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Miss Georgina Blackburn

Asteer Planning LLP Your Ref: -

Sent by email: Our Ref: 3376957

georgina.blackburn@asteerplanning.com Date: 23 February 2026

Dear Miss Blackburn

TOWN AND COUNTRY PLANNING (ENVIRONMENTAL IMPACT ASSESSMENT)
REGULATIONS 2017 (Sl 571/2017) (‘THE EIA REGULATIONS’)

Appeal by: Story Homes Limited
Site Address: Former Camelot Theme Park, Park Hall Road, Charnock Richard

The Secretary of State has considered the application to which the appeal relates in accordance with
Regulation 14(1) of the above Regulations.

The development proposed, namely, 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, falls within the description at
10 (b) of Schedule 2 to the EIA Regulations. In the opinion of the Secretary of State, and having
taken into account the criteria in Schedule 3 to the EIA Regulations, the proposal is likely to have
significant effects on the environment for the following reasons:

The appeal site covers an area of 25.55 hectares and as such, the threshold criteria at Schedule 2
10(b) to the above Regulations are exceeded. The proposed development is not in a sensitive area
as defined by the EIA regulations but its size and the nature of the existing site location could give
rise to significant effects.

The proposed development includes activities during the demolition and site preparation phases,
including changes to topography, waste generation/ treatment and associated traffic generation, that
have not been fully considered in the technical reports accompanying the appeal. The nature of
potential activities also includes mitigation in the form of remediation, further ground investigations
and capping of mine shafts. There is potential for significant effects on the following environmental
factors:

e Air quality
¢ Noise and vibration
e Traffic
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Ecology (including additional lighting risks)
Human health

Water resources

Ground conditions

Waste

Given the nature and scale of the proposed development, there is also potential for significant intra-
project effects, where several factors act together on a receptor resulting in significant effects.

Significant effects are also likely also occur as a result of the cumulative effects of the proposed
development with other projects in the demolition, construction and operational phases. Risks from
major accidents in relation to The Dam adjacent to the site could also give rise to significant effects.

In accordance with Regulation 5(3) of the EIA Regulations, the Secretary of State hereby directs that
the application is EIA development for the purposes of the Regulations.

The Secretary of State therefore notifies you by this letter that the submission of an Environmental
Statement (ES) is required under those Regulations.

Under regulation 28(1) of the EIA Regulations, the relevant planning authority must take steps to
secure that this screening direction is placed on the part of the Planning Register which relates to
the application that is the subject of this appeal.

You are reminded that, under regulation 14(7) and 14(8) of the EIA Regulations, the Secretary of
State shall be under no duty to deal with the appeal unless, within 3 weeks from the date of this
notification, appellant writes to inform him that an ES will be provided. A letter should be sent to the
above postal or email address and marked for the attention of the Environmental Services Team.
Please confirm whether you intend to submit an ES, and if you do, how long you anticipate this will
take to prepare.

Under Regulation 2(1) of the EIA Regulations, an ES must contain the information specified in that
Regulation. It is recommended that you refer to the EIA Regulations’ and the online Planning
Practice Guidance on EIA? in preparing the ES.

We would draw your attention to court cases which have stressed the need for all the relevant
environmental information in an ES to be comprehensive and easily accessible, and to the
requirements regarding the publishing and posting of site notices as directed in Regulation 20(1).

You will bear in mind that the Secretary of State's opinion on the likelihood of the development
proposed having significant environmental effects is reached only for the purposes of the direction.

A copy of this letter is being sent to the relevant planning authority for information.

Yours sincerely

Tom Oliver

Tom Oliver
Operations Lead - Environmental Services Team
(Signed with the authority of the Secretary of State)

1 http://www.legislation.gov.uk/uksi/2017/571/introduction/made
2 https://www.gov.uk/guidance/environmental-impact-assessment

(2 disability
https://acp.planninginspectorate.gov.uk/ B confident
https://www.gov.uk/government/publications/planning-inspectorate-privacy-notices/ EMPLOYER


http://www.legislation.gov.uk/uksi/2017/571/introduction/made
https://www.gov.uk/guidance/environmental-impact-assessment

cc: Chorley Council

Where applicable, you can use the internet to submit documents, to see information and to check the progress of cases
through the Planning Portal. The address of our search page is:

https://acp.planninginspectorate.gov.uk/
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