy relates to community facilities. The policy places emphasis 

on ensuring that local communities have sufficient community facilities provision by, for 

example by encouraging and coordinating new provision at location that are accessible 

by all modes of transport (part b of Policy 25). 

10.125 The proposed development includes a Community Hub (Use Classes C3, E and F) to serve 

residents of the proposed development, other occupiers on the site (including the 

adjacent hotel), as well as providing an additional community resource for the wider 

community. It is the intention that the ground floor use would be flexible to respond to the 

needs of the community, and could include spaces for co-working, meetings, parcel 

delivery lockers, a kitchen, and groups such as parental groups and fitness class (with 

kitchen). It is proposed that the upper floors would accommodate residential apartments 

(Use Class C3). The Community Hub would also provide cycle parking. The Site Wide 

Illustrative Masterplan demonstrates that approximately 15 car parking spaces (including 

two EV charging spaces) could be accommodated, and space for a coffee van or food 

truck. 

10.126 As such, in providing the Community Hub on site residents would not need to travel off-

site for many trips, thereby enhancing the sustainability of the site. The Community Hub 

would also provide a wide range of additional facilities for use by existing residents in the 

wider community. Furthermore, between the site access and Community Hub, a bus 

interchange is proposed. Consequently, the Community Hub would result in the provision 

of a high-quality community facility that is accessible by all modes of transport. 

10.127 Part d) of Policy 25 refers to “assessing all development proposals for new housing in terms 

of their contribution to providing access to a range of core services including education and 

basic health and care facilities.” Section 14 of this Statement sets out draft Section 106 
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Heads of Terms, which will be discussed and agreed with the Council during the 

determination of this planning application. 

10.128 Overall, the proposed development will deliver an accessible community facility, in 

accordance with Core Strategy Policy 25 and Paragraph 98 of the NPPF. 

Summary 

10.129 Overall, as demonstrated in this section that: 

1. The proposed development is perfectly positioned to contribute positively to the 

Borough’s growth ambitions, whilst also making effective and efficient use of 

previously developed land within an accessible and sustainable location, in 

accordance with Core Strategy Strategic Objective SO 6, Core Strategy Policy 5, 

paragraphs 8, 129 and 135 of the NPPF. 

2. “Exceptional reasons” exist for the proposed development and, thus, it accords with 

Core Strategy Policy 1.  

3. There is currently an acute and serious level of housing need in Chorley which the 

proposed development could make a significant position contribution towards. 

4. There is incontrovertible evidence of acute affordable housing need in Chorley coupled 

with a reduction in the rate of affordable housing delivery over recent years and a 

continuing low level of projected future supply over the next five years which will not 

be sufficient to address the requirements identified by the reassessment of the HDNA 

(2024). The affordable housing that would be provided by the application proposals 

represents a major material consideration which should be afforded substantial 

weight by the Council in the determination of this planning application. 

5. The proposed development will enhance the appearance of this vacant, derelict site 

by delivering substantial improvements to the quality of the site through its 

redevelopment for a high-quality residential-led development. Furthermore, a 

comprehensive plan for site has been prepared, as shown on the submitted 

‘Comprehensive Policy BNE5 Masterplan’ (not for approval). Additionally, in line with 

the supporting text to Policy BNE5, the proposed development accords with paragraph 

154(g) of the NPPF (2024), is not within an isolated location, and will deliver 

infrastructure improvements, including those to the existing PRoW network and to 

Park Hall Road/ Wood Lane junction, and will provide a bus stop within the site (as 
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detailed further at Sections 7 and 9 of this Statement). Therefore, the proposed 

development accords with Policy BNE5. 

6. The proposed development would not be inappropriate development in the Green Belt 

having regarding to paragraph 155 of the NPPF. Furthermore, in complying with the 

Golden Rules, and having regard to paragraph 158 of the NPPF, “significant weight” 

should be given to the proposed development in favour of the grant of planning 

permission.  

7. Although it is acknowledged that the proposed development will cause a degree of 

harm to the openness of the Green Belt, when considering the site’s former use and 

the spatial parameters detailed above, the harm to the openness of the Green Belt 

would be less than substantial. Therefore, the proposed development accords with 

paragraph 154(g) of the NPPF and is, thus, not “inappropriate” development in the 

Green Belt. 

8. The following VSCs are present: 

a. The Development Plan is ‘out of date’ and inconsistent with the NPPF as it fails 

to plan for or meet up to date need for housing and, therefore, the housing 

policies that are most important for determining the application are out of date.  

b. There is an identified need for market and affordable housing in Chorley. 

c. The proposed development will make effective use of a vacant previously 

developed site, which the Council have allocated as a Previously Developed 

Site in the Green Belt. 

d. There are a range of social, environmental and economic benefits that will be 

generated by this proposal. These elements of the case are summarised in this 

section and should be read alongside the submitted technical reports, which 

support the VSC case for the proposed development. 

9. The proposed development will deliver an accessible community facility, in 

accordance with Core Strategy Policy 25 and Paragraph 98 of the NPPF. 
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11 OTHER ENVIRONMENTAL AND TECHNICAL CONSIDERATIONS 

11.1 This section of the SPS assesses the application proposals against a series of other 

environmental and technical considerations. 

Highways 

11.2 A Transport Assessment (“TA”) and a Framework Travel Plan and Road Safety Audit have 

been produced by Curtins and submitted alongside this planning application. 

Highway Safety 

11.3 Collision data for the highway network adjacent to the site has been obtained for the 

period of January 2020 to December 2024. From a review of this data, there have been 

five collisions within this period in the study area, of which three were ‘slight’ severity and 

two ‘serious’. No fatal collisions have been recorded. None of the collisions involved 

children or pedestrians. 

11.4 The aforementioned collisions appear to be isolated instances, with no significant 

correlations having been identified to suggest that highway condition, layout or design 

were significant contributory factors in any of the collisions. It is not considered that there 

is an existing safety issue that is likely to be exacerbated by the proposed development. 

Accessibility by Sustainable Modes of Travel 

11.5 The accessibility of the site by sustainable modes of travel is summarised at Section 5 of 

this Statement. It is concluded that the site is accessible by multiple modes of sustainable 

transport, such as walking, cycling and public transport, and through multi-modal trips.  

11.6 The Sustainable Transport Strategy for the site is also summarised at Section 5 of this 

Statement, which includes a wide range of measures to achieve the site-specific Vision 

(detailed in Section 4 of the TA). The Strategy also maximises the potential for internal 

trips within the site, and where external trips are to be made, provides the necessary travel 

options for them to be undertaken by active and sustainable modes of transport. 

Travel Forecasting 

11.7 In response to the latest NPPF, Curtins has considered the Vision for the site and a range 

of possible futures to determine the trip generation. As established by the scoping notes, 

three trip generation scenarios have been quantified: 
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• Methodology 1 – Total vehicle current trip rates analysis (for the last eight years), i.e. 

the traditional TA approach, split by journey purpose;  

• Methodology 2 – Historic trendline analysis applied to total vehicle trips, split by 

journey purpose; and, 

• Methodology 3 – historic trendline analysis applied to total people trips, split by 

journey purpose and mode. 

11.8 Methodologies 1 and 3 have been modelled in line with scoping discussions with 

Lancashire County Council (“LCC”). 

11.9 The TA identified that the total proposed AM and PM peak hour traffic associated with 

Methodology 1 included a total of 180 and 176 two-way trips, respectively, while 

Methodology 3 in 2028, a total of 167 and 134 two-way trips, respectively. 

Junction Capacity Assessments 

11.10 As part of the TA, the future year operation of the local highway network has been 

assessed at the following locations: 

• Junction 1 – Site Access; 

• Junction 2 – Park Hall Road / Wood Lane; 

• Junction 3 – A581 Southport Road / Lydiate Lane; 

• Junction 4 – A581 Southport Road / Leyland Lane; 

• Junction 5 – A49 Preston Road / Mill Lane; 

• Junction 6 – A49 Preston Road / Spendmore Lane; 

• Junction 7 – A49 Wigan Road / A581 Dawbers Lane; and, 

• Junction 8 – A49 Wigan Road / A581 Balshaw Lane. 

11.11 All the above junctions operate under priority/mini roundabout control and have been 

modelled utilising TRL’s JUNCTIONS 9 (ARCADY and PICADY) program. 
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11.12 The TA demonstrates that majority of the junctions within the study area are predicted to 

operate safely with sufficient residual capacity to accommodate the proposed 

development traffic. 

11.13 The assessment also demonstrates that whilst the impact of the proposed development 

traffic at the Southport Road/Lydiate Lane junction is minimal, the junction operates close 

to theoretical capacity.  

Framework Travel Plan (“FTP”) 

11.14 An FTP is the first stage of the Travel Plan process and is often prepared during the 

planning stage prior to the construction of the development. It includes a list of potential 

measures that could be implemented to affect modal choice, and a management strategy 

for producing a full Travel Plan in the future. 

11.15 The FTP will be guided by with the following objectives:  

• Objective 1 – To maximise the level of walking and cycling within, to, and from the site; 

• Objective 2 – To maximise the level of public transport use to and from the site;  

• Objective 3 – To encourage car sharing and shared transport to and from the site; and, 

• Objective 4 – To encourage uptake of Ultra Low and Zero Emission vehicles. 

11.16 The travel planning process forms an integral part of the envisaged stewardship and long-

term management of the proposed development.  

Summary 

11.17 The surrounding area especially exhibits acceptable levels of pedestrian infrastructure 

and public transport networks, which would be enhanced by the proposed development’s 

Vision and Sustainable Transport Strategy. The Sustainable Transport Strategy for the site 

includes a series of measures to maximise the potential for trips to be internal to the site, 

for external trips to be undertaken by active travel and public transport, and to achieve the 

site-specific Vision. Furthermore, measures are proposed in the accompanying FTP to 

increase the level of walking, cycling and public transport use to and from the site, and to 

reduce reliance on the private car.  
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11.18 Further to the above, the TA concludes it is reasonable to conclude that the impact of the 

proposed development on the local highway network would not be significant or severe 

in the context of the NPPF.  

11.19 Overall, the proposed development accords with Core Strategy Policy 3, Chorley Local 

Plan Policy ST1, and paragraphs 110, 115, 116, 117 and 118 of the NPPF. 

Landscape and Visual 

11.20 A Landscape and Visual Appraisal (“LVA”) has been prepared by Stephenson-Halliday and 

is submitted alongside this planning application, which assesses the landscape and visual 

effects of the proposed development. 

11.21 The LVA considers the potential effects upon: 

• landscape fabric; 

• landscape character; 

• the special qualities of any landscape designations; and, 

• visual receptors, including residential, transport and recreational receptors. 

Zone of Theoretical Visibility (“ZTV”) Study 

11.22 A ZTV study was generated based on housing at a 12m maximum height (3-storeys) 

above the existing level within the housing allocation areas of the proposed development 

as defined on the Building Heights Parameter Plan. The analysis was carried out using a 

topographic model and including buildings and trees (with heights derived from LiDAR 

surface mapping data) as visual barriers in order to provide a more realistic indication of 

potential visibility. The ZTV for the proposed development (Figure 4 of the LVA) shows 

that the main area of theoretical visibility extends approximately 1km north and north-

eastwards from the site, across open arable fields and along the M6 motorway corridor. 

There is limited visibility from the east, south, west and beyond 1km north due to 

intervening vegetation, built form, and landform. Effects on landscape or visual receptors 

outside the areas of visibility shown in the ZTV study would be Negligible and are not 

assessed in detail. 
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Landscape Character 

11.23 The site sits partially within two separate National Character Areas (“NCA”), the eastern 

part falls within NCA35: Lancashire Valleys and the western part within NCA32: 

Lancashire and Amounderness Plain. 

11.24 Due to the small scale of the proposal and the localised nature of likely effects arising 

from it, and in the interests of a proportionate approach, the landscape baseline and 

appraisal of potential landscape effects is focused on local landscape character. The 

NCAs have, therefore, been scoped out of this assessment. 

Summary of Landscape and Visual Effects 

11.25 Overall, the LVA identified: 

• Minor/Negligible effects on Lancashire Character Area (LCA) 6d Adlington-Coppull 

during construction would arise as a result of movement within the site and accessing 

it via Park Hall Road. These effects would be neutral in areas where the current derelict 

site is visible, and adverse where it is currently screened by internal vegetation. Post 

completion, these effects would be Minor and Beneficial in nature, primarily due to the 

completed development bringing a currently derelict area of land back into use. 

• Construction effects on LCA 15c Croston-Mawdesley would be Negligible, and neutral 

in nature, due to the screening afforded by dense vegetation. Post-construction, 

effects on this LCA would be Minor, and Beneficial, due to the derelict theme park 

being brought into active management, with improved linkages to the surrounding 

PRoW network and improved green infrastructure. 

• Construction effects on visual receptors would be limited to the immediate south of 

the site or in the area to the north and no greater than minor adverse in nature.  

Following completion, the proposed development would have broadly positive effect 

on the visual environment, bring a derelict site back into use.  To the north, effects 

would be no greater than minor / negligible adverse.  However, it is worth noting that 

the baseline assessed the site with the majority of the large rides and attractions 

within the theme park removed on safety grounds.  Were these still in place these 

visual effects would have been neutral or potentially beneficial in nature. 

• To the south, where visibility of the site would be largely from locations with existing 

glimpsed, (largely wintertime) views towards the derelict site. The completed 
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development would have a positive influence over the visual environment with effects 

ranging from minor/ negligible to moderate and beneficial in nature. 

• The proposed development would not result in any effects on landscape designations.  

11.26 In summary, landscape and visual effects would be geographically highly localised with 

no significant effects predicted. Therefore, the proposed development accords with Core 

Strategy policies 17 and 21, Chorley Local Plan Policy BNE1, and paragraphs 135 and 187 

of the NPPF. 

11.27 Within the site itself however there would be obvious benefits from the change from a 

derelict usage to a beneficial redevelopment.  

11.28 Further to the above, an Illustrative Landscape Strategy Plan has been prepared, which 

demonstrates how a sensitive, high-quality landscaping scheme can be achieved on the 

site. 

Ecology and Biodiversity Net Gain 

11.29 A Preliminary Ecological Appraisal Report (“PEA”), and accompanying relevant ecology 

surveys, has been prepared by E3P and submitted alongside this planning application. 

Designated Sites 

11.30 The relevant designated sites are detailed at Section 2 of this Statement.  

11.31 The PEA recommends that a 15m buffer should be maintained from Little Wood BHS 

throughout the development, and pollution and protection measures should be 

implemented to ensure there are no negative impacts upon any of the designated sites as 

a result of the development. The parameters plans submitted alongside this planning 

application show that a 15m buffer to the Little Wood BHS will be maintained. 

11.32 Due to the proximity of Little Wood and Syd Brook Valley BHSs to the proposed residential 

scheme, it is recommended that an advisory leaflet is produced and distributed to building 

occupants, which will include details of a ‘Responsible User Code’ for visitors to the BHSs.   

Survey Results 

11.33 The site was found to comprise a treeline, hedgerows, ditch, streams, bramble scrub, 

developed land; sealed surface, introduced shrub, mixed scrub, modified grassland, 

coniferous woodland, other neutral grassland, broadleaved woodland, non-priority ponds, 
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ruderal/ephemeral, bare ground, buildings, and individual trees. Numerous brash and 

debris piles were also identified on site.   

11.34 Further surveys were recommended as part of the PEA. The following further surveys have 

been undertaken: 

• Nocturnal Bat Survey Report - Common and widespread species were identified 

utilising the site for foraging and commuting, including common pipistrelle, soprano 

pipistrelle, myotis species, and noctule. Four common pipistrelles were observed 

emerging and re-entering from Building 84 (B84) during the Nocturnal Bat Surveys. A 

total of two nonbreeding summer roosts were identified on-site. The roosts are used 

by low numbers of common and widespread species and are, therefore, of low 

conservation status. Either a modification to the current Natural England European 

Protected Species Licence (2021-55757-EPS-MIT) and associated Mitigation Strategy 

or application for a new Natural England European Protected Species Licence and 

associated Mitigation Strategy will be required prior to the demolition of B84 due to 

the roosts identified during the current surveys. To mitigate the loss of bat roosts, a 

series of bat boxes will be installed throughout the site, on mature retained trees and 

within the proposed buildings. 

• Reptile Survey Report - No evidence of reptiles was identified during the surveys. 

Therefore, no further surveys or reptile mitigation is deemed necessary for the 

development to proceed. Due to the site’s suitability to support common amphibians, 

as well as the common toads and common frogs identified during the surveys, it is 

thought that common amphibians are present on site. As such, it is recommended 

that during the clearance phase of works, any common amphibians encountered be 

moved carefully by hand, away from construction activities. 

• Otter Survey Report - During the desk study, no records of otter were identified within 

2km of the site. The surveyed watercourses and adjacent woodland areas offered 

limited suitability for otter due to the restricted foraging and commuting opportunities. 

In addition, no field signs of otter were identified within the surveyed area. Whilst no 

evidence was otter was identified on site, there is still potential for otters to utilise the 

watercourses for commuting during construction. Therefore, Precautionary Working 

Methods for otter are recommended to use during construction. In addition, Pollution 

Prevention Measures are recommended during works within and adjacent to the 

watercourses. 
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• Badger Walkover - The Badger Walkover was carried out in February 2025 and the 

results are detailed in the submitted letter prepared by E3P. 

BNG Report 

11.35 A Biodiversity Metric Report and associated calculation have been prepared by E3P and 

submitted alongside this planning application. 

11.36 Based on the Illustrative Landscape Strategy Plan (not for approval), and the 

recommendations detailed within the Biodiversity Metric Report, the scheme can achieve 

a higher than 10% gain and satisfy the trading rules for habitat, hedgerow and watercourse 

units.  

11.37 Furthermore, additional species enhancements could be provided on-site, which could 

include bat and bird boxes, hedgehog houses and hibernacula. 

Summary 

11.38 Overall, the proposed development accords with Core Strategy Policy 22, Chorley Local 

Plan Policy BNE9, and paragraphs 8 and 187 of the NPPF. 

Trees 

11.39 An Arboricultural Impact Assessment (“AIA”) has been prepared by Tyler Grange and 

submitted alongside this planning application. 

11.40 A total of 211no. individual trees, 8no. entire tree groups (4no. Category B and 4no. 

Category C), and 1no. partial Category C tree group, require removal to facilitate the 

illustrative development layout. These individual trees comprise a total of 10no. Category 

A, 44no. Category B, and 157no. Category C.  

11.41 It is anticipated that these losses will cause a temporary reduction in the site’s tree 

population and canopy cover, yet are expected to be fully reinstated and enhanced subject 

to adequate replacement tree planting which is can be accommodated on site.  

11.42 The Ancient Woodland has been fully safeguarded and offset from the proposed 

development via a 15m buffer which is only subject to new landscaping including tree 

planting and green infrastructure improvements. The majority of the site’s principal tree 

cover, including Category A and TPO’d trees, can be retained and appropriate replacement 

planting is demonstrated across the development (as shown on the Illustrative Landscape 

Strategy) to proportionately compensate for maturer tree losses.  



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

119 
 

 

11.43 Therefore, the proposed development accords with Chorley Local Plan policies BNE1, 

BNE9 and BNE10, and paragraphs 136 and 187   

Flood Risk and Drainage 

11.44 A Flood Risk Assessment (“FRA”) has been prepared by Townsend Water Engineering and 

submitted alongside this planning application. 

11.45 A summary of the main conclusions for the FRA is presented below:   

• It is proposed to open up the culverted parts of the ordinary watercourse that runs 

through the  site. The capacity of the channel will hold at a minimum of 27.3m3/s.  

• A crossing of the watercourse will be required. This crossing will have a capacity of 

27.3m3/s;  

• The site is within a Flood Zone 1, an area at LOW risk of fluvial flooding;   

• The site is at risk of flooding from surface water in some areas. However, the layout 

has been carefully considered and the majority of the housing has been placed in the 

areas of surface water flooding. In instances where this is not possible, the dwellings 

will have their Finished Floor Levels (“FFLs”) raised by 500mm.  Furthermore, a new 

drainage system that will attenuate up to the 1 in 100 year flood event plus climate 

change of 45%;  

• There is a dam on the site’s eastern border with a weir/overflow structure. Based on 

the topographical levels, if the dam flooded, it would flow into the watercourse that 

runs through the site. The watercourse is in a valley, lower than the site. 

• The groundwater monitoring undertaken on the site demonstrates groundwater does 

not reach the existing ground levels and the risk of flooding from groundwater is, 

therefore, considered to be low. The FFLs are likely to be above existing ground levels 

and will, therefore, provide additional protection to the development from the low risk 

of groundwater flooding;   

• Primarily the site will discharge into the ordinary watercourse that runs through the 

site and will attenuate up to and including the 1 in 100 year event plus 45% climate 

change in attenuation ponds and oversized pipes and attenuation tanks;  
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• The total discharge will be 793l/s and the proposed development will be set for the 

1in 100 year event plus climate change. 

11.46 Further to the above, as detailed at Section 10 of this Statement, the sequential test is, 

very clearly, not required on sites which have been allocated through a Development Plan. 

Nevertheless, a Sequential Test has been undertaken and passed.  

11.47 Therefore, the proposed development accords with Core Strategy Policy 29, and 

paragraphs 162, 170, 172-178, 181 and 182 of the NPPF. 

Energy 

11.48 An Energy Report has been prepared by Award Energy, which considers the issues 

surrounding sustainable construction with regard to the proposed development. In 

particular, it considers and evaluates the measures incorporated into the design of the 

development to reduce carbon emissions. 

11.49 The report proposes the use of renewable technologies in the form of highly efficient Air 

Source Heat Pumps (“ASHPs”) for the houses and Air Source Heat Pump Cylinders 

(“ASHPCs”) for the apartments both with appropriate controls to maximise efficiencies. 

Photovoltaic panels will also be installed to the apartments to mitigate the electricity used 

for the space heating. The houses will also have photovoltaic panels installed.  

11.50 In relation to materials the Applicant has internal policies to promote the reduction and 

effective management of construction related waste and commits to obtaining 

responsible sourcing certification for at least 90% of the building elements of each 

dwelling (as detailed at Section 2 of this Statement. The re-use and recycling of wooden 

pallets is encouraged to reduce the amount of wood waste sent to landfill. In addition, all 

construction activities will be carried out to minimise dust, fumes, discharges and any 

other form of pollution on site, in line with best practice policies. 

11.51 A number of energy conservation measures will be incorporated into the dwellings and, in 

combination with sustainable material use, this strategy will achieve average carbon 

reductions of 63.47% over Part L1 2021 and 94.47% over Part L1a 2013, meeting the 

requirement of Core Strategy Policy 27 and paragraphs 161, 164 and 166 of the NPPF. 
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Air Quality 

11.52 An Air Quality Assessment (“AQA”) has been prepared by Redmore Environmental Ltd and 

is submitted alongside this planning application, which assesses the air quality effects of 

the proposed development. 

11.53 The AQA identified during the construction phase of the development that there is the 

potential for air quality impacts as a result of fugitive dust emissions from the site. These 

were assessed in accordance with the Institute of Air Quality Management (“IAQM”) 

methodology. Site-specific dust control measures were subsequently determined. 

Following implementation, the residual significance of potential air quality impacts from 

dust generated by demolition, earthworks, construction and trackout activities are 

predicted to be not significant. 

11.54 The development has the potential to impact on existing air quality in the vicinity of the 

site and expose future residents to elevated pollution levels during operation. Dispersion 

modelling was undertaken to predict pollutant concentrations at sensitive locations as a 

result of emissions from the local highway network both with and without the 

development in place. Results were subsequently verified using local monitoring data. 

Review of the dispersion modelling results indicated that impacts on annual mean NO2 

and PM10 concentrations as a result of traffic generated by the development were 

predicted to be negligible at all receptor locations. Impacts on annual mean PM2.5 

concentrations were predicted to be slight at one receptor and negligible at all other 

sensitive locations. 

11.55 The results of the dispersion modelling assessment also indicated that predicted annual 

mean NO2, PM10 and PM2.5 concentrations were below the relevant Air Quality Objectives 

(“AQOs”) and Concentration Target across the development. The site is, therefore, 

considered suitable for the proposed use from an air quality perspective and the impacts 

as a result of the operation of the development were considered to be not significant, in 

accordance with the IAQM guidance. 

11.56 Therefore, the proposed development accords with Core Strategy Policy 30, and 

paragraphs 187 198 and 199 of the NPPF. 

Noise  

11.57 A Noise Assessment Report has been prepared by RS Acoustic Engineering and submitted 

alongside this planning application. 
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11.58 The initial noise risk assessment indicates that the western parcel of land is Low Risk for 

the daytime and night-time period, whereas the southern parcel of land and a portion of 

the northern parcel is Medium Risk. There is a strip of land adjacent to the eastern 

boundary that is High Risk as a consequence of proximity to the motorway. 

11.59 Acoustically laminated double glazing is required for new dwellings adjacent to the 

eastern boundary. A suitable glazing construction would be 6 mm glass/16 - 20 mm 

cavity/8.8 mm acoustically laminated glass. Standard thermal double glazing and a 

traditional building envelope construction will provide sufficient sound insulation for all 

other dwellings. A suitable glazing construction would be 4 mm glass/16 - 20 mm cavity/4 

mm glass, or alternatively 6 mm glass/16 - 20 mm cavity/6 mm glass. 

11.60 The recommended daytime and night-time sound level targets will be easily achieved with 

windows closed throughout the site. Should the local ambient noise levels increase 

slightly over time, for example due to an increase in road traffic flow, the internal sound 

levels are still expected to achieve the design targets. 

11.61 An alternative means of ventilation should be provided to the very small number of worst-

case habitable rooms adjacent to the eastern and southern boundary. Alternative 

ventilation may be in the form of sound attenuating ventilator units to walls/window 

frames or alternatively a mechanically assisted ventilation system. It is appropriate for 

openable windows to provide rapid/purge ventilation. Taking into consideration the 

resulting sound levels and ventilator performance requirements, a mechanically assisted 

ventilation system will provide the most appropriate noise mitigation for the worst-case 

dwellings adjacent to the M6. 

11.62 The internal noise level within a number of bedrooms will exceed the limits set out within 

Approved Document O Overheating. Residents in these properties are, therefore, likely to 

close bedroom windows during the night-time period. An alternative means of removing 

excess heat will thus, be provided in addition to the option of opening windows. 

11.63 An acoustic barrier will be required for a small number of properties adjacent to the 

eastern and southern boundary. With an effective barrier, the resulting ambient sound 

level is expected to achieve the recommended guideline values. 

11.64 The identified mitigation measures are not particularly onerous and are typical for 

residential developments that are affected to a degree by road traffic noise. Therefore, 

taking into consideration the prevailing acoustic environment and site layout design, and 
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the appropriateness of mitigation the proposed site is considered suitable for residential 

development. 

11.65 Further to the above, it is anticipated that the increase in road traffic noise level along Park 

Hall Road as a result of the development generated road traffic will be imperceptible and 

will, thus, have a negligible impact on the existing local dwellings. 

11.66 Therefore, the proposed development, including the mitigation measures recommended, 

accords with Chorley Local Plan Policy BNE1, and paragraphs 187 and 198 of the NPPF. 

Heritage and Archaeology 

11.67 A Cultural Heritage Desk-Based Assessment (“DBA”) has been prepared by CFA 

Archaeology and is submitted alongside this planning application, which assesses the 

potential impacts of heritage an archaeology assets due to the proposed development. 

11.68 The DBA states that, given that construction works associated with the proposed 

development are to be undertaken on previously developed land, it is assessed that there 

is a negligible potential for the survival of hitherto undiscovered, buried archaeological 

remains. Any such remains are likely to relate to agricultural activity, although it cannot be 

ruled out that evidence relating to the former estate could be present. 

11.69 The Lancashire HER records three heritage assets within the proposed development site; 

however, in each case, the survival and extent of any possible remains is uncertain. Two 

of the assets, elements associated with Park Hall manor (PRN 7842 and PRN 39597), lie 

within woodland, however, there are no direct impacts predicted on these heritage assets 

as a result of the proposed development. 

11.70 The third asset, a former tramway (PRN 7841), crosses a narrow corridor illustrated for 

pedestrian access at the north-western corner of the site. There are no below-ground 

remains associated with the tramway visible on LiDAR imagery, and the proximity of the 

tramway to woodland may mean that the integrity of any possible remains has been 

negatively impacted by rooting. The tramway is recorded on the Lancashire HER as being 

no longer extant. Construction works for the pedestrian access point are likely to include 

topsoil removal and landscaping, and it is assessed that the groundworks could result in 

a low magnitude impact on any possible remains. The overall integrity of the linear feature 

(insofar as this may survive belowground) would remain intact. 

11.71 Overall, the proposed development accords with Core Strategy Policy 16, Chorley Local 

Plan policies BNE1 and BNE8, and paragraphs 207 and 208 of the NPPF.  
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Ground Conditions 

11.72 A Geo-environmental Appraisal and Coal Mining Risk Assessment has been prepared by 

Groundtech Consulting and submitted alongside this planning application. 

11.73 No Made Ground has been encountered in the northern area of the site (identified as 

Parcel 1 within the report), which comprises topsoil overlying Glacial Till.  No further action 

is considered necessary with respect to contaminated soils in this area and a nominal 

depth cover system comprising 150mm topsoil for a growing medium can be adopted in 

this parcel.  

11.74 Made Ground was encountered across the remainder of the site and elevated 

concentrations of Contaminants of Concern have been encountered sporadically across 

the development area.  The extent of cut and fill is not available at this stage, Made Ground 

was generally encountered to be shallow across the two phases of investigation by E3p 

and Groundtech Consulting and can be managed during the enabling works. Therefore, it 

is anticipated that a 600mm cover system comprising 450mm suitably clean subsoil and 

150mm suitably clean topsoil is placed in private garden areas where Made Ground is 

present.  Where natural soils are present, a nominal depth cover system comprising 

150mm topsoil for a growing medium can be adopted. In areas of Public Open Space a 

450mm clean cover system comprising 150mm suitably clean topsoil and 300mm 

suitably clean subsoil should be placed.  

11.75 No specific remediation measures are considered to be necessary with respect to 

controlled waters.  Control measures should be implemented during the enabling and 

construction phases at the site to mitigate run off to the onsite and adjacent 

watercourses.  Particularly, the watercourse which extends through Parcel 5 (identified 

within the report).  

11.76 The gas monitoring undertaken by Groundtech to date places the site within CS1. The site 

is indicated to lie within an area requiring full radon precautions within foundations. 

11.77 Regarding coal mining, no evidence of shallow coal mine workings has been encountered 

north of the fault line in the Upper Mountain or Cannel Mine seams. These seams are of 

insufficient thickness and quality to have been worked beneath the site. No workings have 

been encountered within the Arley Mine seam to the south of the site which has been 

encountered in Parcel 5 (as identified in the report). The Smith Mine is shown to encroach 

on the south-eastern area of the Parcel 6 (as identified in the report) based on the 

abandonment plans received for Pemberton Colliery to the south of the site. The mine 
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entry located within the Park Hall Hotel compound is not within influencing distance of 

the site and no further action is required. 

11.78 Further work is identified as being necessary prior to construction, including, for example, 

the completion of a gas monitoring programme (a Ground Gas Risk Assessment has been 

submitted with the planning application), and intrusive site investigations comprising 

rotary drilling on south eastern corner of site to determine if workings in Smith Mine 

encroach onto the site. 

11.79 Overall, the proposed development is acceptable from a ground conditions perspective, 

in accordance with Core Strategy Policy 17, and paragraph 196 of the NPPF. 

Summary 

11.80 This section has demonstrated that the application proposals are acceptable in terms of: 

highways, landscape and visual, ecology and BNG, trees, flood risk and drainage, energy, 

air quality, noise, heritage and archaeology, and ground conditions. Therefore, the 

proposed development accords with: Core Strategy policies 3, 16, 17, 21, 22, 27, 29 and 

30; Chorley Local Plan policies ST1, BNE1, BNE8, BNE9 and BNE10; and, paragraphs 8, 

110, 115-118, 135, 136, 161, 162, 164, 166, 170, 172-178, 181, 182, 187, 196, 198, 199, 207, 

and 208. There is no technical basis upon which to withhold consent therefore.  
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12 COMPLIANCE WITH THE DEVELOPMENT PLAN 

12.1 Although Section 10 of this Statement concludes that the proposed development is not 

inappropriate in the Green Belt, it is acknowledged that, as stated in the PPG (Paragraph 

010 Reference ID: 64-010-20250225), “…this does not itself remove the land from the Green 

Belt nor require development proposals to be approved. In accordance with section 38(6) of 

the Planning and Compulsory Purchase Act 2004, wider policies and considerations apply, 

including those in the area’s adopted Plan, and in the NPPF read as a whole.” Therefore, this 

section assesses the proposed development’s compliance with Chorley’s Development 

Plan as a whole. 

Development Plan Assessment 

12.2 Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that decisions 

should be made in accordance with the Development Plan unless material considerations 

indicate otherwise. The relevant Development Plan Documents are detailed at Section 6 

of this Statement. 

12.3 As evidenced at Section 10 of this Statement, and in particular the identification of out of 

date policies, the proposed development accords with: 

1. Core Strategy Policies: MP, 1, 2, 3, 5, 6, 7, 11, 14, 15, 16, 17, 18, 21, 22, 23, 24, 25, 26, 

27, 29 and 30. 

2. Chorley Local Plan Policies: BNE5, ST1, ST3, ST4, HS4A, HS4B, BNE1, BNE6, BNE8, 

BNE9, BNE10 and BNE11. 

3. NPPF paragraphs: 1, 2, 7, 8, 10, 11, 12, 38, 39, 40, 48, 49, 56, 57, 58, 61, 62, 63, 64, 66, 

69, 71, 72, 77, 78, 79, 80, 96, 109, 110, 115-118, 124, 127, 128, 129, 130, 131, 135, 136, 

139, 143, 153, 154, 155, 156, 157, 161, 162, 163, 164, 166, 170, 172-178, 181, 182, 187, 

193, 196, 198, 199, 201, 207, 208, 210, 212, 216, 231, 232, and 233. 

Summary 

12.4 Overall, it is the Applicant’s position that the proposed development accords with the 

adopted Development Plan and NPPF when read as a whole.  
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13 PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT 

13.1 As detailed at Section 9 of this Statement, Chorley Council cannot currently demonstrate 

a five-year supply of deliverable housing land and, thus, the presumption in favour of 

sustainable development is engaged. The policy consequences of the presumption in 

favour of sustainable development being engaged is that the policies which are the most 

important for determining the application are out of date. 

13.2 Wavendon Properties v SSHLG & Milton Keynes Council (2019) states, “…the next step 

required by paragraph 11(d) is an assessment of all the basket of policies most important 

to the decision in the round to reach a conclusion as to whether, taken overall, they could be 

concluded to be out-of-date or not for the purposes of the decision. If they were out-of-date 

then the presumption would be triggered…”43 

13.3 Furthermore, Richborough Estates Partnership LLP v Cheshire East Borough Council 

(2017) states, 

55. “It has to be borne in mind also that paragraph 14 is not concerned solely with housing 

policy. It needs to work for other forms of development covered by the development plan, 

for example employment or transport. Thus, for example, there may be a relevant policy for 

the supply of employment land, but it may become out-of-date, perhaps because of the 

arrival of a major new source of employment in the area. Whether that is so, and with what 

consequence, is a matter of planning judgement, unrelated of course to paragraph 49 which 

deals only with housing supply. This may in turn have an effect on other related policies, for 

example for transport. The pressure for new land may mean in turn that other competing 

policies will need to be given less weight in accordance with the tilted balance. But again 

that is a matter of pure planning judgement, not dependent on issues of legal 

interpretation44”. 

13.4 The judgement goes on to state: 

83 “If a planning authority that was in default of the requirement of a five-years supply were 

to continue to apply its environmental and amenity policies with full rigour, the objective of 

the Framework could be frustrated. The purpose of paragraph 49 is to indicate a way in 

which the lack of a five-years supply of sites can be put right. It is reasonable for the guidance 

 
 
43 Wavendon Properties v SSHLG & Milton Keynes Council (2019), paragraph 55 
44 Richborough Estates Partnership LLP v Cheshire East Borough Council (2017), paragraph 55 
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to suggest that in such cases the development plan policies for the supply of housing, 

however recent they may be, should not be considered as being up to date45”. 

Paragraph 11(d) of the NPPF 

13.5 Paragraph 11(d) of the NPPF (2024) states that,  

“where there are no relevant development plan policies, or the policies which are most 

important for determining the application are out-of-date, granting permission unless: 

i. the application of policies in this Framework that protect areas or assets of particular 

importance(7) provides a strong reason for refusing the development proposed; or 

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole, having 

particular regard to key policies for directing development to sustainable locations, making 

effective use of land, securing well-designed places and providing affordable homes, 

individually or in combination(9)”. 

13.6 Footnotes 7, 8 and 9 state: 

“7 The policies referred to are those in this Framework (rather than those in development 

plans) relating to: habitats sites (and those sites listed in paragraph 189) and/or designated 

as Sites of Special Scientific Interest; land designated as Green Belt, Local Green Space, a 

National Landscape, a National Park (or within the Broads Authority) or defined as Heritage 

Coast; irreplaceable habitats; designated heritage assets (and other heritage assets of 

archaeological interest referred to in footnote 75); and areas at risk of flooding or coastal 

change. 

8 This includes, for applications involving the provision of housing, situations where: the 

local planning authority cannot demonstrate a five year supply of deliverable housing sites 

(with the appropriate buffer as set out in paragraph 78); or where the Housing Delivery Test 

indicates that the delivery of housing was substantially below (less than 75% of) the housing 

requirement over the previous three years. See also paragraph 227. 

 
 
45 ibid., paragraph 83 
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9 The policies referred to are those in paragraphs 66 and 84 of chapter 5; 91 of chapter 7; 

110 and 115 of chapter 9; 129 of chapter 11; and 135 and 139 of chapter 12.” 

13.7 Annex 1 ‘Implementation’ states: 

“For the purposes of decision-making 

231. The policies in this Framework are material considerations which should be taken into 

account in dealing with applications from the day of its publication. Plans may also need to 

be revised to reflect policy changes which this Framework has made.” 

Paragraph 11(d)(i) 

13.8 The site is not covered by the designations listed at Footnote 7 of the NPPF. 

Paragraph 11(d)(ii) 

13.9 Paragraph 11(d)(ii) continues to direct the decision-maker to approve applications 

involving the provision of housing where the Local Planning Authority cannot demonstrate 

a 5-year supply of deliverable housing land (which applies in the case of this application) 

unless "any adverse impacts of doing so would significantly and demonstrably outweigh the 

benefits, when assessed against the policies in this Framework taken as a whole." 

13.10 This paragraph has now been extended to require that, when taking this assessment, 

particular regard should be had to: 

"Key policies for directing development to sustainable locations, making effective use of 

land, securing well-designed places and providing affordable homes, individually or in 

combination." 

Footnote 9 Policies 

13.11 For completeness, the table below provides an assessment of the proposals against each 

of the policies at Footnote 9 of the NPPF, being the key policies referred to in Paragraph 

11(d)(ii) (Paragraphs 66 and 84 of chapter 5; 91 of chapter 7; 110 and 115 of chapter 9; 

129 of chapter 11; and 135 and 139 of chapter 12.) 

 Paragraph  Policy  Compliance of Proposed Development 

 66  States that “Where major development 
involving the provision of housing is proposed, 
planning decisions should expect that the mix 
of affordable housing required meets 
identified local needs, across Social Rent, 

The proposed development will deliver 
50% affordable housing. 

As detailed in the Affordable Housing 
Statement, there is incontrovertible 
evidence of acute affordable housing 
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 Paragraph  Policy  Compliance of Proposed Development 

other affordable housing for rent and 
affordable home ownership tenures (31)”. 

  

 Footnote 31 states that, “The requirement to 
deliver a minimum of 25% of affordable 
housing as First Homes, as set out in 
'Affordable Homes Update' Written Ministerial 
Statement dated 24 May 2021, no longer 
applies. Delivery of First Homes can, however, 
continue where local planning authorities 
judge that they meet local need.” 

need in Chorley coupled with a reduction 
in the rate of affordable housing delivery 
over recent years and a continuing low 
level of projected future supply over the 
next five years which will not be sufficient 
to address the requirements identified by 
the reassessment of the HDNA (2024).  

 84  Relates to the development of isolated 
homes in the countryside. 

 Paragraph 84 would not be relevant to the 
proposed development. 

 91  States that, “Local planning authorities should 
apply a sequential test to planning 
applications for main town centre uses which 
are neither in an existing centre nor in 
accordance with an up-to-date plan. Main town 
centre uses should be located in town centres, 
then in edge of centre locations; and only if 
suitable sites are not available (or expected to 
become available within a reasonable period) 
should out of centre sites be considered.” 

 According to Annex 2 of the NPPF (2024), 
‘main town centre uses’ are defined as, 
“Retail development (including warehouse 
clubs and factory outlet centres); leisure, 
entertainment and more intensive sport 
and recreation uses (including cinemas, 
restaurants, drive-through restaurants, 
bars and pubs, nightclubs, casinos, health 
and fitness centres, indoor bowling centres 
and bingo halls); offices; and arts, culture 
and tourism development (including 
theatres, museums, galleries and concert 
halls, hotels and conference facilities).” 

 The proposed development will include a 
Community Hub. The ground floor of the 
Community Hub will host uses falling 
within Class E and Class F of the Use 
Classes Order. The uses falling within Use 
Class E will be ancillary and there is a 
location specific need for this floorspace, 
given that the population in the housing 
development would largely cover the 
turnover of this floorspace and it will be 
commensurate with serving small scale 
day-to-day shopping needs for the 
development.  Therefore, a sequential 
test does not need to be undertaken. It 
also falls below the 2,500sqm gross 
floorspace limit for impact. 

 110  States that, “The planning system should 
actively manage patterns of growth in support 
of these objectives. Significant development 
should be focused on locations which are or 
can be made sustainable, through limiting the 
need to travel and offering a genuine choice of 
transport modes. This can help to reduce 
congestion and emissions, and improve air 
quality and public health. However, 
opportunities to maximise sustainable 
transport solutions will vary between urban 

The Transport Assessment includes a 
Sustainable Transport Strategy, as 
detailed at Section 5 of this Statement. 
Therefore, the site is accessible by 
multiple modes of sustainable transport, 
such as walking, cycling and public 
transport, and through multi-modal trips, 
in accordance with Paragraph 110 of the 
NPPF. 



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

131 
 

 

 Paragraph  Policy  Compliance of Proposed Development 

and rural areas, and this should be taken into 
account in both plan-making and decision-
making.” 

 115  States that, “In assessing applications for 
development, it should be ensured that:  

a) sustainable transport modes are 
prioritised taking account of the vision for 
the site, the type of development and its 
location;  

b) safe and suitable access to the site can 
be achieved for all users; 

c) the design of streets, parking areas, other 
transport elements and the content of 
associated standards reflects current 
national guidance, including the National 
Design Guide and the National Model 
Design Code; and  

d) any significant impacts from the 
development on the transport network (in 
terms of capacity and congestion), or on 
highway safety, can be cost effectively 
mitigated to an acceptable degree 
through a vision-led approach.” 

The Transport Assessment includes a 
comprehensive Sustainable Transport 
Strategy for the site, which includes a 
wide range of measures to achieve the 
site-specific Vision (detailed in Section 4 
of the submitted Transport Assessment). 
The Strategy also maximises the 
potential for internal trips within the site, 
and where external trips are to be made, 
provides the necessary travel options for 
them to be undertaken by active and 
sustainable modes of transport. 
Therefore, the proposed development 
accords with Paragraph 115a) of the 
NPPF. 
 
Regarding Paragraph 115b) of the NPPF, 
the Transport Assessment demonstrates 
how safe and suitable access to the site 
will be achieved. Collision data for the 
highway network adjacent to the site has 
been obtained and reviewed in the 
submitted Transport Assessment. From a 
review of this data, it is not considered 
that there is an existing safety issue that 
is likely to be exacerbated by the 
proposed development. 
 
This planning application is submitted in 
‘outline’ with all matters reserved save for 
the principal means of access. Therefore, 
the design of streets, parking areas, and 
other transport elements will be 
determined at reserved matters stage 
and will accord with the relevant local and 
national planning policy and guidance. 
 

The Transport Assessment 
demonstrates that the majority of 
junctions within the study area are 
predicted to operate safely with sufficient 
residual capacity to accommodate the 
proposed development traffic. It is 
concluded that the impact of the 
proposed development on the local 
highway network would not be significant 
or severe in the context of the NPPF. 

 129  States that, “Planning policies and decisions 
should support development that makes 
efficient use of land, taking into account:  

a) the identified need for different types of 
housing and other forms of development, 

Chorley Council’s Five Year Housing 
Supply Statement sets out the housing 
requirement for the five-year period and 
assesses the land supply available to 
deliver the requirement. The statement 
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 Paragraph  Policy  Compliance of Proposed Development 

and the availability of land suitable for 
accommodating it;  

b) local market conditions and viability;  

c) the availability and capacity of 
infrastructure and services – both 
existing and proposed – as well as their 
potential for further improvement and the 
scope to promote sustainable travel 
modes that limit future car use;  

d) the desirability of maintaining an area’s 
prevailing character and setting 
(including residential gardens), or of 
promoting regeneration and change; and  

e) the importance of securing well-designed, 
attractive and healthy places.” 

concludes that there is a 2.9 year 
deliverable housing supply over the 
period 2024-2029. This is a significant 
shortfall against the Council’s housing 
requirement and, thus, there is currently 
an acute and serious level of housing 
need in Chorley. 

 

Story Homes has over 35 years’ 
experience in developing and building 
high quality homes across England and 
Scotland, with a notable presence in the 
North West of England, particularly in 
Lancashire. Story Homes is, therefore, 
acutely aware of local market conditions 
and can confirm that the delivery of a 
residential development of circa. 350 
homes on the site would be viable.  

The site previously operated as a theme 
park and is adjacent to a functioning hotel 
business. Therefore, the site is serviced 
by the relevant utilities infrastructure. 

A Sustainable Transport Strategy has 
been prepared and is enclosed within the 
submitted Transport Assessment. A 
summary of the Sustainable Transport 
Strategy is provided at Section 5 of this 
Statement. 

The site upon which built development is 
proposed comprises previously 
developed land. The proposed 
development has been designed to retain 
as much green and blue infrastructure as 
possible, including the Ancient Woodland. 
Additionally, the proposed development 
includes improvements to PRoW (as 
detailed in the submitted Transport 
Assessment).  

A Biodiversity Metric Report and 
associated calculation have been 
prepared by E3P and submitted alongside 
this planning application. Based on the 
Illustrative Landscape Strategy Plan (not 
for approval), and the recommendations 
detailed within the Biodiversity Metric 
Report, the scheme can achieve a higher 
than 10% gain and satisfy the trading 
rules for habitat, hedgerow and 
watercourse units. Furthermore, 
additional species enhancements could 
be provided on-site, which could include 
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 Paragraph  Policy  Compliance of Proposed Development 

bat and bird boxes, hedgehog houses and 
hibernacula.  

The planning application is accompanied 
by a Design and Access Statement, which 
sets out the key design principles to 
deliver a high-quality residential-led 
development on the site that future 
reserved matters applications at the site 
will follow.  

 135  States that, “Planning policies and decisions 
should ensure that developments:  

a) will function well and add to the overall 
quality of the area, not just for the short 
term but over the lifetime of the 
development;  

b) are visually attractive as a result of good 
architecture, layout and appropriate and 
effective landscaping;  

c) are sympathetic to local character and 
history, including the surrounding built 
environment and landscape setting, while 
not preventing or discouraging 
appropriate innovation or change (such 
as increased densities);  

d) establish or maintain a strong sense of 
place, using the arrangement of streets, 
spaces, building types and materials to 
create attractive, welcoming and 
distinctive places to live, work and visit;  

e) optimise the potential of the site to 
accommodate and sustain an appropriate 
amount and mix of development 
(including green and other public space) 
and support local facilities and transport 
networks; and  

f) create places that are safe, inclusive and 
accessible and which promote health and 
well-being, with a high standard of 
amenity for existing and future users; and 
where crime and disorder, and the fear of 
crime, do not undermine the quality of life 
or community cohesion and resilience.” 

The planning application is accompanied 
by a Design and Access Statement, which 
sets out the key design principles to 
deliver a high-quality residential-led 
development on the site that future 
reserved matters applications at the site 
will follow. Additionally, Parameter Plans 
have been prepared and submitted 
alongside this planning application, which 
detail the proposed land uses, scale of 
development, green and blue 
infrastructure, and movement network to 
which future reserved matters 
applications will accord with. 

 

A Landscape and Visual Impact 
Assessment (“LVIA”) has been prepared 
and submitted, which demonstrates that 
the proposed development would not 
result in any effects on landscape 
designations, and concludes that 
landscape and visual effects would be 
geographically limited with no significant 
effects predicted. 

 

 

 139  States that, “Development that is not well 
designed should be refused, especially where 
it fails to reflect local design policies and 
government guidance on design, taking into 
account any local design guidance and 
supplementary planning documents such as 
design guides and codes. Conversely, 
significant weight should be given to:  

The planning application is accompanied 
by a Design and Access Statement, which 
sets out the key design principles to 
deliver a high-quality residential-led 
development on the site that future 
reserved matters applications at the site 
will follow. Additionally, Parameter Plans 
have been prepared and submitted 
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 Paragraph  Policy  Compliance of Proposed Development 

a) development which reflects local design 
policies and government guidance on 
design, taking into account any local 
design guidance and supplementary 
planning documents such as design 
guides and codes; and/or  

b) outstanding or innovative designs which 
promote high levels of sustainability, or 
help raise the standard of design more 
generally in an area, so long as they fit in 
with the overall form and layout of their 
surroundings.” 

alongside this planning application, which 
detail the proposed land uses, scale of 
development, green and blue 
infrastructure, and movement network to 
which future reserved matters 
applications will accord with. 

 

 

13.36 As set out above, the tilted balance is firmly engaged in accordance with Paragraph 11(d) 

of the NPPF. This states that planning permission should be granted unless any adverse 

impacts of doing so would significantly and demonstrably outweigh the benefits, when 

assessed against the policies in the NPPF taken as a whole, having particular regard to 

key policies for directing development to sustainable locations, making effective use of 

land, securing well-designed places and providing affordable homes, individually or in 

combination. Given that the proposals are considered to accord with Green Belt policy 

(see above), footnote 7 would not disengage the presumption. 

Adverse Impacts 

13.37 As detailed at Table 10, there are no adverse impacts that have been identified as a result 

of the proposed development. 

Benefits 

13.38 Paragraph 8 of the NPPF (2024) highlights that achieving sustainable development 

means that the planning system has three overarching objectives, which are 

interdependent and need to be pursued in mutually supportive ways, so that opportunities 

can be taken to secure net gains across each of the different objectives: economic, social 

and environmental. 

13.39 The proposed development will deliver a compelling range of social, environmental and 

economic benefits (as detailed at Section 7), which should be afforded significant weight 

in the determination of the planning application. 

Summary 

13.40 Overall, it has been demonstrated that the: 
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1. Adverse impacts associated with the proposed development should be afforded 

limited weight. 

2. Conversely, a compelling range of benefits will be delivered by the development, 

including: social benefits, which should be afforded substantial weight; environmental 

benefits, which should be afforded significant weight; and, economic benefits, which 

should be afforded significant weight. 

13.41 Therefore, in accordance with Paragraph 11(d)(ii) the adverse impacts do not significantly 

and demonstrably outweigh the benefits of the proposed development when assessed 

against the policies in the NPPF taken as a whole. 
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14 DRAFT SECTION 106 HEADS OF TERMS 

14.1 It is proposed that the prospective Section 106 Agreement covers the following: 

Affordable Housing 

14.2 50% of the dwellings proposed will be affordable homes.  

Education 

14.3 It is understood that contributions towards education (if required) will be calculated once 

the application has been submitted and the housing mix/impact is known. As this is an 

outline planning application with all matters reserved save for access, it is envisaged that 

a calculation for the education contribution (if required) will be detailed in the Section 106 

Agreement so that it can be calculated at reserved matters stage. 

Health Care 

14.4 It is understood that contributions towards healthcare (if required) will be calculated once 

the application has been submitted and the housing mix/impact is known. As this is an 

outline planning application with all matters reserved save for access, it is envisaged that 

a calculation for the healthcare contribution (if required) will be detailed in the Section 106 

Agreement so that it can be calculated at reserved matters stage. 

Formal Recreation 

14.5 It is understood that contributions towards formal recreation (if required) will be 

calculated once the application has been submitted and the housing mix/impact is 

known. As this is an outline planning application with all matters reserved save for access, 

it is envisaged that a calculation for the formal recreation contribution (if required) will be 

detailed in the Section 106 Agreement so that it can be calculated at reserved matters 

stage. 

Highways 

14.6 The proposed highway improvements are detailed at Section 4 of this Statement. It is 

envisaged that these will be detailed in the Section 106 Agreement, subject to agreement 

with the Local Highways Authority. 
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BNG 

14.7 The proposed development will deliver 10% BNG.  

Summary 

14.8 Overall, this section has detailed the Draft Section 106 Heads of Terms for the 

contributions towards affordable housing, education, formal recreation, highways and 

BNG. 
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15 SUMMARY AND CONCLUSION 

15.1 This Supporting Planning Statement (“SPS”) has been prepared by Asteer Planning LLP 

(“Asteer Planning”) on behalf of Story Homes Limited (“Story Homes” / “the Applicant”) in 

support of an outline planning application for a residential-led development at the Former 

Camelot Theme Park, Chorley (“the site”). The application red line boundary is enclosed 

at Appendix 1. 

15.2 The description of development is as follows: 

“Outline planning application (with all matters reserved save for the principal means of 

access) for a residential development of up to 350 homes (Use Class C3) and a 186.9 sqm 

(2,012 sqft) community hub (Use Classes C3, E and F), with associated habitat creation, 

landscaping, open space, parking, footpaths/cycleways, drainage and other infrastructure.”  

Story Homes 

15.3 Section 3 provides the background to the Applicant, Story Homes.  

15.4 Story Homes is a well-respected housing developer with schemes in Cumbria, the North 

West and North East of England, and southern Scotland. It has an enviable track record 

for delivery of high quality homes. Story Homes’ commitment to building high quality 

homes in the North of England has been demonstrated by its developments in the region, 

including D’Urton Manor, The Sycamores, Heaton Green, Tithe Gardens and Fulshaw 

Manor. Story Homes is committed to delivering another high quality, sensitively designed 

residential development at the Former Camelot Theme Park, which will respect the local 

landscape character whilst also contributing positively towards the housing needs of 

Chorley.  

Background to Camelot Theme Park 

15.5 Section 4 sets out the background to Camelot Theme Park and its current status, and 

details the site’s relevant planning history. 

15.6 The site originally formed part of the Park Hall estate, which was registered for sale in 

1919. The Camelot Theme Park opened in 1983, occupying approximately 56ha of 

farmland within the former estate. Story Homes acquired Camelot Theme Park in May 

2009 and it was subsequently reopened and operated by Knights Leisure Ltd. When the 

site was in use, it accommodated over 100no. buildings and structures; the tallest of 

which was 26m (‘Knightmare’). Therefore, since 1983, the site has accommodated built 
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development of a significant scale. However, following a decline in visitor numbers, the 

theme park closed in 2012, and having attracted a range of anti-social behaviour issues 

since its closure, the decision was taken for the removal of the theme park ride structures 

and certain buildings within the Park for health and safety reasons. 

15.7 The site is no longer suitable or viable as a tourism attraction with no realistic prospect of 

the site remaining in its former use due to a lack of investment opportunities, competition 

from other high profile visitor attractions and the dilapidated state of the site. 

Furthermore, the site is not allocated for this purpose in the adopted Chorley Local Plan 

and there is no reference to Camelot Theme Park within Chorley Council’s latest ‘Retail 

and Leisure Study’. Consequently, since the theme park’s closure, Story Homes has 

sought to make effective use of this vacant, derelict site by proposing its redevelopment 

for residential/residential-led use, as demonstrated by the submission of the applications 

detailed above (LPA references: 14/00071/OUTMAJ and 17/00710/OUTMAJ), and the 

proposed development that is the subject of this planning application.  

The Site and Surrounding Area 

15.8 Section 5 provides a description of the site’s location, characteristics, and accessibility 

credentials. 

15.9 The site that is the subject of this planning application extends to 25.55ha and comprises 

the former Camelot Theme Park. Overall, the site can be seen to be accessible by multiple 

modes of sustainable transport, such as walking, cycling and public transport, and 

through multi-modal trips. In the context of the NPPF, including paragraph 117(a), and 

local policy, the surrounding area especially exhibits acceptable levels of pedestrian 

infrastructure and public transport networks, that would be enhanced by the proposed 

development’s Vision and Sustainable Transport Strategy (as summarised at Section 7 of 

this Statement and detailed fully within the submitted Transport Assessment). 

The Vision and the Proposed Development 

15.10 Section 6 sets out the vision for the redevelopment of the site, before describing the 

application proposals and their relationship and compatibility with the characteristics of 

the site. A Design and Access Statement (prepared by e*SCAPE Urbanists) has been 

submitted in support of this planning application, alongside Parameters Plans (for 

approval) and an Illustrative Landscape Strategy Plan (not for approval). The scheme 

proposals and should be read alongside the accompanying Design and Access Statement 

and submitted drawings, which provide full details of the proposed development. 



Supporting Planning Statement: Former Camelot Theme Park, Chorley
  June 2025 

 

140 
 

 

15.11 It is important to note that final details of layout, landscaping, and appearance will be 

approved at reserved matters stage. Overall, the proposals have been well-designed with 

due regard given to the technical assessments undertaken by the Applicant’s appointed 

project team. 

Transport Vision and Sustainable Transport Strategy 

15.12 Section 7 presents the transport vision and sustainable transport strategy for the site, as 

detailed in full in the submitted Transport Assessment. Together, the principles detailed 

within Section 7 would combine to produce a sustainable development, with a genuine 

mix of uses and transport options available, and with wider benefits to the local 

community. 

Pre-application Consultation  

15.13 The Applicant has undertaken pre-application consultation with Chorley Council Officers 

and has engaged with the local community and key stakeholders prior to the submission 

of this planning application. A summary of the consultation undertaken by the Applicant 

is provided at Section 8 and is detailed fully within the Statement of Community 

Involvement (“SCI”) prepared by Cavendish Consulting and submitted alongside this 

planning application. 

Relevant Planning Policy Framework 

15.14 Section 9 sets out the relevant planning policy framework at local and national level, as 

well as other material considerations, which are relevant to the determination of this 

planning application.  

15.15 It is concluded that:  

1. The Core Strategy plans to a housing requirement which is significantly constrained 

and out of date. It is based upon regional guidance, which has been superseded, and 

the Councils’ LHN is 1,643dpa, which is considerably greater than the housing 

requirement in Policy 4 (1,341dpa) upon which the spatial strategy in the Core Strategy 

was based. 

2. The Chorley Local Plan is directly informed by the identified housing need and spatial 

strategy established in the Core Strategy. As the spatial strategy established in Core 

Strategy is out of date, the Chorley Local Plan is now considered to be out of date in 
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the same way, regardless of whether there is a five-year housing land supply and, in 

this instance, Chorley Council can also not demonstrate a five-year land supply. 

3. In light of the recent case of Basingstoke & Deane BC v Secretary of State for Levelling 

up, Housing and Communities and Bewley Homes plc., limited weight should, 

therefore, be attached to the Development Plan because the entire Development Plan 

is constraining housing delivery to designations and boundaries based upon a housing 

requirement in the Core Strategy which required 417dpa in Chorley (Policy 4) and the 

Council’s LHN is now 564dpa (35.2% greater than the Core Strategy housing 

requirement for Chorley).  

4. It further follows that policies of restriction, which are based (at least in part) on such 

an out of date housing requirement and spatial strategy, must also be out of date and 

inconsistent with the NPPF. Furthermore, there is no five-year housing land supply and 

it follows that the most important policies for determining this planning application 

(Core Strategy Policy 1 and Chorley Local Plan Policy BNE5) are out of date. 

5. Regarding the emerging CLLP, the proposed change to remove the former Camelot 

Theme Park site boundary from the Policies Maps is in direct conflict to the adopted 

Local Plan and previous Inspector’s findings. The status of the former Camelot Theme 

Park site has not changed since the Council reached its own conclusions in the earlier 

draft of the Local Plan, and, the allocation of redundant brownfield land would align 

with the principles of Local Plans being ‘positively prepared’ (NPPF Paragraph 36(a)). 

Furthermore, the CLLP is considered to not be legally compliant for the reasons 

detailed within this section (and explained fully within Pinsent Masons’ letter 

submitted to the Regulation 19 CLLP consultation), including as the proposed housing 

requirement set out at draft Policy HS1 amounts to 79.1% and, thus, does not meet 

the conditions of paragraph 234 of the NPPF (2024) and cannot be prepared in 

accordance with the previous version of the NPPF. 

Appraisal of the Proposals 

15.16 Section 10 provides an assessment of the proposed development covering:  

1. Locational Characteristics and Housing Need; 

2. Green Belt Matters, including an assessment against Chorley Local Plan Policy BNE5, 

Core Strategy Policy 1, and paragraphs 155, 154(g) and 153 of the NPPF; and, 

3. Principle of the Community Hub. 
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15.17 Overall, it is demonstrated that: 

1. The proposed development is perfectly positioned to contribute positively to the 

Borough’s growth ambitions, whilst also making effective and efficient use of 

previously developed land within an accessible and sustainable location, in 

accordance with Core Strategy Strategic Objective SO 6, Core Strategy Policy 5, 

paragraphs 8, 129 and 135 of the NPPF. 

2. “Exceptional reasons” exist for the proposed development and, thus, it accords with 

Core Strategy Policy 1.  

3. There is currently an acute and serious level of housing need in Chorley which the 

proposed development could make a significant position contribution towards. 

4. There is incontrovertible evidence of acute affordable housing need in Chorley coupled 

with a reduction in the rate of affordable housing delivery over recent years and a 

continuing low level of projected future supply over the next five years which will not 

be sufficient to address the requirements identified by the reassessment of the HDNA 

(2024). The affordable housing that would be provided by the application proposals 

represents a major material consideration which should be afforded substantial 

weight by the Council in the determination of this planning application. 

5. The proposed development will enhance the appearance of this vacant, derelict site 

by delivering substantial improvements to the quality of the site through its 

redevelopment for a high-quality residential-led development. Furthermore, a 

comprehensive plan for site has been prepared, as shown on the submitted 

‘Comprehensive Policy BNE5 Masterplan’ (not for approval). Additionally, in line with 

the supporting text to Policy BNE5, the proposed development accords with paragraph 

154(g) of the NPPF (2024), is not within an isolated location, and will deliver 

infrastructure improvements, including those to the existing PRoW network and to 

Park Hall Road/ Wood Lane junction, and will provide a bus stop within the site (as 

detailed further at Sections 7 and 9 of this Statement). Therefore, the proposed 

development accords with Policy BNE5. 

6. The proposed development would not be inappropriate development in the Green Belt 

having regarding to paragraph 155 of the NPPF. Furthermore, in complying with the 

Golden Rules, and having regard to paragraph 158 of the NPPF, “significant weight” 
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should be given to the proposed development in favour of the grant of planning 

permission.  

7. Although it is acknowledged that the proposed development will cause a degree of 

harm to the openness of the Green Belt, when considering the site’s former use and 

the spatial parameters detailed above, the harm to the openness of the Green Belt 

would be less than substantial. Therefore, the proposed development accords with 

paragraph 154(g) of the NPPF and is, thus, not “inappropriate” development in the 

Green Belt. 

15.18 The following VSCs are present: 

1. The Development Plan is ‘out of date’ and inconsistent with the NPPF as it fails to plan 

for or meet up to date need for housing and, therefore, the housing policies that are 

most important for determining the application are out of date.  

2. There is an identified need for market and affordable housing in Chorley. 

3. The proposed development will make effective use of a vacant previously developed 

site, which the Council have allocated as a Previously Developed Site in the Green Belt. 

4. There are a range of social, environmental and economic benefits that will be 

generated by this proposal. These elements of the case are summarised in this 

section and should be read alongside the submitted technical reports, which support 

the VSC case for the proposed development. 

15.19 The proposed development will deliver an accessible community facility, in accordance 

with Core Strategy Policy 25 and Paragraph 98 of the NPPF. 

Other Environmental and Technical Considerations 

15.20 Section 10 assesses the application proposals against a series of other environmental 

and technical considerations. 

15.21 This section has demonstrated that the application proposals are acceptable in terms of: 

highways, landscape and visual, ecology and BNG, trees, flood risk and drainage, energy, 

air quality, noise, heritage and archaeology, and ground conditions. Therefore, the 

proposed development accords with: Core Strategy policies 3, 16, 17, 21, 22, 27, 29 and 

30; Chorley Local Plan policies ST1, BNE1, BNE8, BNE9 and BNE10; and, paragraphs 8, 
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110, 115-118, 135, 136, 161, 162, 164, 166, 170, 172-178, 181, 182, 187, 196, 198, 199, 207, 

and 208. There is no technical basis upon which to withhold consent therefore.  

Compliance with the Development Plan 

15.22 Although Section 10 of this Statement concludes that the proposed development is not 

inappropriate in the Green Belt, it is acknowledged that, as stated in the PPG (Paragraph 

010 Reference ID: 64-010-20250225), “…this does not itself remove the land from the Green 

Belt nor require development proposals to be approved. In accordance with section 38(6) of 

the Planning and Compulsory Purchase Act 2004, wider policies and considerations apply, 

including those in the area’s adopted Plan, and in the NPPF read as a whole.”  

15.23 Overall, it is the Applicant’s position that the proposed development accords with the 

adopted Development Plan and NPPF when read as a whole.  

Presumption in Favour of Sustainable Development 

15.24 As detailed at Section 9 of this Statement, Chorley Council cannot currently demonstrate 

a five-year supply of deliverable housing land and, thus, the presumption in favour of 

sustainable development is engaged. The policy consequences of the presumption in 

favour of sustainable development being engaged is that the policies which are the most 

important for determining the application are out of date. 

15.25 Overall, it has been demonstrated that the: 

1. Adverse impacts associated with the proposed development should be afforded 

limited weight. 

2. Conversely, a compelling range of benefits will be delivered by the development, 

including: social benefits, which should be afforded substantial weight; environmental 

benefits, which should be afforded significant weight; and, economic benefits, which 

should be afforded significant weight. 

15.26 Therefore, in accordance with Paragraph 11(d)(ii) the adverse impacts do not significantly 

and demonstrably outweigh the benefits of the proposed development when assessed 

against the policies in the NPPF taken as a whole. 

Draft Section 106 Heads of Terms 

15.27 Section 14 details the Draft Section 106 Heads of Terms for the contributions towards 

affordable housing, education, formal recreation, highways and BNG. 
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Conclusion 

15.28 The site comprises vacant, previously developed land and buildings, centrally situated 

within Chorley and exceptionally well positioned to support wider regional growth. The 

vision for the site is to deliver a development that provides an exceptional quality of place, 

underpinned by the highest standards of design and sensitive placemaking. The 

redevelopment of the site provides a transformational opportunity to redevelop a 

sustainable previously developed site. It represents a beneficial use of brownfield land to 

meet local housing needs and will bring back to life a major previously developed site 

which, over the past 13 years, has fallen into significant disrepair. 
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Site Location Plan 

 

  





 

 
 

 

APPENDIX 2 
  

Schedule of submitted documents and drawings 

 
Document/Drawing 
 

Author/Reference 

Completed Planning Application Form Asteer Planning on behalf of Story Homes 
Design and Access Statement  
Site Location Plan 024-023-P001 Rev C 
Site Wide Illustrative Masterplan (not for 
approval) 

024-023-P005 Rev H 

Illustrative Landscape Plan (not for approval) 7659.01 Rev C 
Land Use Parameter Plan (for approval) 024-023-P007 Rev C 
Building Heights Parameter Plan (for 
approval) 

024-023-P008 Rev C 

Green and Blue Infrastructure Parameter Plan 
(for approval) 

024-023-P012 Rev C 

Movement Parameter Plan (for approval) 024-023-P009 Rev C 
Comprehensive BNE5 Plan (not for approval) 024-023-P012  
Statement of Community Involvement Cavendish Consulting 
Supporting Planning Statement Asteer Planning 
Socio-Economic Benefits Note Wisher Consulting 
Sequential Test Asteer Planning 
Affordable Housing Statement Resolve106 
Mineral Resource Assessment Groundtech Consulting 
Energy Report Award Energy Consultants 
Utilities Statement Story Homes  
Phase 1 Ground Investigations Report Groundtech Consulting 
Landscape and Visual Appraisal Stephenson Halliday 
Preliminary Ecological Appraisal E3P 
Badger Walkover Letter Statement 
(Confidential) 

E3P 

Nocturnal Bat Survey Report E3P 
Bat Activity Survey Report E3P 
Reptile Survey Report E3P 
Otter Survey Report E3P 
Preliminary Roost Assessment E3P 
Biodiversity Metric Report (and associated 
calculation) 

E3P 

Flood Risk Assessment Townsend Water Engineering 
Transport Assessment and Framework 
Travel Plan 

Curtins 

Air Quality Assessment Redmore Environmental 
Noise Impact Assessment RS Acoustic Engineering 
Arboricultural Impact Assessment Tyler Grange 
Cultural Heritage Desk-Based Assessment CFA Archaeology 
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Site Planning History 

 

Site Planning History 

Application 

Reference 

Description of Development  Decision 

80/00512/FUL Malibu Grand Prix leisure Centre (including games 

room, snack bar, vehicle garage and layout of skill 

driving course) 

Approved 1980 

87/00124/FUL Construction of grandstand to joust area Approved 1987 

87/00206/ADV Erection of 10m and 8m high flag poles with 

removable banners. 

Approved  

1987 

87/00738/FUL Extension to Theme Park westwards onto 

approximately 3 hectares of land formerly touring 

caravan park. 

Approved 1988 

88/00010/FUL Erection of indoor children’s play area building in 

extended Theme Park area (see 9/87/0738). 

Approved 1988 

88/00072/FUL New stores building. Approved 1988 

89/00115/FUL Relocation of cinema refurbishment of retail food 

unit 3 new games retail food units new staff office 

unit and new emergency access road. 

Approved 1989 

89/01159/FUL Construction of emergency access to Park Hall 

Lane 

Permitted 1990 

91/00023/FULMAJ Erection of new ball pool, new air bed, new rope 

climb, new pathway - 'Enchanted Wood' and new 

climbing bridge. 

Approved 1991 

91/01087/FUL Erection of public toilet block on car park Approved 1992 

93/00013/FUL Themed frontage to existing building known as 

Circus World 

Approved 1993 

93/00014/FUL Extension to existing admission booths Approved 1993 

94/00702/COU Change of use of land and erection of buildings to 

form Rare Breeds and Falconry Visitor Centre in 

association with existing Theme Park 

Approved 1994 

94/00702/FUL Change of use of land and erection of buildings to 

form Rare Breeds and Falconry Visitor Centre, in 

association with existing Theme Park 

Approved 1994 

98/00593/FUL Erection of steel frame building to accommodate 

indoor leisure attractions. 

Approved 1998 

99/00002/FUL Alterations to entrance and feature walling Approved 1999 



 

 
 

 

Site Planning History 

Application 

Reference 

Description of Development  Decision 

99/00899/COU Change of use to Go Kart track of Section of Car 

Park immediately in front of Camelot Theme Park 

entrance. 

Approved 2000 

00/00677/FUL Erection of 40m high roller coaster ride Refused 2000 

01/00052/FUL Erection of fixed ferris wheel (temporary 

permission sought until 30 November 2001). 

Approved 2001 

01/01073/FUL Erection of fixed ferris wheel (temporary 

permission required until 30th November 2002). 

Approved 2002 

02/00640/FULMAJ Erection of an indoor Theme Park Approved 2002 

07/00187/FUL Erection of replacement roller coaster Approved 2007 

14/0071/OUTMAJ Development of up to 420 dwellings. Refused 2014 

17/00710/OUTMAJ Development of up to 195 dwellings. Refused 2017 

20/01356/DEMCON Application for prior determination for the 

proposed demolition of buildings associated with 

the former Camelot Theme Park 

Granted 2020 

21/01293/DEMCON Application for prior determination for the 

proposed demolition of buildings associated with 

the former Camelot Theme Park 

Granted 2021 

24/00275/TPO  Application for works to protected trees - Chorley 

BC TPO 2 (Park Hall, Charnock Richard) 1974: Oak 

T04 - Fell; Alder T05 - Fell; Beech T14 - Fell; 

Sycamore T160 - Fell; Oak T494 - Fell; and 

Sycamore T517 - Fell  

Granted 2024 
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Outline Planning Application Reference 14/00071/OUTMAJ - Site Location Plan  
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Outline Planning Application Reference 17/00710/OUTMAJ - Site Location Plan 
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Parameter Plans (for approval) 
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Site Wide Illustrative Masterplan (not for approval) 
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Planning Policy Schedule 

 
  



Central Lancashire Core Strategy (July 2012) 
 

Policy Reference Policy Wording 
 

Proposed Development’s Compliance with Policy 

Policy 2 (Infrastructure) Work with infrastructure providers to establish works and/or service requirements that will arise from or be made worse by 
development proposals and determine what could be met through developer contributions, having taken account of other 
likely funding sources.  
 
If a funding shortfall in needed infrastructure provision is identified, secure, through developer contributions, that new 
development meets the on and off-site infrastructure requirements necessary to support development and mitigate any 
impact of that development on existing community interests as determined by the local planning authority.  
 
In such circumstances developer contributions in the form of actual provision of infrastructure, works or facilities and/or 
financial contributions will be sought through one off negotiations and/or by applying a levy as appropriate.  This will ensure 
that all such development makes an appropriate and reasonable contribution to the costs of provision after taking account 
of economic viability considerations.  
 
The levy to be charged on a specific development will take account of cases where actual provision of infrastructure, works 
or facilities normally covered by the levy is provided as part of the development proposals.  
 
The local planning authorities will set broad priorities on the provision of infrastructure, which will be linked directly to the 
commencement and phasing of Development.  This will ensure that appropriate enabling infrastructure is delivered in line 
with future growth, although some monies will be specifically collected and spent on the provision of more localised 
infrastructure.  The infrastructure provision will be coordinated and delivered in partnership with other authorities and 
agencies. 
 

The Local Planning Authority determine whether additional 
services are required in the local area. Once the planning 
application is submitted, they will undertake an 
assessment and if they feel that further services are 
required as a result of this proposal they can request a 
financial contribution from the Applicant to help fund those 
services. 
 
The Supporting Planning Statement includes a section on 
draft Section 106 Heads of Terms, which will be discussed 
and agreed with the Local Planning Authority. 
 
Further to the above, Chorley Council has adopted the 
Community Infrastructure Levy (“CIL”). The latest CIL 
Charging Schedule for Chorley Council is dated 2025. 
 

Policy 3 (Travel) The best approach to planning for travel will involve a series of measures:  
 
(a) Reducing the need to travel by:  
i. encouraging more flexible working patterns and home working  
ii. enabling better telecommunications for business, education, shopping and leisure purposes  
iii. assisting home deliveries of ordered goods  
 
(b) Improving pedestrian facilities with:  
i. high quality designed City and town centre paving schemes  
ii. safe and secure urban and rural footways and paths (including canal towpaths) linking with public transport and other 
services  
 
(c) Improving opportunities for cycling by:  
i. completing the Central Lancashire Cycle Network of off-road routes (including canal towpaths) supplementing this with an 
interconnected system of on-road cycle lanes and related road junction improvements      
 
(d) Improving public transport by:  
i. providing new railway stations at Buckshaw Village*, Cottam*, Midge Hall and   Coppull (* park and ride sites), and improving 
Preston and Leyland stations  
ii. creating a bus rapid transit system on routes into Preston and to Leyland and Chorley  
iii. improving main bus routes elsewhere  
iv. supporting Demand Responsive Transport  
 
(e) Enabling travellers to change their mode of travel on trips through:  
i. providing a ring of new bus based park and ride sites around Preston at – Broughton Roundabout, Tickled Trout, 
Penwortham, Cuerden and Riversway.  

A Sustainable Transport Strategy has been prepared as 
part of this planning application, and is detailed fully within 
the submitted Transport Assessment. The Sustainable 
Transport Strategy details the improvements that are 
proposed to local infrastructure as part of the proposed 
development. 
 
The Framework Travel Plan details further Travel Plan 
initiatives which seek to minimise trips undertaken as 
single occupancy car drivers by encouraging active travel, 
public transport use and car sharing. 
 



ii. improving car and cycle parking facilities at railway stations, including at Adlington  
iii. better coordinated bus and rail services  
iv. providing better public transport interchanges and hubs including a new bus station at Preston  
v. preparing, implementing and monitoring Travel Plans including Personal Travel Plans  
 
(f) Encouraging car sharing by:  
i. promoting work based schemes ii. providing high vehicle occupancy road lanes into Preston 
 
(g) Managing car use by:  
i. managing long and short stay car parking in the centres of Preston, Chorley and Leyland  
ii. public car parking charges  
iii. reviewing work place car parking  
iv. setting and applying car parking standards  
v.  pursuing Quiet Zones  
 
(h) Improving the road network with:  
i. bypasses of Broughton and Penwortham  
ii. completing a new road from Walton Park through to Lostock Hall  
iii. improving the A582 and linking to the A59  
iv. improvements between Cottam and Eastway  
v. variable traffic flow measures on existing roads  
 
(i)  Enabling the use of alternative fuels for transport purposes 
 

Policy 5 (Housing 
Density) 

The authorities will secure densities of development which are in keeping with local areas and which will have no detrimental 
impact on the amenity, character, appearance, distinctiveness and environmental quality of an area, consideration will also 
be given to making efficient use of land. 
 

Outline planning permission (with all matters reserved save 
for the principal means of access) is sought for a 
residential development of up to 350 homes (Use Class C3) 
and a 186.9 sqm (2,012 sqft) community hub (Use Classes 
C3, E and F), with associated habitat creation, landscaping, 
open space, parking, footpaths/cycleways, drainage and 
other infrastructure. 
 
The proposed development of up to 350 dwellings equates 
to a net density of 31dph (based on a net developable area 
of circa 11ha). Therefore, the proposed development would 
make efficient use of previously developed land in an 
accessible and sustainable location.  
 
Although layout is a matter reserved for future 
determination, the Site Wide Illustrative Masterplan (not for 
approval) shows how the development proposed could be 
accommodated within the site. Future reserved matters 
applications will demonstrate that the density of the 
proposed development will make efficient use of the land 
and will have no detrimental impact on the amenity, 
character, appearance, distinctiveness and environmental 
quality of the area.  
 
 

Policy 6 (Housing Quality) Improve the quality of housing by:  
 

Outline planning permission (with all matters reserved save 
for the principal means of access) is sought for a 
residential development of up to 350 homes (Use Class C3) 



(a) Targeting housing improvements in areas of greatest need ie Inner East Preston, and combine this intervention with wider 
regeneration initiatives such as in Leyland town centre;  
 
(b) Encouraging the re-use of empty housing for residential purposes through either their re-occupation or conversion 
including sub-division and amalgamation into other types of housing or to allow a change to other uses complementary to 
the residential area;  
 
(c) Facilitating the greater provision of accessible housing and neighbourhoods and use of higher standards of construction. 

and a 186.9 sqm (2,012 sqft) community hub (Use Classes 
C3, E and F), with associated habitat creation, landscaping, 
open space, parking, footpaths/cycleways, drainage and 
other infrastructure. 
 
Although appearance is a matter reserved for future 
determination, the Site Wide Illustrative Masterplan (not for 
approval) shows how the development proposed could be 
accommodated within the site. Furthermore, Story Homes 
is a well-respected housing developer with schemes in 
Cumbria, the North West and North East of England, and 
southern Scotland. It has an enviable track record for 
delivery of high quality homes. Story Homes’ commitment 
to building high quality homes in the North of England has 
been demonstrated by its developments in the region, 
including D’Urton Manor, The Sycamores, Heaton Green, 
Tithe Gardens and Fulshaw Manor. Story Homes is 
committed to delivering another high quality, sensitively 
designed residential development at the Former Camelot 
Theme Park, which will respect the local landscape 
character whilst also contributing positively towards the 
housing needs of Chorley, as detailed in the submitted 
Supporting Planning Statement. 
 

Policy 7 (Affordable and 
Special Needs Housing) 

Enable sufficient provision of affordable and special housing to meet needs in the following ways:  
 
(a) Subject to such site and development considerations as financial viability and contributions to community services, to 
achieve a target from market housing schemes of 30% in the urban parts of Preston, South Ribble and Chorley, and of 35% 
in rural areas on sites in or adjoining villages which have, or will have, a suitable range of services; on any rural exception 
sites including those in the Green Belt there will be a requirement of 100%.  
 
(b) Aside from rural exception sites the minimum site size threshold will be 15 dwellings (0.5 hectares or part thereof) but a 
lower threshold of 5 dwellings (0.15 hectares or part thereof) is required in rural areas.  
 
(c) Where robustly justified, off-site provision or financial contributions of a broadly equivalent value instead of on-site 
provision will be acceptable where the site or location is unsustainable for affordable or special housing.  
 
(d) Special needs housing including extra care accommodation will be required to be well located in communities in terms 
of reducing the need to travel to care and other service provision and a proportion of these properties will be sought to be 
affordable subject to such site and development considerations as financial viability and contributions to community 
services.  
 
(e) Special needs housing including extra care accommodation will be required to be well located in communities in terms 
of reducing the need to travel to care and other service provision and a proportion of these properties will be required to be 
affordable.  
 
(f) An accompanying Supplementary Planning Document will establish the following:  

i. The cost at and below which housing is considered to be affordable.  
ii. The proportions of socially rented and shared ownership housing that will typically be sought across Central 
Lancashire. 
iii. Specific spatial variations in the level and types of affordable housing need in particular localities.  
iv. How the prevailing market conditions will affect what and how much affordable housing will be sought. 

The proposed development will deliver 50% affordable 
housing. An Affordable Housing Statement has been 
submitted alongside this planning application. 



Policy 11 (Retail and Town 
Centre Uses and Business 
Based Tourism) 

Retail and other town centre uses of a scale appropriate to the retail hierarchy and in sustainable locations will be supported, 
provided that the development respects the character of the centre, including its special architectural and historic interest 
and assists in maintaining its existing retail function.  The key elements of the hierarchy are:  

• City Centre: Preston  
• Principal Town Centres: Leyland and Chorley  
• District Centres: Bamber Bridge, Clayton Green, Longton, Penwortham and Tardy Gate, and those proposed at 

Buckshaw Village and Cottam  
 
Retail and town centre uses will be delivered in the following ways:  
 
(a)  Delivering a mixed-use scheme to facilitate the regeneration of the Tithebarn Regeneration Area of Preston.   
 
(b)  Encouraging other retail, office and leisure investment of an appropriate scale in Preston city centre, so as to retain its 
role as the largest retail, commercial and service centre in the Lancashire as a whole.  
 
(c)  Maintaining and improving the vitality and viability of Chorley town centre by building on the success of the Market Walk 
shopping centre, through investing in further retail development, supporting a range of other retailers and services, as well 
as improving the centre’s appearance and accessibility.  
 
(d)  Maintaining and improving the vitality and viability of Leyland town centre, in particular the accessibility, design and 
environmental improvements put forward in the Leyland Town Centre Masterplan.  
 
(e)  Maintaining, improving and controlling the mix of uses in the existing District and Local Centres and proposed centres 
at Strategic Sites and Locations, so as to appropriately serve local needs.  
 
(f) Focussing main town centre uses in the defined town centres.   
 
(g)  Supporting city and town centre development providing for tourists and visitors, particularly business based tourism. 
 

The proposed development will include a Community Hub. 
The ground floor of the Community Hub will host uses 
falling within Class E and Class F of the Use Classes Order. 
The uses falling within Use Class E will be ancillary and 
there is a location specific need for this floorspace, given 
that the population in the housing development would 
largely cover the turnover of this floorspace and it will be 
commensurate with serving small scale day-to-day 
shopping needs for the development.  Therefore, a 
sequential test does not need to be undertaken. It also falls 
below the 2,500sqm gross floorspace limit for impact. 
 

Policy 14 (Education) Provide for Education requirements by:  
 
(a)  Enabling new schools and other educational facilities to be built in locations where they are accessible by the 
communities they serve, using sustainable modes of transport.  
 
(b)  Asking developers to contribute towards the provision of school places where their development would result in or 
worsen a lack of capacity at existing schools.  
 
(c)  Working in partnership with the education authority in any modernisation programme requiring school closure or new 
construction.  
 
(d)  Supporting the growth and development of higher and further education, through close working with the relevant 
institutions. (e)  Working in partnership with the education authority and other service providers to identify opportunities for 
the co-location of services to meet the needs of the community. 
 

The Local Planning Authority determine whether additional 
services are required in the local area. Once the planning 
application is submitted, they will undertake an 
assessment and if they feel that further services are 
required as a result of this proposal they can request a 
financial contribution from the Applicant to help fund those 
services. 
 
The Supporting Planning Statement includes a section on 
draft Section 106 Heads of Terms, which will be discussed 
and agreed with the Local Planning Authority. 
 
Further to the above, Chorley Council has adopted the 
Community Infrastructure Levy (“CIL”). The latest CIL 
Charging Schedule for Chorley Council is dated 2025. 
 

Policy 15 (Skills and 
Economic Inclusion) 

Improve Skills and Economic Inclusion by:  
 
(a)  Working with existing and incoming employers to identify skills shortages.  
 
(b)  Liaising with colleges, training agencies and major local employers to develop courses and life-long learning and increase 
access to training, particularly in local communities that are the most deprived in this respect.  
 

Story Homes provide a mixture of temporary construction 
and permanent jobs on-site during the course of 
construction. This includes job types such as: 

• Ground conditions works and site preparation. 
• Highways works. 
• Trades including plumbing, electricity, glazing, 

roofing, and bricklaying (to name a few). 



(c)  Encouraging knowledge based businesses and creative industries associated with the University of Central Lancashire 
to enable graduate retention. 
 

• Landscaping and drainage; and 
• Project management/onsite safety and 

maintenance. 
 
Story Homes also offer apprenticeship, graduate, and 
trainee opportunities on an ad-hoc basis when the 
company requires it and is in the position to offer positions. 
 

Policy 16 (Heritage 
Assets) 

Protect and seek opportunities to enhance the historic environment, heritage assets and their settings by:  
 
a)  Safeguarding heritage assets from inappropriate development that would cause harm to their significances.  
 
b)  Supporting development or other initiatives where they protect and enhance the local character, setting, management 
and historic significance of heritage assets, with particular support for initiatives that will improve any assets that are 
recognised as being in poor condition, or at risk.  
 
c)  Identifying and adopting a local list of heritage assets for each Authority. 
 

A Cultural Heritage Desk-Based Assessment (“DBA”) has 
been prepared by CFA Archaeology and is submitted 
alongside this planning application, which assesses the 
potential impacts of heritage and archaeology assets due 
to the proposed development. 
 
The submitted DBA concludes that the proposed 
development would not affect the setting of any of the 
identified heritage assets.  
 
Further to the above, given that construction works 
associated with the proposed development site are to be 
undertaken on the previously developed land of the former 
Camelot Theme Park, it is assessed that there is negligible 
potential for the survival of hitherto undiscovered, buried 
archaeological remains. 
 

Policy 17 (Design of New 
Buildings) 

The design of new buildings will be expected to take account of the character and appearance of the local area, including 
the following:  
 
(a) siting, layout, massing, scale, design, materials, building to plot ratio and landscaping.  
 
(b) safeguarding and enhancing the built and historic environment.  
 
(c) being sympathetic to surrounding land uses and occupiers, and avoiding demonstrable harm to the amenities of the local 
area.  
 
(d) ensuring that the amenities of occupiers of the new development will not be adversely affected by neighbouring uses and 
vice versa.  
 
(e) linking in with surrounding movement patterns and not prejudicing the development of neighbouring land, including the 
creation of landlocked sites.  
 
(f) minimising opportunity for crime, and maximising natural surveillance.  
 
(g) providing landscaping as an integral part of the development, protecting existing landscape features and natural assets, 
habitat creation, providing open space, and enhancing the public realm.  
 
(h) including public art in appropriate circumstances.  
 
(i) demonstrating, through the Design and Access Statement, the appropriateness of the proposal.  
 
(j) making provision for the needs of special groups in the community such as the elderly and those with disabilities.  
 

Outline planning permission (with all matters reserved save 
for the principal means of access) is sought for a 
residential development of up to 350 homes (Use Class C3) 
and a 186.9 sqm (2,012 sqft) community hub (Use Classes 
C3, E and F), with associated habitat creation, landscaping, 
open space, parking, footpaths/cycleways, drainage and 
other infrastructure. 
 
Although appearance is a matter reserved for future 
determination, the Site Wide Illustrative Masterplan (not for 
approval) shows how the development proposed could be 
accommodated within the site. Furthermore, Story Homes 
is a well-respected housing developer with schemes in 
Cumbria, the North West and North East of England, and 
southern Scotland. It has an enviable track record for 
delivery of high quality homes. Story Homes’ commitment 
to building high quality homes in the North of England has 
been demonstrated by its developments in the region, 
including D’Urton Manor, The Sycamores, Heaton Green, 
Tithe Gardens and Fulshaw Manor. Story Homes is 
committed to delivering another high quality, sensitively 
designed residential development at the Former Camelot 
Theme Park, which will respect the local landscape 
character whilst also contributing positively towards the 
housing needs of Chorley, as detailed in the submitted 
Supporting Planning Statement. 
 



(k) promoting designs that will be adaptable to climate change, and adopting principles of sustainable construction including 
Sustainable Drainage Systems (SuDS); and  
 
(l) achieving Building for Life rating of ‘Silver’ or ‘Gold’ for new residential developments.  
 
(m) ensuring that contaminated land, land stability and other risks associated with coal mining are considered and, where 
necessary, addressed through appropriate remediation and mitigation measures. 
 

Policy 18 (Green 
Infrastructure) 

Manage and improve environmental resources through a Green Infrastructure approach to:  
 
(a) protect and enhance the natural environment where it already provides economic, social and environmental benefits;  
 
(b) invest in and improve the natural environment, particularly;  
 

i. the river valley networks including:  
• the River Ribble at Penwortham and south to Lostock Hall and Bamber Bridge, to create a ‘central park’ area 

incorporating footpaths, cycleways and a Local Nature Reserve; 
• Savick Brook upstream of Preston; 
• the River Darwen between Roach Bridge and Walton-le-Dale; and 
• the Yarrow and Cuerden Valley Parks.  

 
ii. the canal networks including:  
• the Lancaster Canal into Preston; and 
• the Leeds and Liverpool Canal through Chorley and Adlington.  

 
iii. where it contributes to the creation of green wedges and the utilisation of other green open spaces that can provide 
natural extensions into the countryside.  

 
(c) secure mitigation and/or compensatory measures where development would lead to the loss of, or damage to, part of 
the Green Infrastructure network. 
 

The proposed development includes the provision of new 
green spaces that are to be accessible to the public, 
including informal open space, such as a trim trail to create 
informal woodland play, and formal open space, such as a 
Local Area for Play (“LAP”) and a Locally Equipped Area for 
Play (“LEAP”). The proposed green infrastructure is 
extensive and covers 14.23ha (over 55%) of the site. 
 
An Illustrative Landscape Strategy Plan (not for approval) 
has been prepared by Trevor Bridge Associates to inform 
the landscaping proposals to be brought forward at 
reserved matters stage. 

Policy 21 (Landscape 
Character Areas) 

New Development will be required to be well integrated into existing settlement patterns, appropriate to the landscape 
character type and designation within which it is situated and contribute positively to its conservation, enhancement or 
restoration or the creation of appropriate new features.   
 

The Landscape Visual Appraisal (“LVA”) submitted 
alongside this planning application considers effects on 
the relevant Landscape Character Areas (“LCAs”). 
 
Overall, the LVA evidences that the landscape and visual 
effects associated with the proposed development would 
be geographically limited with no significant effects 
predicted. 
 

Policy 22 (Biodiversity 
and Geodiversity) 

Conserve, protect and seek opportunities to enhance and manage the biological and geological assets of the area, through 
the following measures:  
 
(a) Promoting the conservation and enhancement of biological diversity, having particular regard to the favourable  
condition, restoration and re-establishment of priority habitats and species populations;  
 
(b) Seeking opportunities to conserve, enhance and expand ecological networks;  
 
(c) Safeguarding geological assets that are of strategic and local importance. 
 

A Biodiversity Metric Report and associated calculation 
have been prepared by E3P and submitted alongside this 
planning application. 
 
Based on the Illustrative Landscape Strategy Plan (not for 
approval), and the recommendations detailed within the 
Biodiversity Metric Report, the scheme can achieve a 
higher than 10% gain and satisfy the trading rules for 
habitat, hedgerow and watercourse units.  
 



Furthermore, additional species enhancements could be 
provided on-site, which could include bat and bird boxes, 
hedgehog houses and hibernacula. 
 

Policy 23 (Health) Integrate public health principles and planning, and help to reduce health inequalities by:  
 
(a)  Working with health care commissioners to support health care infrastructure and particularly to improve primary care 
and mental health care access and facilities.  
 
(b)  Where required by the priorities of health care commissioners, identifying sites for new facilities reflecting the spatial 
distribution of need, the importance of accessibility, and opportunities for different service providers to share facilities.  
 
(c)  Seeking contributions towards new or enhanced facilities from developers where new housing results in a shortfall or 
worsening of provision.  
 
(d)  Requiring Health Impact Assessment on all strategic development proposals on Strategic Sites and Locations.   
 
(e)  Working with partners, including the Primary Care Trust and local authority environmental health departments, to manage 
the location of fast food takeaways, particularly in deprived areas and areas of poor health.  
 
(f)  Safeguarding and encouraging the role of allotments; garden plots within developments; small scale agriculture and 
farmers markets in providing access to healthy, affordable locally produced food options. 
 

The Local Planning Authority determine whether additional 
services are required in the local area. Once the planning 
application is submitted, they will undertake an 
assessment and if they feel that further services are 
required as a result of this proposal they can request a 
financial contribution from the Applicant to help fund those 
services. 
 
The Supporting Planning Statement includes a section on 
draft Section 106 Heads of Terms, which will be discussed 
and agreed with the Local Planning Authority. 
 
Further to the above, Chorley Council has adopted the 
Community Infrastructure Levy (“CIL”). The latest CIL 
Charging Schedule for Chorley Council is dated 2025. 

Policy 24 (Sport and 
Recreation) 

Ensure that everyone has the opportunity to access good sport, physical activity and recreation facilities (including children’s 
play) by:  
 
(a)  Devising robust minimum local standards based on quantified needs, accessibility and qualitative factors, through 
seeking developer contributions (either in the form of new provision or financial payment in lieu) where new development 
would result in a shortfall in provision.  
 
(b)  Protecting existing sport and recreation facilities, unless they are proven to be surplus to requirements or unless 
improved alternative provision is to be made.  
 
(c)  Developing minimum local sport and recreation standards in a Supplementary Planning Document.  
 
(d) Identifying sites for major new facilities where providers have evidence of need. 
 

The proposed development includes the provision of new 
green spaces that are to be accessible to the public, 
including informal open space, such as a trim trail to create 
informal woodland play, and formal open space, such as a 
Local Area for Play (“LAP”) and a Locally Equipped Area for 
Play (“LEAP”). The proposed green infrastructure is 
extensive and covers 14.23ha (over 55%) of the site. 
 
An Illustrative Landscape Strategy Plan (not for approval) 
has been prepared by Trevor Bridge Associates to inform 
the landscaping proposals to be brought forward at 
reserved matters stage. 
 
In addition to the above, the Supporting Planning 
Statement includes a section on draft Section 106 Heads 
of Terms, including ‘formal recreation’, which will be 
discussed and agreed with the Local Planning Authority. 
 
Further to the above, Chorley Council has adopted the 
Community Infrastructure Levy (“CIL”). The latest CIL 
Charging Schedule for Chorley Council is dated 2025. 
 

Policy 25 (Community 
Facilities) 

Ensure that local communities have sufficient community facilities provision by:  
 
(a)  Working with public, private and voluntary sector providers to meet demonstrable need;  
 
(b)  Encouraging and coordinating new provision at locations that are accessible by all modes of transport;  
 
(c)  Resisting the loss of existing facilities by requiring evidence that they are no longer viable or relevant to local needs;  

The proposed development includes a Community Hub 
(Use Classes C3, E and F) to serve residents of the 
proposed development, other occupiers on the site 
(including the adjacent hotel), as well as providing an 
additional community resource for the wider community. It 
is the intention that the ground floor use would be flexible 
to respond to the needs of the community, and could 



 
(d)  Assessing all development proposals for new housing in terms of their contribution to providing access to a range of 
core services including education and basic health and care facilities. 
 

include spaces for co-working, meetings, parcel delivery 
lockers, a kitchen, and groups such as parental groups and 
fitness class (with kitchen). It is proposed that the upper 
floors would accommodate residential apartments (Use 
Class C3). The Community Hub would also provide cycle 
parking. The Site Wide Illustrative Masterplan 
demonstrates that approximately 15 car parking spaces 
(including two EV charging spaces) could be 
accommodated, and space for a coffee van or food truck. 
 
As such, in providing the Community Hub on site residents 
would not need to travel off-site for many trips, thereby 
enhancing the sustainability of the site. The Community 
Hub would also provide a wide range of additional facilities 
for use by existing residents in the wider community. 
Furthermore, between the site access and Community Hub, 
a bus interchange is proposed. Consequently, the 
Community Hub would result in the provision of a high-
quality community facility that is accessible by all modes 
of transport. 
 
Part d) of Policy 25 refers to “assessing all development 
proposals for new housing in terms of their contribution to 
providing access to a range of core services including 
education and basic health and care facilities.” The 
Supporting Planning Statement sets out draft Section 106 
Heads of Terms, which will be discussed and agreed with 
the Council during the determination of this planning 
application. 
 

Policy 26 (Crime and 
Community Safety) 

Plan for reduced levels of crime and improved community safety by:  
 
(a)  Working with the police, community safety partnerships and other agencies to co-ordinate analysis and action.  
 
(b)  Encouraging the inclusion of Secured by Design principles in new developments.  
 
(c)  Providing adequate leisure and community facilities or activities, particularly in high crime areas, and especially for young 
people.  
 
(d)  Aiming to achieve a complementary mix of uses in the City and key service centres with appropriate controls over 
entertainment uses, taking account of the local authorities’ Statement of Licensing policies. 

Story Homes have due regard to Secured by Design 
principles in all of their developments. Further details of the 
proposed development i.e., in terms of its appearance and 
boundary treatments will be provided at reserved matters 
stage. 
 
Regarding the provision of adequate leisure and 
community facilities, the proposed development includes a 
Community Hub. It is the intention that the ground floor use 
would be flexible to respond to the needs of the community, 
and could include spaces for co-working, meetings, parcel 
delivery lockers, a kitchen, and groups such as parental 
groups and fitness class (with kitchen). It is proposed that 
the upper floors would accommodate residential 
apartments (Use Class C3).  
 
There is also an existing hotel (including a gym, spa, 
nightclub, video game arcade, and restaurant) and 
industrial units (including a gym, gymnastics school, and 
veterinarian) situated outside the site boundary but also 
accessed from the Park Hall Road junction, which would be 
within walking distance of the proposed development. 



 
Policy 27 (Sustainable 
Resources and New 
Development) 

Incorporate sustainable resources into new development through the following measures:  
 
All new dwellings will be required to meet Level 3 (or where economically viable, Level 4) of the Code for Sustainable Homes. 
This minimum requirement will increase to Level 4 from January 2013 and Level 6 from January 2016. Minimum energy 
efficiency standards for all other new buildings will be ‘Very Good’ (or where possible, in urban areas, ‘Excellent’) according 
to the Building Research Establishment’s Environmental Assessment Method (BREEAM).  
 
Subject to other planning policies, planning permission for new built development will only be granted on proposals for 5 or 
more dwellings or non-residential units of 500 sq metres or more floorspace where all of the following criteria are satisfied:  
 
(a) Evidence is set out to demonstrate that the design, orientation and layout of the building minimises energy use, maximises 
energy efficiency and is flexible enough to withstand climate change;  
 
(b) Prior to the implementation of zero carbon building through the Code for Sustainable Homes for dwellings or BREEAM 
for other buildings, either additional building fabric insulation measures, or appropriate decentralised, renewable or low 
carbon energy sources are installed and implemented to reduce the carbon dioxide emissions of predicted energy use by at 
least 15%;  
 
(c) Appropriate storage space is to be provided for recyclable waste materials and composting;  
 
(d) If the proposed development lies within a nationally designated area, such as a Conservation Area or affects a Listed 
Building, it will be expected to satisfy the requirements of the policy through sensitive design unless it can be demonstrated 
that complying with the criteria in the policy, and the specific requirements applying to the Code for Sustainable Homes and 
BREEAM, would have an unacceptable adverse effect on the character or appearance of the historic or natural environment.  
 
The integration of the principles above into other types of development will also be encouraged. 
 

An Energy Report has been prepared and submitted 
alongside this planning application, which demonstrates 
that the proposed development will be designed to reduce 
carbon emissions through a proposed enhanced fabric 
specification and the installation of Air Source Heat Pumps 
for the proposed houses and Air Source Heat Pump 
Cylinders for the proposed apartments. The proposed 
energy strategy will, thus, achieve average carbon 
reductions of 63.47% over Part L1 2021 and 94.47% over 
Part L1a 2013. 
 
The layout of the proposed development is reserved for 
future determination. However, one of the key design 
principles shown on the Site Wide Illustrative Masterplan 
(not for approval) is ‘an energy efficient development that 
seeks to prioritise south facing building frontages through 
the creation of east-west street orientation where possible’. 

Policy 29 (Water 
Management) 

Improve water quality, water management and reduce the risk of flooding by:  
 
(a)  Minimising the use of potable mains water in new developments;  
 
(b)  Working with the regional water company and other partners to promote investment in sewage water treatment works 
to reduce the risk of river pollution from sewage discharges;  
 
(c)  Working with farmers to reduce run-off polluted with agricultural residues into watercourses;  
 
(d)  Appraising, managing and reducing flood risk in all new developments, avoiding inappropriate development in flood risk 
areas particularly in Croston, Penwortham, Walton-le-Dale and southwest Preston;  
 
(e)  Pursuing opportunities to improve the sewer infrastructure, particularly in Grimsargh, Walton-le-Dale and Euxton, due to 
the risk of sewer flooding;  
 
(f)  Managing the capacity and timing of development to avoid exceeding sewer infrastructure capacity;  
 
(g)  Encouraging the adoption of Sustainable Drainage Systems;  
 
(h)  Seeking to maximise the potential of Green Infrastructure to contribute to flood relief. 
 

The site is within Flood Zone 1, an area at low risk of fluvial 
flooding.  
 
With appropriate mitigation, the risk of surface water 
flooding is low. 
 
Given the existing ground levels, the FFLs will be such that 
they will be sufficiently above the groundwater level and 
therefore there is a low risk of groundwater flooding. 
 
Based on the sites topographical levels, if the dam flooded, 
the dam water would flow into the watercourse that runs 
through the site areas of proposed built development and 
therefore, flood risk from infrastructure is assessed as low. 
 
Therefore, the site does not pose any increased flood risk 
to itself or any adjacent development and is not susceptible 
to flooding by other mechanism. 
 
Further to the above, Story Homes have engaged in pre-
development enquiries with United Utilities who have 
confirmed that a foul water outfall can be provided in Park 
Hall Road. 
 



Policy 30 (Air Quality) Improve air quality through delivery of Green Infrastructure initiatives and through taking account of air quality when 
prioritising measures to reduce road traffic congestion. 
 

An Air Quality Assessment (“AQA”) has been prepared by 
Redmore Environmental Ltd and is submitted alongside 
this planning application, which assesses the air quality 
effects of the proposed development. 
 
The site is considered suitable for the proposed use from 
an air quality perspective and the impacts as a result of the 
operation of the development were considered to be not 
significant, in accordance with the Institute of Air Quality 
Management (“IAQM”) guidance. 
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Policy Reference Policy Wording 

 
Proposed Development’s Compliance with Policy 

Policy ST1 (New Provision 
of Improvement of 
Footpath, Cycleways, 
Bridleways and their 
associated facilities) 

New development and highway and traffic management schemes will not be permitted unless they include appropriate 
facilities for pedestrians, cycle parking facilities, and/or cycle routes. Proposals should provide for: 
 

i) The retention or appropriate diversion of existing footpath and cycleway links;  
ii) Facilities for pedestrians and cyclists to facilitate access on foot and by bicycle to nearby residential, commercial, 

retail, educational and leisure areas, where appropriate;  
iii) Additional footpaths, bridleways and cycleway routes between the countryside and built up areas where 

appropriate.  
 
Proposals to improve, extend or add to the existing footpath, cycleway and bridleway network in the Borough and in new 
development will be supported providing they:  
 
a) Are integrated with existing routes to facilitate access on foot, by bicycle and by horse;  
 
b) Where appropriate, identify gaps in the existing network and map potential new link routes, particularly in areas where 
there is a high level of demand;  
 
c) Do not harm residential amenities;  
 
d) Do not harm nature conservation interests;  
 
e) Take into account the needs of agriculture;  
 
f) Are located and designed to minimise the risk of crime;  
 
g) Have regard to the needs of people with impaired mobility; and  
 
h) Have regard to other users of the route and vehicular traffic.  
 
Permission will not be granted for development which would prejudice the implementation of the proposed cycle 
routes/recreational footpaths shown on the Policies Map or the continuity of existing cycle routes within the Borough:  
 
Cycle Routes  
 
1) *Clayton Le Woods cycling improvements on Lancaster Lane/ Moss Lane/Lydiate Lane and Town Brow to cycle links to 
Cuerden Valley Park including Toucan crossings of A49 by Moss Lane, Lancaster Lane.  
 

A Sustainable Transport Strategy has been prepared as 
part of this planning application, and is detailed fully within 
the submitted Transport Assessment. The Sustainable 
Transport Strategy details the improvements that are 
proposed to local infrastructure as part of the proposed 
development. 
 
The Framework Travel Plan details further Travel Plan 
initiatives which seek to minimise trips undertaken as 
single occupancy car drivers by encouraging active travel, 
public transport use and car sharing. 
 



2) *Clayton Brook and Whittle-le-Woods to Chorley (A6) with links to the canal and Cuerden Valley Park.  
 
3) Canal towpath from Botany to Blackburn.  
 
4) Chorley to Abbey Village old railway line.  
 
5) *Cycle schemes near Wheelton on the A676.  
 
6) Chorley North East-Harpers Lane, Railway Road, Bengal Street, Water Street, Hollinshead Road, Union Street and Park 
Road.  
 
7) Cycle link from Croston, Ulnes Walton to Leyland.  
 
8) *Euxton-Wigan Road and School Lane cycle path improvements.  
 
9) *Buckshaw to Chancery Road via Alker Lane to Cuerden Valley Park via Dawson Lane, via Park Saddle bridge to Runshaw 
College and to Southport Road via West Way.  
 
10) *Chorley East-canal, Eaves Lane, Lyons Lane, Yarrow Gate, to Carr Lane and Myles Standish Way.  
11) *Improvements to cycle links in and around Adlington.  
 
12) Chorley South to Coppull via Bolton Road, Pilling Lane, Eaves Green Road, Lower Burgh Way and Burgh Hall Lane.  
 
13) *Cycle improvements from Eccleston to Chorley via Back Lane. 
 
Recreational Footpaths  
 
14) Recreational footpath between Chorley and Brinscall on the former disused Chorley-Blackburn railway line  
 
Footnote: Those marked with an asterisk in Policy ST1 are indicative routes only. 
 

Policy ST3 (Road 
Schemes and 
Development Access 
Points) 

Permission will not be granted for any development on land which:  
 
1) Is required to allow road access to a site considered suitable for development; or  
 
2) will prejudice the construction of identified road schemes.  
 
This includes the following proposed road improvement schemes and locations:  
 

• Introduce a mini interchange at the proposed Asda site, Chorley and upgrade the surrounding junctions at Pall Mall 
and Bolton Street with public realm improvements including planting along Market Street, Chorley; 

• Introduce a ‘pay on exit’ scheme for the Flat Iron car park, Chorley; 
• Make highway junction improvements at the Flat Iron car park, Chorley; 
• New Roundabout scheme on the junction of Union Street/Park Road, Chorley; 
• New bus lane on Euxton Lane B5252 eastern approach to Chorley Hospital, Chorley involving carriageway widening; 
• Make highway improvements at the Gillibrand Estate/Southlands, Chorley; 
• Provide a bridge over the Leeds and Liverpool canal to service Botany Bay/Great Knowley, Chorley; 
• Implement a coordinated signage scheme from the motorway and trunk roads to Chorley Town Centre; 
• Signalised Junctions at Southport Road A581, Westway/ Foxhole Road roundabout, Chorley with relevant pedestrian 

crossings; 
• Construct a new road from Central Avenue, Euxton to the A49;  
• Construct an access road off Central Avenue to serve Buckshaw Hall, Euxton; 

The proposed development is not on land which is required 
to allow road access to a site considered suitable for 
development nor will it prejudice the construction of 
identified road schemes. 



• Introduce a mini interchange at the existing Asda store, Clayton Green; 
• Improve the Hayrick/Lancaster Lane A49 /B5256 junction, Clayton Le Woods including widening the A49 northern 

approach to the signals; 
• Introduce integrated traffic management on the M6 between junctions 28-29 (-32). 

 
Policy ST4 (Parking 
Standards) 

Proposals for development will need to make parking provision in accordance with the standards set out in Appendix A .  
 
Locations that are considered to be more sustainable and well served by public transport may be considered appropriate for 
lower levels of provision.  
 
Proposals for provision above or below this standard will be supported by evidence detailing the local circumstances that 
justify deviation from the standard.  
 
The local circumstances that will be taken into account include:  
 
a) The quality of provision for pedestrians - width of footways, quality of surfaces, access points to the site, provision and 
quality of street furniture and lighting;  
 
b) The quality of provision for cyclists - cycle parking, dedicated cycling facilities, access points to site, quality of design and 
provision, any restrictions on cycle movement;  
 
c) The distance to and quality of bus stops, the frequency of services, quality of footways and lighting to stops, and the 
distance to the nearest interchange;  
 
d) The number of train stations within 1,200m walking distance, quality of station, and frequency of services; and e) Evidence 
of local parking congestion. 
 

This planning application is submitted in ‘outline’ with all 
matters reserved save for the principal means of access. 
Therefore, the design of streets, parking areas, and other 
transport elements will be determined at reserved matters 
stage and will accord with the relevant local and national 
planning policy and guidance. 

Policy HS4A (Open Space 
Requirements in New 
Housing Development) 

All new housing developments will be required to make provision for open space and recreation facilities, 
where there are identified local deficiencies in the quantity, accessibility or quality and/or value of open 
space and recreation facilities. 
 
Where there is an identified local deficiency in quantity and/or accessibility, open space provision will be 
required on-site. Where this is not appropriate, payment of a financial contribution towards off-site 
provision or improvements to existing open spaces and recreation facilities will be required. 
 
Where there is an identified local deficiency in quality and/or value of existing open spaces and recreation 
facilities, a financial contribution towards improving these sites will be required. 
 
On-site provision and financial contributions for off-site provision or improvements will be calculated 
using the following standards: 
 

 

Amenity greenspace 0.73 hectares per 1,000 population 
Provision for children/young people 0.08 hectares per 1,000 population 
Parks and gardens 1.91 hectares per 1,000 population 
Natural and semi-natural greenspace 4.64 hectares per 1,000 population 
Allotments 0.07 hectares per 1,000 population 

The proposed development includes the provision of new 
green spaces that are to be accessible to the public, 
including informal open space, such as a trim trail to create 
informal woodland play, and formal open space, such as a 
Local Area for Play (“LAP”) and a Locally Equipped Area for 
Play (“LEAP”). The proposed green infrastructure is 
extensive and covers 14.23ha (over 55%) of the site. 
 
Although layout is a matter reserved for future 
determination, the Site Wide Illustrative Masterplan (not for 
approval) shows how the open space required could be 
accommodated on site. 

Policy HS4B (Playing 
Pitch Requirements in 
New Housing 
Developments) 

All new housing developments will be required to pay a financial contribution towards new playing pitch provision in the 
Borough or towards improvements to existing playing pitches.  
 
The financial contribution will be calculated using a standard of 1.21 hectares per 1,000 population. 

The Local Planning Authority determine whether additional 
services are required in the local area. Once the planning 
application is submitted, they will undertake an 
assessment and if they feel that further services are 









adequate replacement tree planting which is can be 
accommodated on site.  
 
The Ancient Woodland has been fully safeguarded and 
offset from the proposed development via a 15m buffer 
which is only subject to new landscaping including tree 
planting and green infrastructure improvements. The 
majority of the site’s principal tree cover, including Category 
A and TPO’d trees, can be retained and appropriate 
replacement planting is demonstrated across the 
development (as shown on the Illustrative Landscape 
Strategy) to proportionately compensate for maturer tree 
losses. 
 
The tree planting proposed will be in accordance with the 
Council’s policy and guidance. 
 

Policy BNE11 (Species 
Protection) 

Planning permission will not be granted for development which would have an adverse effect on a priority species unless 
the benefits of the development outweigh the need to maintain the population of the species in situ. Should development 
be permitted that might have an effect on a priority species planning conditions or agreements will be used to:  
 
a) Facilitate the survival of the individual species affected;  
 
b) Reduce the disturbance to a minimum; and  
 
c) Provide adequate alternative habitats to sustain the viability of the local population of that species. 
 

A Preliminary Ecological Appraisal Report (“PEA”) and 
accompanying relevant ecology surveys have been 
prepared by E3P and submitted alongside this planning 
application. The recommendations within the relevant 
reports will be adhered to as part of the proposed 
development. 

 



 

 
 

 

APPENDIX 9 
 
Comprehensive BNE5 Masterplan (not for approval) 






