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For the attention of Mr Iain Crossland. 
 
PROPOSAL: 
 

Demolition of existing structures and 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 sq ft) 
community hub (Use Classes C3, E and F), with associated 
habitat creation, landscaping, open space, parking, 
footpaths/cycleways, drainage and other infrastructure 
 

LOCATION: 
 

Camelot Theme Park, Park Hall Road, Charnock Richard, 
Chorley, Lancashire, PR7 5LP 
 

GRID REFERENCE: E354168, N415236 
 
I refer to the above application and would like to thank you for the opportunity to comment 
on the proposals. 

 

SUMMARY 

These interim comments set out that the LHA does not have the necessary information to 
conclude the impacts of the proposal and be satisfied that the proposal is compliant with 
the National Planning Policy Framework (NPPF). At this time, it is recommended that a 
decision is deferred to give the applicant an opportunity to provide the requested 
information. 

This response sets out the LHA’s interim statutory comments, focusing on elements of the 
proposal that remain of concern and prevent the LHA from being able to conclude 
impact/policy compliance. These include: 

1. Development Access Strategy: Particularly the existing/proposed internal links 
serving Parcel B 

2. Public Transport Accessibility and Provision: Walking distances to existing 
public transport infrastructure (e.g., bus stops) 

 
A separate response will be issued in due course, addressing all other aspects of the 
proposal, including: 
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• Transport Assessment (TA): 
o Development Access Strategy (remaining elements) 
o Traffic Figures and Traffic Forecasts (I.E., Traffic Counts, Traffic Growth, 

Assessment Years, Trip Generation, Distribution/ Assignment, Traffic Flow 
Assessment, Junction Operational Assessments, and Committed/ Emerging 
Development) 

o Accident Analysis and Road Safety 
o Provision for Cycling, Pedestrian, and Public Rights of Way 
o Travel Plan (TP) 

 

• Internal Site Layout  

• Parking Standards / Parking Provision  

• S278 / S38  

• Planning Obligations (S106 Planning Contributions) 

• Recommended Planning Conditions (if seeking to approve) 

The LHA has chosen to separate its response to facilitate resolution of points 1 and 2 with 
the applicant. Many of the remaining elements, such as the proposed sustainable 
transport strategy, modal split, and traffic generation, cannot be confidently assessed until 
it is clear whether the applicant intends to address the concerns raised in this interim 
response. For example, the vehicular trip generation depends on the provision and 
accessibility of sustainable transport infrastructure, including walking distances to bus 
stops and the routing of services to Parcel B. Once these matters are clarified, the LHA 
will submit its remaining comments. 

BACKGROUND 

 
Planning History 

In 2014, outline planning application 14/00071/OUTMAJ was submitted for a large-scale 
mixed-use redevelopment. A revised proposal was submitted in 2017 under application 
17/00710/OUTMAJ, which sought a reduced scale of development. More recently, the 
applicant engaged in pre-application discussions with the LHA regarding a residential 
development comprising of up to 564 dwellings, including a mix of 1- to 5-bedroom homes, 
up to 35% affordable housing. 

14/00071/OUTMAJ: In April 2014, the LHA provided initial comments on this application, 
raising concerns regarding the site’s accessibility and the risk of it becoming a car-
dependent development due to its rural location and limited sustainable transport options. 
The TA submitted lacked sufficient detail in key areas, particularly around walking and 
cycling connectivity, public transport provision, and off-site infrastructure improvements.  
 
Following further engagement and the submission of additional technical information, the 
LHA issued updated comments in July 2014, confirming that the development could be 
supported subject to a comprehensive package of mitigation measures. These included 
upgrades to Public Rights of Way (PRoW), new pedestrian and cycle links, and financial 
contributions towards enhanced bus services and Travel Plan (TP) implementation. With 
these measures secured through planning conditions and a Section 106 (S106) 
agreement, the development was considered acceptable in highway terms.  
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The application was subsequently refused by the LPA on 14th August 2014, primarily on 
Green Belt grounds.  
 

Note: Comments provided by the LHA in April and July 2014 in relation to this 
planning application are included in Appendix 1. 

 
17/00710/OUTMAJ: In November 2017, the LHA provided comments on this application, 
which was a revised submission of the previous application 14/00071/OUTMAJ, proposing 
a smaller-scale development. The LHA maintained concerns about the site’s rural location 
and the potential for car dependency due to limited access to public transport and active 
travel infrastructure. However, the submitted TA was considered robust, and the LHA 
confirmed that the development could be accommodated on the local and strategic 
highway network without resulting in a severe impact on capacity or safety. Support was 
conditional on a comprehensive package of mitigation measures, including improvements 
to PRoW, enhanced pedestrian and cycle links, and significant financial contributions 
towards public transport provision and TP implementation, secured via planning 
conditions and a S106 agreement.  
 
The application was subsequently refused by the LPA on 28th March 2018, primarily on 
Green Belt grounds.  
 

Note: Comments provided by the LHA in November 2017 in relation to this planning 
application are included in Appendix 2. 

 
Pre-application Advice (June 2025): On 13th June 2025, the LHA provided pre-
application advice to the applicant’s transport consultant, Curtins, in relation to the 
proposed development of up to 564 new homes on the former Camelot Theme Park site. 
The advice covered key aspects of the proposal, including:  

• Means of access  

• Landscaping  

• Public open space / playing fields  

• Potential community facilities  
 
This pre-application engagement included both written comments and a series of 
meetings and telephone discussions held between November 2024 and June 2025.  
 
25/00577/OUTMAJ: In June 2025, the applicant submitted updated proposals for this site 
under this current planning application. On 14th July 2025, the LHA advised that a detailed 
review of the documentation submitted in support of this application was underway. Given 
the scale and complexity of the proposed development, it was not possible to provide a 
comprehensive response within the initial consultation period. 

Further discussion on these matters has been ongoing. Following these further 

discussions, the LHA is now able to provide formal comments on the proposal, as set out 
below, but will provide only interim comments at this stage to allow the applicant to 
overcome remaining issues before final comments are submitted by the LHA. 
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Local Plan 

This application site is identified within the CBC Local Plan 2012 to 2026 (adopted 2015) 
under Policy BNE5 (Redevelopment of Previously Developed Sites in the Green Belt). 
Policy BNE5 of the Local Plan permits redevelopment of such sites subject to specific 
criteria, including the requirement for a comprehensive masterplan. 
 
Site Context 

The site is located approx. 5km (as the crow flies) to the south-west of Chorley town 
centre, and approx. 2km to the south-east of Eccleston village centre. The site is bounded 
to the east partially by the Charnock Richard Motorway Service Area (MSA) with the 
remainder bounded by the M6 motorway. To the south, the site is bounded in part by Park 
Hall Road. To the west and north of the site are open fields. The site is located at the 
southeastern end of Park Hall Road, an adopted road with a 40mph speed limit.  
 
Although Park Hall Road features street lighting throughout, footways are narrow, 
intermittent, and vary in quality. To the east, Park Hall Road connects to Mill Lane (C191), 
leading to Preston Road (A49) which is the main route through Charnock Richard and 
leads to/from Chorley and Coppull. The western side of Park Hall Road connects to Wood 
Lane (B5250). 'No Waiting' Traffic Regulation Orders (TROs) are present along both sides 
of the carriageway on Park Hall Road, from its junction with Wood Lane to its junction with 
Mill Lane.  
 
COMMENTS 
 
Development Access Strategy 

Internal Link Road (East) 

Note: The LHA considers access to Parcel B a development access matter, 
rather than a layout matter, as it pertains to the ability to access the full extent 
of the site. The adequacy of development access arrangements, particularly 
to Parcel B, is fundamental to determining whether safe and suitable access 
can be achieved for all users, in accordance with national planning policy. 

 
Extending north from the primary vehicular access point, the existing internal link road runs 
adjacent to both Park Hall Hotel and The Dam. This road is intended to serve Parcel B of 
the development and was proposed to be approx. 5.5m in width, with upgrades to be 
undertaken as part of the construction works. There is also a proposed access road west 
of the hotel, which would serve as a pedestrian/cycle link and emergency access to parcel 
B. 
 
The LHA identified several concerns regarding the proposed internal link roads, 
which have been communicated to the applicant. These concerns include: 

• The LHA will not consider for adoption any internal roads with a carriageway 
width of 5.5m or less, and swept path analysis must be provided, evidencing 
the proposal can satisfy swept paths for deliveries/servicing/public 
transport.  
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• To serve buses, routes should be at least 6.5m in width (with separate on-
street parking provision where expected) with accompanying swept path 
analysis 

• The LHA will not adopt any road situated adjacent to a dam due to potential 
safety and long-term maintenance liabilities. Further to this, any roads that 
are existing or to be enhanced/reconstructed would have to be checked to 
ensure they have been constructed to adoptable standard before they would 
be able to become maintainable at public expense 

• Any lighting and columns to be maintained at public expense would need to 
be suitable for adoption 

• There is currently insufficient information regarding the proposed internal 
links between Parcel A and Parcel B. As a result, the LHA does not consider 
that there is sufficient information to conclude safe and suitable access can 
be achieved for all users.  

It is important that safe access by all modes can be achieved to Parcel B.  There is 
significant segregation between parcels A and B. The existing route lacks overlooking in 
some locations, is poorly lit, does not have consistent footways, and has issues with 
forward visibility. Due to the location of public transport, residents of parcel B may have to 
walk significant distances (up to 1km) to public transport on this route, which may promote 
car dependency. The use of this route for all modes is a safety concern, in terms of personal 
safety/perception of, and in terms of the scope for conflict. Public transport into the site on 
this route would be challenging and would need to be demonstrated as possible with swept 
path. 
 
Internal Link Road (Emergency Access)  
 
The applicant has proposed a second access to Parcel B which the LHA regards as a good 
opportunity to overcome some issues with the existing route. However, the standard of this 
proposed access is unclear and to prevent use by general traffic, the applicant proposes 
the installation of collapsible bollards. This proposal would create an isolated pedestrian 
and cycle route lacking natural surveillance, which is a significant distance from public 
transport. This is a concern. Concerns regarding personal safety, overlooking, and 
distance to public transport need to be addressed. Details would need to be provided in 
order for the LHA to take a view on this and also then be able to comment on the 
assumptions in the TA. 
 
The LHA requires a plan showing both access roads; widths; footways; cycle provision; 
proposed lighting; public transport penetration into the site and proximity to the built 
environment. This would need to be provided along with swept path analysis for the 
accesses. This would assist the LHA in understanding the issues to be able to confidently 
conclude impact and acceptability of the proposal.  
 
Until this information is provided the LHA is unable to conclude development 
impact or be satisfied the development will deliver safe and suitable access for all 
users, including those who are vulnerable or mobility impaired.  
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Public Transport Accessibility and Provision 
 
The TA presents a review of the site’s accessibility by public transport, including bus, 
community transport, and rail services. The assessment is framed within the context of 
national policy, particularly the NPPF and the National Model Design Code (NMDC), and 
acknowledges the rural nature of the site, which is a relevant consideration under 
paragraph 110 of the NPPF. 
 
In terms of rail accessibility, the site benefits from indirect access to several stations such 
as Croston, Chorley, Euxton Balshaw Lane, and Buckshaw Parkway, via bus or cycle. 
These stations offer connections to regional centres including Preston, Manchester, 
Liverpool, and Ormskirk. While this multi-modal connectivity is a positive aspect, the 
reliance on bus or cycle links to reach these stations reinforces the need for robust and 
reliable local bus services. 
 
The site is currently served by several bus routes, notably the 337, 347, and 110, which 
provide connections to Chorley, Eccleston, Croston, Ormskirk, Southport, Preston, and 
Wigan. These services operate at approx. two-hourly intervals, with the 110 offering an 
hourly frequency. The nearest existing stop, ‘Camelot Park Entrance’, is located adjacent 
to the site access and is within a 1–12-minute walk for most dwellings, depending on their 
location within the site. However, the absence of a westbound stop on Park Hall Road due 
to a lack of footway infrastructure is a notable limitation, requiring residents to walk further 
to access services in that direction.  
 
To address this, the applicant has proposed a new bus stop within the site, supported by 
a turning loop to facilitate efficient bus operations, as illustrated on drawing 86409-CUR-
XX-00-D-TP-75007. This facility would be located approx. 50–100m from the Community 
Hub and within a 5–11-minute walk of all proposed dwellings. The intention is for existing 
services (337, 347, and 772) to be diverted into the site, replacing the current stop on Park 
Hall Road. The TA notes that discussions have taken place with Stagecoach, who have 
expressed support in principle for the proposed infrastructure. Key elements of the 
proposed bus turning loop include: 
 

• Access Arrangements: The loop will be accessed via the main estate road, which 
is to be widened to accommodate the turning manoeuvres of a standard 12m rigid 
bus. The layout has been tested against swept path analysis to ensure operational 
suitability. 

• Internal Layout: The bus loop comprises a one-way circulatory route with 
designated ingress and egress points for buses. A 5.5m-wide carriageway is 
proposed throughout the loop to accommodate two-way movement where 
necessary and ensure safe passage for large vehicles. 

• Connectivity: The loop is designed to tie into the existing kerb line and will continue 
eastward to provide a direct link to the proposed community hub, supporting 
integrated movement across the site. 

• Infrastructure Provision: The concept includes provision for bus stops, clear road 
markings (e.g. "BUSES ONLY" and "KEEP CLEAR"), and potential infrastructure 
such as CCTV and lighting, subject to further design development. 
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• Landscaping: Opportunities for soft landscaping within the loop have been 
identified, with options to be discussed at a later stage to ensure compatibility with 
visibility and operational requirements. 

• Design Parameters: The design incorporates visibility splays based on a 20mph 
internal speed limit (2.4m x 25m). 

 
Despite the applicant’s efforts to provide convenient access to public transport 
infrastructure, the LHA has identified several concerns with the proposed strategy, 
which have been communicated to the applicant. These include: 

• Carriageway Widths: The proposed internal carriageway serving the bus 
turning loop should be a minimum of 6.5m to safely accommodate bus 
manoeuvres and maintain appropriate clearance for other vehicles and 
users. 

• Walking Distances: The walking distance from residential parcels in the north 
and north-west of the site to both the proposed bus turning loop and existing 
bus stops on Park Hall Road is approx. 900m. This significantly exceeds 
recommended walking distances. The LHA does not support walking 
distances of this length to public transport infrastructure. Where a 
substantial number of dwellings are located more than 400m from a bus stop, 
this is considered unacceptable. [see also: concerns regarding safety and 
lack of overlooking]. Note: at this time further clarification on the number of 
dwellings in each parcel would assist the LHA in understanding the scale of the 
issue. 

• Bus Turning Loop: The proposed bus turning loop would require buses to 
enter the site for approx. 50–100 metres solely to turn around, before exiting 
back onto Park Hall Road.  

The applicant has expressed a preference for retaining the proposed bus turning loop 
adjacent to the community hub, citing its contribution to placemaking and convenience for 
future residents. The LHA are concerned the proposed loop does not adequately address 
the accessibility needs of the wider site, particularly for those located in the northern and 
north-western parcels and fails to provide a meaningful improvement in walking distances. 
Furthermore, the additional operational burden placed on bus services by diverting into 
the site without clear benefit undermines the efficiency and attractiveness of public 
transport. As such, the LHA considers there are deficiencies with the public 
transport strategy that need to be overcome. These deficiencies need to be considered 
in among the broader issues raised by the LHA. 
 
Compliance with the NPPF 

Chapter 9 of the NPPF sets out requirements in relation to transport. In the context of the 

concerns set out, the following matters of consideration are considered relevant and 
possible areas of non-compliance with the NPPF in the absence of the requested 
information: 
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• Sustainable transport modes should be prioritised taking account of the vision for 
the site, the type of development and its location (115) 

• safe and suitable access to the site can be achieved for all users (115) 

• 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; (115)  

• Applications for development should give priority first to pedestrian and cycle 
movements, both within the scheme and with neighbouring areas; and second – 
so far as possible – to facilitating access to high quality public transport, with 
layouts that maximise the catchment area for bus or other public transport 
services, and appropriate facilities that encourage public transport use (117) 

• Address the needs of people with disabilities and reduced mobility in relation 
to all modes of transport; (117) 

• Create places that are safe, secure and attractive – which minimise the scope for 
conflicts between pedestrians, cyclists and vehicles, avoid unnecessary street 
clutter, and respond to local character and design standards; (117)  

• Allow for the efficient delivery of goods, and access by service and 
emergency vehicles; (117) 

• All developments that will generate significant amounts of movement should be 
required to provide a travel plan, and the application should be supported by a 
vision-led transport statement or transport assessment so that the likely impacts 
of the proposal can be assessed and monitored. (118) 

I would also draw the LPA's attention to paragraph 102, which requires decisions to 
promote public safety, including in relation to the safety of children and other vulnerable 
users in proximity to open water and other potential hazards (in this case the proposed 
access runs adjacent to a dam).  

CONCLUSION 

 
At this time the LHA does not have the necessary information to conclude the impacts of 
the proposal and be satisfied that the proposal is compliant with the National Planning 
Policy Framework (NPPF). It is recommended that a decision is deferred to give the 
applicant an opportunity to provide the requested information. 

Final comments will be provided once the applicant has responded to the concerns the 
LHA have set out. This has been agreed with the case officer; it is requested a decision 
is not made in the absence of final comments from the LHA. 

If you have any questions, please do not hesitate to contact me. 
 
Yours sincerely, 

 
Dan Spencer MCIHT 
Team Lead - Strategic Development 
Highways Development Control 
Lancashire County Council 


