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PR7 1AL Our ref: D9/25/00577/OUTMAJ
Date: 26 November 2025

For the attention of Mr lain Crossland.

Proposal: Demolition of existing structures and outline planning
application (with all matters reserved, including access to
Parcel B, 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.

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

Grid Reference: E354168, N415236

Summary

The Local Highway Authority objects to the proposed development as it fails to
demonstrate that safe and suitable access can be achieved for all users. While some
amendments have been made, these do not meaningfully address the fundamental safety
and accessibility concerns. Critical elements of the access strategy remain unacceptable,
and the proposal undermines the credibility of the vision-led approach required by national
policy. It is considered that the application is contrary to paragraphs 115, 116 and 117 of
the NPPF.

Background

These comments follow the Local Highway Authority's (LHA) interim and statutory
comments provided on the 10" and 315t October 2025 and should be read in conjunction
with them.

A meeting was held with the Applicant on 5" November 2025 to discuss the issues raised
in the LHA's statutory comments. In response, the Applicant submitted the following
information on 7" November 2025:

e 'Camelot-Indicative Access Road - Full Layout': Indicative plans providing an
overall view of the proposed access road, including improvements from Park Hall
Road to Parcel B.
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e 'Camelot Indicative Access Road - Coloured Zoom’: Indicative plans
presenting a coloured, zoomed-in section of the route to illustrate the proposed

access road design (intended to apply along its full length).

e 086409 CUR XX XX G TP 06008 P04 (Walking Catchment Parcel B): An
updated version of the indicative walking catchment plan to bus services (including
an additional bus stop on the loop road within Parcel B).

The Applicant has reiterated that the current application relates solely to the primary and
secondary access junctions on Park Hall Road and welcomes the LHA'’s input on access
to Parcel B at the Reserved Matters stage. The Applicant has also confirmed that external
lighting and natural surveillance will be addressed through the detailed design of the
internal road network, which will be submitted at Reserved Matters stage.

The LHA maintains its position that access should not be both applied for and also have
elements retained as a reserved matter. On this basis, the LHA has reviewed the
additional information submitted in relation to the principal means of access to Parcel B.

It is our concern that consideration should be given to:
(@) Such details proposed to be granted; and

(b) Whether the details submitted for Reserved Matters approval could constitute a
material departure from those previously approved

This would highlight a lack of clarity and transparency at the outset, which may be difficult
to resolve later. On this basis, the LHA reserves the right to comment on all access matters
at the time of application.

The LHA has published "Decide and Provide: Transport Assessments in Lancashire
Guidance", on our Roads, Parking and Travel Policy Page. This can be found
on https://www.lancashire.gov.uk/council/strategies-policies-plans/roads-parking-and-
travel/

Access Strategy (Principal Means of Access to Parcel B)

The indicative plans submitted by the Applicant for the internal access road to Parcel B
provide further detail on the proposed design and layout, and show the following:

6.5m carriageway width

3.0m footpath/cycleway and 2.0m verge along route

Indicative location for pedestrian crossing point

Armco barrier and railings adjacent to dam

Confirmation that the design will apply to the full length of the road

The proposed changes address previous concerns by providing a 6.5m carriageway width
to accommodate two-way vehicle movements and reduce conflict with larger vehicles. The
inclusion of a 3.0m footpath/cycleway and a 2.0m verge along the route improves
pedestrian and cyclist provision, mitigating issues surrounding substandard/absent
footways.
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While these measures represent an improvement, the concerns detailed below have not
been adequately addressed:

Road alignment and visibility at certain locations on the access road to Parcel B
remain unresolved.

o Although the Applicant proposes to address lighting and natural
surveillance at Reserved Matters stage, the LHA considers that the
absence of these elements directly impacts safety for those accessing
Parcel B. Given this, the LHA consider indicative plans showing proposed
lighting and natural surveillance along the access road should be submitted
as part of this outline application rather than deferred to Reserved Matters
stage.

Even with additional information, including layout, changes to the highway will be
necessary. This may involve full replacement, including retaining wall, as the
existing infrastructure was not constructed to standard.

Despite the proposed mitigation (Armco barriers and railings), it is reiterated that
the LHA will not adopt any road situated adjacent to a dam due to the associated
safety and maintenance liabilities. These risks and responsibilities would therefore
remain with the developer, but the risk to public safety would be greatly intensified
as a consequence of development increasing trip generation. Additionally, the LHA
applies a policy requiring highways to be set back at least 5m from any body of
water or infrastructure designed to retain water. On this basis, the proposed
access road is considered unsuitable. Further to this, Paragraph 102 of the NPPF
states that:

"Planning policies and decisions should promote public safety and take into
account wider security and defence requirements anticipating and addressing
possible malicious threats and other hazards (whether natural or man-
made), especially in locations where large numbers of people are expected to
congregate. Policies for relevant areas (such as town centre and regeneration
frameworks), and the layout and design of developments, should be informed
by the most up-to-date information available from the police and other
agencies about the nature of potential threats and their implications. This
includes appropriate and proportionate steps that can be taken to reduce
vulnerability, increase resilience and ensure public safety and security. The
safety of children and other vulnerable users in proximity to open water,
railways and other potential hazards should be considered in planning and
assessing proposals for development".

Public Transport Accessibility and Provision

The updated plan submitted by the Applicant, which illustrates the indicative walking
catchment to bus services and includes provision for an additional bus stop/ turning facility
within Parcel B, shows the following:

6.5m carriageway width
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e An additional bus stop (Parcel B — North) to improve accessibility and reduce
walking distances to acceptable levels for approx. 80% dwellings (within a 5-minute
walk, with the remaining plots within a 7-minute walk).

e The location of house types within Parcel B will be optimised to locate those most
aligned to the bus market to be within the 5-minute walking catchment.

e The Applicant has also indicated a willingness to accept a suitably worded condition
requiring a bus stop and turning area within Parcel B.

NOTE: Stagecoach does not operate services in this area. It is therefore
assumed that the Applicant intends to reroute existing Lancashire County
Council (LCC) public transport services into the site, serving the two proposed
bus stops and turning facilities: one located north of the primary access and
the other within the northern section of Parcel B.

Although the updated plan addresses previous concerns regarding carriageway widths
and walking distances, the measures proposed are insufficient to deliver a robust and
sustainable transport strategy. Significant issues remain unresolved, including:

e The plan does not show an updated access strategy, only the provision for an
additional bus stop. The LHA'’s objection related not solely to bus stop locations but
also to the need for safe and suitable access for all users. As outlined above,
concerns regarding road alignment and visibility at certain points along the access
road to Parcel B remain unresolved. As previously set out this is an access issue
not a layout issue.

e Potential pinch points along the proposed access routes, particularly in the absence
of a clear strategy to prevent obstruction. If Traffic Regulation Orders (TROs) were
to be proposed to restrict parking and maintain safe passage, the LHA requires
clarification on how such restrictions would be enforced on roads that are not
adopted. Without a defined enforcement mechanism, there is a risk that pinch
points could compromise accessibility and safety for all users, including public
transport services. As previously set out this is an access issue not a layout issue.

e Although the Applicant proposes to address lighting and natural surveillance (safety
concerns) at Reserved Matters stage, the LHA considers that the absence of these
elements directly impacts safety for those accessing Parcel B. Given this, the LHA
consider indicative plans showing proposed lighting and natural surveillance along
the access road should be submitted as part of this outline application rather than
deferred to Reserved Matters stage. As previously set out this is an access issue
not a layout issue.

e Liability should damage occur to the internal highway infrastructure, either caused
by bus movements or affecting the bus route. Without an adoption agreement,
there is arisk that such issues could compromise service continuity and sustainable
travel objectives. This is a risk and a concern.

e How public transport services will be maintained once the agreed Section 106
funding period ends after five years. It is unlikely that LCC would continue to
subsidise a bus service operating on an unadopted estate. Without a long-term
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strategy, there is a significant risk that sustainable travel provision will lapse,
undermining accessibility for residents and the objectives of the development. This
is a risk and a concern.

NOTE: Any changes to the originally proposed bus routing or services serving
the site will require changes to the previously agreed Section 106 public
transport obligations and must be agreed with the LHA.

Conclusion

The Local Highway Authority objects to the proposed development as it fails to
demonstrate that safe and suitable access can be achieved for all users. While some
amendments have been made, these do not meaningfully address the fundamental safety
and accessibility concerns. Critical elements of the access strategy remain unacceptable,
and the proposal continues to undermine the credibility of the vision-led approach required
by national policy. It is considered that the application is contrary to paragraphs 115, 116
and 117 of the NPPF.

Chapter 9, Paragraph 115 of the NPPF requires authorities in assessing applications to
ensure that:

e Sustainable transport modes are prioritised taking account of the vision for the site,
the type of development and its location

e Safe and suitable access to the site can be achieved for all users;

e 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

e 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.

It is considered that the proposal does not meet these requirements for the following
reasons:

e Safety concerns regarding road alignment and visibility on the access route to
Parcel B remain unresolved. The lack of indicative plans for lighting and natural
surveillance limits the LHA's ability to fully assess safety measures along the
access route.

e ltis reiterated that the LHA will not adopt any road situated adjacent to a dam due
to the associated safety and maintenance liabilities. These risks and
responsibilities would therefore remain with the developer, but the risk to public
safety would be greatly intensified as a consequence of development increasing
trip generation. Additionally, the LHA applies a policy requiring highways to be set
back at least five metres from any body of water or infrastructure designed to retain
water. On this basis, the proposed access road is considered unsuitable.

e The proposed sustainable transport strategy relies on rerouting the existing
Chorley—Eccleston—Croston bus service through the site. This is not feasible within
the current timetable without funding an additional bus. To achieve operational
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viability and improve accessibility, the service would need to enter via the primary

access, circulate through Parcel B, and exit via the proposed secondary access on

Park Hall Road. Full details of this secondary access are therefore essential for the

LHA’s consideration, yet these have not been provided by the Applicant. The

absence of a meaningful sustainable transport strategy leaves significant concerns

unresolved.

Outstanding issues with access mean Parcel B could still risk car-dependency. The impact
of this is detrimental to the Transport Assessment as barriers to accessibility render the
some of the trip rate assumptions in the Transport Assessment (Methodology 3)
unjustifiable.

If the LPA are minded to approve, the LHA request the opportunity to provide a list of S278
works, S106 contributions, and conditions.

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

2 SW

Dan Spencer MCIHT

Strategic Development Engineer
Highways Development Control
Lancashire County Council
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