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Date: 06th August 2025 
Letter reference: 80-160-L2-1 
 
Story Homes 
Parkway House 
Chorley Business & Technology Park 
Euxton Lane 
Chorley 
PR7 6TE 
United Kingdom 
 
BY Email 
 
 
 

GMEU RESPONSE 
25/00577/OUTMAJ FORMER CAMELOT THEME PARK 

 
The current letter has been produced to address comments provided by GMEU in relation to the planning 
application 25/00577/OUTMAJ  Former Camelot Theme Park. Comments were submitted via email  to 
dcon@chorley.gov.uk on the 14th July 2025. Please see GMEU comments in italics below, with the following 
response from E3P.  
 
Great Crested Newts 
 

Previous surveys found evidence of great crested newts in a pond just off-site.   This 
survey and the survey of the other ponds on or near the site are no longer valid.  An 
updated gcn assessment has been provided, that has identified the need for updated 
surveys of a number of the ponds on or near to the site.  I agree with this recommendation 
as we need to know prior to determination whether or not a license will still be required 
from Natural England for the development to proceed.  
 
I therefore recommend that prior to determination further information on great crested 
newts is provided either in the form of updated gcn surveys or evidence of entry in to 
district licensing. 

 
Updated eDNA surveys have been undertaken by ECUS. It is understood that the survey works were 
undertaken in 2024. E3P have since submitted a District Level Licence Enquiry form to Natural England 
based on the updated Survey works. Story Homes will be looking to sign up to the DLL scheme, and 
confirmation of the first stage payment will be shared with GMEU when available.  
 
Bats 

The proposed development is likely to cause harm to common pipistrelle bats as 
identified in the Nocturnal Bat Survey Report, e3p Ref: 80-160-R52 and shall not in any 
circumstances commence unless the local planning authority has been provided with 
either: 
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a) a license issued by Natural England pursuant to Regulation 53, of the Conservation of 
Habitats and Species Regulations 2010 authorising the specified activity/development go 
ahead: or 
 
b) an amendment to the existing license EPSL (2021-55757-EPS-MIT) authorising the 
specified activity/development go ahead: or 
c) a statement in writing from the LPA or relevant licensing body to the effect that it does 
not consider that the specified development will require a license. 

 
The building referred to in the nocturnal bat survey report, referenced as B84, will be retained under current 
proposals. As such, no further licencing or mitigation regards this building will be required.  
 

Trees were also assessed for bat roosting potential.  A number of trees were assessed as 
having low or moderate bat roosting potential.  Further surveys were recommended for 
trees with moderate potential, with soft felling of low roost potential trees.  I agree with 
these recommendations.   It is however unclear, which trees with moderate potential are 
to be lost and whether or not the surveys are therefore required. 
 
I therefore recommend that prior to determination, clarification is provided regarding 
which moderate risk trees will be lost, which will be retained and which at this time it is 
unclear given the indicative nature of the proposals.  Where medium risk trees will be lost, 
further surveys should be provided prior to determination. 

 
Bat emergence surveys on all PRM-M trees to be removed are currently being undertaken. The results of the 
survey works will be shared with GMEU following the completion of the last survey. During the first 2 
emergence surveys on the tree, no bat roosts have been identified.  
 
Breeding Birds 

 
I note that the consultant has recommend breeding bird surveys. The majority of the high 
value habitat however appears to be retained it is therefore unlikely that breeding birds 
will be a significant constraint.  I accept however that given the scale of the development, 
information on species to target for mitigation is required.  Given this is an outline 
application and the long timescales likely to occur prior to any reserved matters (based 
on the planning history for this site) a survey at this time is in my opinion unreasonable 
and that the information would be better provided at reserved matters.  I therefore 
recommend a condition along the following lines.  
 
As part of any reserved matters application a breeding bird survey will be provided to and 
agreed in writing by the LPA 
 

 
Breeding bird surveys have been undertaken on the site with appropriate mitigation detailed. As such no 
further condition will be required. Please refer to report ‘80-160-R10-1 Breeding Bird Survey Report’.  
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An metric based on the indicative layout has been provided.  This indicates 10% net gain 
is achievable on the site, for area based, hedge and river units.   I have not analysed this 
in detail as I am aware Chorley LPA have their own advisor.  My only comment would be 
is that the main risk is associated with an underestimate of the baseline value of the other 
broadleaved woodland or mixed scrub.   I suggest the condition criteria are verified as 
change of the other broadleaved woodland from poor to moderate changes the outcome 
from +12.85 to – 22 units. The proposed habitats appear realistic.    
 

We are confident the baseline is accurate as an updated condition assessment was undertaken in the 
growing season. The surveyors is accredited with a Level 4 Field Identification Skills Certificate, as such 
there is no reason to doubt this assessment.  
 
Trees 
 

As part of any reserved matters a survey of boundary trees along Litte Wood BHS and the 
ancient woodland will be provided to and agreed in writing by the LPA.  The root protection 
area of any mature trees will be adequate and where necessary greater than 15m from 
the boundary of the woodland.  

 
The RPA of the woodland and trees on the edge of the ancient woodland have been considered with respect 
to the 15m minimum offset. According to BS5837 survey methodology, RPAs are capped at 15m radius (for 
any trees regardless of age or potential status, including veterans). Therefore, a minimum buffer of 15m 
applied from the ancient woodland canopy edge ensures that all trees rooted in the woodland, and, thus, 
even those potentially rooted right on the periphery of the canopy edge for the woodland, would have their 
RPAs fully included inside this buffer. Given that the development is fully offset by 15m+, then this 
guarantees no direct incursion from development into RPAs. In some cases, it can be argued that trees 
should be owed a larger RPA that 15m radius, however, there are no trees on the edge of the woodland that 
require this consideration. 
 
As shown on the submitted plans appended to the AIA report (17501_P01b_TCP_HWH_AS_BV and 
17501_P02_TRRP_BV_JJ), utilising the topographical survey captured stem positions, there appear to be no 
trees directly rooted right on the edge of the woodland canopy edge and trees rooted within the 15m buffer 
offset or close to the woodland edge have RPAs far smaller than 15m radius so are adequately safeguarded 
by the buffer. 
 
Further to the above, the Council’s Tree Officer has confirmed that they have no objection to the proposed 
development subject to all work being carried out in accordance with BS 5837. 
 
 
Yours sincerely,  
For and on behalf of E3P Ltd  
 
 
Celia Kenyon 
Associate Director 


