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1 INTRODUCTION 

1.1 This Non-Technical Summary (“NTS”) summarises the findings of the Environmental 

Statement (“ES”) which provides an assessment of likely significant environmental effects 

as a result of the Proposed Development at the Former Camelot Theme Park, Chorley (“the 

Site”). The Site is situated within the administrative area of the Chorley Borough Council 

(“CBC”). 

1.2 The ES has been prepared on behalf of Story Homes Limited (the "Appellant") at the request 

of the Planning Inspectorate (“PINS”) in relation to an Appeal (Reference: 

APP/D2320/W/25/3376957) for the planning application (Reference: 25/00577/OUTMAJ) 

which seeks outline planning permission for a residential development. More specifically, 

the formal description of the Proposed Development as set out in the planning application 

is as follows: 

“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”  

1.3 The ES presents the findings of the Environmental Impact Assessment (EIA) in respect of 

the planning application subject to Appeal. The aim of an EIA and the resultant ES is to 

assess the Proposed Development’s ‘likely significant effects’ on the environment, in 

accordance with the Town and Country Planning (Environmental Impact Assessment) 

Regulations 2017 (as amended) (the ‘EIA Regulations’).  

1.4 This NTS provides a summary of the ES and the findings of the EIA in more accessible, non-

technical language. Full details of the assessments can be found within the main ES 

document (Volume 1) and the associated appendices (Volume 2). 

Availability and Comments on the Planning Application 

1.5 The full findings of the EIA are presented in a comprehensive set of documents that can be 

viewed online on CBC’s Planning Portal or at their offices (please contact CBC for details). 

Additional copies of the Non-Technical Summary (“NTS”) (no charge), ES Volume 1 (£100 

plus postage) and the Technical Appendices (£150 plus postage) are available from Asteer 

Planning, 3rd Floor Calico, 53-55 Mosley Street, Manchester, M2 3HQ. The complete ES can 

also be obtained in USB format for £10 from the same address.  
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1.6 Any person who wishes to make representations about the ES should make them in writing 

to PINS, before the 30th April 2026. Representations should be sent to: 

• Planning Inspectorate, c/o QUADIENT, 69 Buckingham Avenue, Slough SL1 4PN  

1.7 Please do not send comments to Asteer Planning, the Applicant or the consultants who 

have contributed to this ES as they need to be sent to PINS to ensure that they are  taken 

into consideration when the appeal is determined. 

Purpose of the Environmental Statement  

1.8 The EIA process is an interdisciplinary and multistep procedure to ensure that 

environmental considerations are included in decisions regarding projects that may impact 

the environment. 

1.9 The ES comprises a series of studies which have been commissioned to address the 

environmental issues which are considered pertinent to the construction and operational 

phases of the Proposed Development. The NTS is provided to provide a summary of the ES 

in non-technical language and to confirm the outcome of the assessment process and 

confirm the likely significant environmental effects of the Proposed Development (which 

may be beneficial or adverse). 
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2 PINS SCREENING DIRECTION 

2.1 As part of the outline planning application, the Appellant issued an EIA Screening Opinion 

Request to CBC. The EIA Screening process outlines whether a proposed development 

constitutes EIA development and therefore requires an ES to be prepared. CBC issued a 

negative Screening Opinion which stated the Proposed Development did not constitute EIA 

development and therefore did not require an ES to be prepared. 

2.2 Whilst an ES was not prepared to support the outline planning application, the Appellant 

received a Screening Direction from PINS on 23rd February 2026, which requested an ES be 

prepared in support of the Appeal.  

2.3 Following the Screening Direction issued by PINS, the ES was prepared which has 

addressed those environmental issues outlined in the direction which are considered 

pertinent and that could potentially result in “likely significant effects” as required by the EIA 

Regulations.  

2.4 This has resulted in the ES having separate 'technical' chapters addressing the following 

topics: 

• Air Quality 

• Noise and Vibration 

• Transport 

• Ecology 

• Human Health 

• Ground Conditions 

• Flood Risk and Water Resources 

2.5 All these chapters, and the ES as a whole, have been prepared by specialists in their 

respective fields so to ensure the completeness and quality of the ES in accordance with 

the EIA Regulations. Each one of these disciplines is discussed in turn within this NTS, 

summarising the work undertaken and the key findings. Further in-depth information is 

presented in the full ES. 
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3 ASSESSMENT APPROACH 

3.1 The purpose of the EIA is to identify, describe and assess the likely significant effects of 

the Proposed Development on the environment. This could be effects caused by impacts 

from the Proposed Development (e.g. increase in traffic) or existing conditions that could 

impact the Proposed Development (e.g. ground contamination). 

3.2 ‘Impact’ can be described as the action taken, and the ‘effect’ is the following result of the 

action. Whilst each environmental discipline has slightly different ways of determining 

‘significance of effect’, generally it can be gained by taking the ‘sensitivity’ of the 

resource/receptor and balancing that against the ‘magnitude’ of change 

(resource/receptor) being the ‘item’ in question for example a residential property or 

representative viewpoint. 

3.3 ‘Significance’ is then gained from balancing these elements, utilising professional 

judgement. Table 1.1 below shows an example of how this can be achieved. Significance 

is often measured as major, moderate, minor and neutral/negligible, with only certain levels 

of significance being considered ‘Significant’. Generally major effect is described as being 

‘Significant’, however this is considered separately within each relevant technical discipline. 

Table 1.1: Significance of effect 

 

M
a

g
n

it
u

d
e

 

Sensitivity 

 High Medium Low Negligible 

High Major Major Moderate Negligible 

Medium Major Moderate Minor to 

Moderate 

Negligible 

Low Moderate Minor to 

Moderate 

Minor Negligible 

Negligible Negligible Negligible Negligible Negligible 

 

3.4 ‘Mitigation’ is often an action or measure that is taken or put in place to avoid, minimise or 

manage negative environmental effects, many of which are purposely incorporated into the 

design of the proposals and are referred to as ‘primary mitigation’, ‘mitigation by design’ or 
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‘embedded mitigation’. ‘Secondary mitigation’, ‘Additional’ or ‘Further mitigation’ measures 

may also be proposed which are often secured by planning condition or legal agreement 

(i.e a S106 planning obligation). ‘Residual Effects’ are those that remain after any mitigation 

has been incorporated. In addition, of particular relevance to the proposals is the length of 

any effects i.e. temporary or permanent; short-term or long-term. 

3.5 The ES also responds to the requirement in the Regulations to assess the ‘Cumulative’ 

effects of the Proposed Development. Within EIA, cumulative effects are generally 

considered to arise from ‘Inter-project Cumulative Effects’ (the combined effects of 

development schemes which may, on an individual basis be insignificant but, cumulatively, 

have significant effects); and ‘Intra-project Cumulative Effects’ (the combined effect of 

individual effects on a single receptor where it is deemed potentially significant). 

3.6 Given the nature and intended longevity of the Proposed Development operational life, 

decommissioning has not been considered as part of this study. This is due to the 

uncertainty over the scope and extent of any decommissioning activities that might occur 

in the future and uncertainty regarding any likely changes in regulatory processes that might 

occur between construction of the Proposed Development and any decommissioning 

activities. Accordingly, the EIA has focused on the potential likely significant effects of the 

Proposed Development during the enabling works or construction and operational phases 

only. 

3.7 The full ES, which is summarised in this NTS, describes the current environmental 

conditions (known as the baseline); provides a description of the Proposed Development; 

and provides data to identify and assess any potential environmental effects which are 

likely to be of significance. Environmental effects have been evaluated with reference to 

definitive standards and legislation where available. Where it has not been possible to 

quantify effects, qualitative assessments have been carried out, based on available 

knowledge and professional judgement. The iterative design process has sought to avoid 

significant environmental effects where possible by the inclusion of ‘mitigation by design’ 

or ‘embedded mitigation measures’. Where this has not been possible, additional or further 

mitigation measures have been suggested so to reduce likely effects as far as possible. 

Residual effects are then concluded. 
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4 THE APPLICATION SITE AND CONTEXT 

4.1 The Site is approximately 25.55 hectares in size which falls within the administrative area 

of CBC. The site is the Fromer Camelot Theme Park Chorley, which is vacant and includes 

areas of the former park rides, facilities and buildings, coach parks and car parks, access 

roads and areas of hardstanding as shown edged red in the Image below. 

 

 
Image 1 : Site Location 

 

Site’s Environmental Context   

4.2 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. 

4.3 The Site is not in or within 10km of any statutory landscape designations including 

National Landscapes (previously referred to as Areas of Outstanding Natural Beauty) or 

National Parks.  

N 
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4.4 There is one Public Right of Way (PRoW) partially within the Site, footpath 0908 006 

extends from Park Hall Road which runs through the south east corner of the Site through 

Swift’s Wood connecting to series of footpaths to the north east which cross the M6 via 

a footbridge. There is also a footpath (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 (footpath 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 connecting to footpath 0913 009 extending north and footpath 

0917 019 extending west.  

4.5 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. 

4.6 There are no Ramsar Sites, Special Areas of Conservation or Special Protection Areas 

within 10km of the Site. 

4.7 There are two Sites of Special Scientific Interest (SSSI) within 5km of the Site: 

• Charnock Richard Pasture SSSI is situated 1.9km east of the site; and 

• Wrightington Bar Pasture SSSI is situated 1.7km south east. 

4.8 The Site is situated within a SSSI Risk Zone, however it does fall within the criteria which 

requires consultation with Natural England. 

4.9 Numerous waterbodies are present throughout the site, comprising suitable habitat for a 

range of aquatic fauna, including waterfowl and common amphibians such as great 

crested newts. 

4.10 An area of Ancient Woodland is not within the site but located adjacent to the west and 

south-west, which is anticipated to support a wide range of flora and fauna. There is an 

unnamed watercourse (a tributary of Syd Brook) located approximately 70m south of the 

site boundary, which is lined by Deciduous Woodland, Good Quality Semi-Improved 

Grassland, Lowland Meadows, and Lowland Fens Biodiversity Action Plan (BAP) Priority 

Habitats, which together form a high-quality foraging and commuting corridor for a 

diversity of local wildlife. 

4.11 Little Wood Biological Heritage Site (BHS) is located adjacent to the eastern site boundary 

and provides connectivity to Syd Brook Valley BHS adjacent to the  south of the site, as 

well as Spring Wood BHS, approximately 710m west of the Site, Wet Oaks Wood BHS 
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approximately 1.7 km 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. 

4.12 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)). 

4.13 The Site is predominantly at little risk of surface water flooding, however there are several 

pockets of low to high surface water risk within the site. 

4.14 The unnamed water course outlined above is also partially within the Site. The Dam 

waterbody is located directly adjacent to the east of the site.  

4.15 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. 

4.16 The closest noise sensitive receptors are the residential dwellings approximately 180m 

south of the site and Pemberton House Farm approximately 40m south of the Site. 

4.17 There are no World Heritage Sites (WHS) within 10km of the Site. 

4.18 There are two Scheduled Monuments within 5km of the site which include: 

• Bradley Hall, moated site, fishponds and connecting channels is situated 

approximately 1.3km north of the Site; and 

• Ingrave Farm moated site, moated site 100m W of Ingrave Farm and connecting 

channel, Eccleston is situated approximately 3.1km north west of the Site. 

4.19 There are six Listed Buildings within 1km of the site including: 

• Christ Church (Grade II) is situated approximately 1km east of the Site; 

• Chisnall House (Grade II) is situated approximately 720m south of the Site; 

• Willow Barn (Grade II) is situated approximately 820m south of the Site; 

• Stanley Wives Farmhouse (Grade II) approximately 710m south west of the Site; 

• Gate Piers at Entrance to Drive to Heskin Hall (Grade II) approximately 520m west of 

the site; and 
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• Heskin Hall (Grade I) approximately 830m west of the site. 

4.20 There are no Registered Battlefields within 5km of the Site. There are two Registered 

Parks and Gardens within 5km including; 

• Astley Hall (Grade II) is situated approximately 3.4km north west of the Site; and 

• Worden Hall (Grade II) is situated approximately 4.6km north of the Site. 
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5 THE PROPOSED DEVELOPMENT 

5.1 The description of the Proposed Development as set out in the planning application and 

Appeal is as follows: 

“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.” 

5.2 The proposed Illustrative Masterplan, as shown on the Image below, provides an indication 

of how the development could be laid out in accordance with the development parameters 

(i.e land use and heights) proposed at this outline stage.   

 

Image 2: Site Wide Illustrative Masterplan 

5.3 These parameters, along with the written description of the Proposed Development and 

detailed application plans for approval, allow the likely significant effects of the proposals 

to be fully assessed and appropriate mitigation measures secured. 

Parcel B 

Parcel A 

N 
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5.4 The Proposed Development is seeking outline planning permission for residential 

development including the following quantum and proposed land uses: 

• Housing Area – the net developable area of the proposed Housing Area (including 

residential development, landscaping, public and private amenity space, internal 

access and associated infrastructure) extends to 11ha, with a mix of 2.5 and up to 3 

storey dwellings, accommodating up to 350 dwellings. 

• 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. Ground floor use would be flexible to 

meet the needs of the community, whilst the upper floors would accommodate 

residential apartments. 

• Green and Blue Infrastructure – extends  to 14.23ha which will include landscaping, 

public amenity space, habitat creation, sustainable urban drainage infrastructure, 

pedestrian and cycle links and other associated infrastructure. 

• Access - approval is sought for the primary and secondary access junctions off Park 

Hall Road only. 
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6 CONSIDERATION OF ALTERNATIVES 

6.1 The EIA Regulations (Schedule 4, paragraph 2) require for inclusion in an ES: 

“A description of the reasonable alternatives (for example in terms of development design, 

technology, location, size and scale) studied by the developer, which are relevant to the 

proposed project and its specific characteristics, and an indication of the main reasons for 

selecting the chosen option, including a comparison of the environmental effects” 

6.2 The main alternatives to the Proposed Development which the Applicant has considered 

include: 

• The 'No Development' Alternative. 

• Alternative Designs. 

6.3 In the absence of the Proposed Development, it is not expected that there would be any 

significant changes to the baseline conditions in the short to medium term. Within this 

timeframe, there is no indication that in the absence of development the use of the site 

would alter and therefore the environmental conditions of the site would remain largely the 

same as the current baseline. 

6.4 As part of the iterative EIA and design process, the design of the Proposed Development 

has evolved to take account of various environmental constraints and opportunities. The 

key constraints and opportunities at the Site were identified as: 

• The location of built form has been influenced by the presence of a number of site 

constraints, in particular the presence of Syd Brook watercourse and the presence of 

Ancient Woodland. 

• A key opportunity of the evolving design has been to restrict the proposed new housing 

and community hub to the area of the site that is allocated as a Previously Developed 

Site in the Green Belt and utilising existing access routes. 

• The location of the primary access point into the site is situated at the established Park 

Hall Road entrance, which in turn as provided the opportunity to provide a bus turning 

loop and community hub close to this entrance. 

• Another key consideration in the design evolution process was in respect of the location 

of the internal access arrangements, which were  influenced by the location of already 

established routes through the site. 
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7 PLANNING POLICY CONTEXT 

7.1 For the site, the relevant Development Plan comprises:  

• Central Lancashire Joint Core Strategy (July 2012); 

• Chorley Local Plan 2012-2026 (July 2015); and 

• The Joint Lancashire Minerals and Waste Local Plan prepared by Lancashire County 

Council (consisting of an adopted Minerals and Waste Core Strategy and an adopted 

Minerals and Waste Site Allocations Development Plan Document). 

7.2 In addition, the Council has adopted a number of Supplementary Planning Documents to 

support the Development Plan. Those of relevance to the site are the following 

• Employment Skills (Supplementary Planning Document (SPD) (September 2017); 

• Biodiversity and Nature Conservation SPD (July 2015); 

• Renewable and Low Carbon Energy SPD (July 2014); 

• Open Space and Playing Pitch SPD (August 2013); 

• Affordable Housing SPD (October 2012); and 

• Design Guide SPD (October 2012). 

7.3 Due regard is also had to other material considerations relevant to the proposal including 

the National Planning Policy Framework (NPPF) and Planning Practice Guidance (PPG). 
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8 AIR QUALITY 

Baseline Conditions 

8.1 The Site is located approximately 3.1km north-west of Wigan Council's Air Quality 

Management Area, which has been declared due to the potential exceedence of the relevant 

Air Quality Objectives. However, background pollutant concentrations and local monitoring 

results are below the relevant criteria within the vicinity of the Site and study area.  

8.2 Chorley Council has not declared any Air Quality Management Areas within its 

administrative extents. 

Mitigation 

Demolition, Enabling and Construction Phase 

8.3 Measures are recommended for inclusion within a CEMP to minimise dust emissions 

during the demolition, enabling and construction phase of the Proposed Development. With 

the effective implementation of these measures an air quality contribution to intra 

cumulative effects is considered to be not significant. 

The Completed and Operational Development 

8.4 Air quality impacts as a result of completed and operational development road vehicle 

exhaust emissions were predicted to be not significant. As such, additional mitigation 

measures were not considered necessary. However, a number of measures have been 

included within the Proposed Development to encourage the use of sustainable transport 

modes, manage vehicle flow and reduce pollution around the Site. 

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

8.5 Potential demolition, enabling and construction phase air quality effects from fugitive dust 

emissions associated with the Proposed Development were assessed as a result of 

demolition, earthworks, construction and trackout activities. With the effective 

implementation of the recommended mitigation, the effects were predicted to be negligible 

and therefore not significant. 

The Completed and Operational Development 

Road Vehicle Exhaust Emissions 

8.6 During the completed and operational phase of the Proposed Development there is the 

potential for air quality impacts as a result of road traffic exhaust emissions associated 
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with vehicles travelling to and from the Site. These were assessed using dispersion 

modelling and best practice guidance for two Proposed Development scenarios, Scenarios 

2 and 3. Review of the results for both scenarios indicated that effects were predicted to be 

not significant at all receptor locations. 

Potential Future Exposure 

8.7 Proposed residential receptors at the Site have the potential to be exposed to elevated 

pollutant concentrations as a result of the local road network, in addition to traffic 

generated by the Proposed Development in two of the three Scenarios assessed. This was 

assessed using dispersion modelling. The results of the assessment demonstrated that 

predicted pollution levels were below the relevant criteria across the Site in both scenarios. 

The Site is therefore considered suitable for the proposed end-use from an air quality 

perspective. 

Conclusion 

8.8 Based on the results of the assessment, residual air quality effects associated with the 

Proposed Development are considered to be not significant.  
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9 NOISE AND VIBRATION 

Baseline Conditions 

9.1 Baseline noise levels for the site were established through surveys carried out in 2024 and 

2025. The nearest noise and vibration sensitive receptors include residential properties 

along Highgrove Avenue, Park Hall Road, Mill Lane, Park Hall Hotel and the Ramada Hotel, 

which range up to approximately 270 metres from the site boundary.  

9.2 The existing acoustic environment is dominated by traffic noise from the M6, in addition to 

traffic on Park Hall Road, the lorry park and Charnock Richard service station, and 

occasional local commercial and hotel activity contributing at lower levels.  

9.3 Noise from intermittent vehicle movements associated with Park Hall hotel and the 

neighbouring commercial premises also contributes to the existing acoustic environment, 

however the noise is relatively insignificant when considering the noise levels emanating 

from M6. 

9.4 Other noted sources of noise include high altitude aircraft and sporadic operational activity 

associated with the commercial units to the north of Park Hall hotel. 

9.5 During the evening and night-time period, there was no audible noise of an industrial and/or 

commercial nature impacting on the Site (e.g. from fixed plant and machinery or other 

evening activities). 

9.6 There is a small night-club venue located within the Park Hall Hotel premises which appears 

to open over a weekend period only (Friday to Sunday between 21:00 to 06:00 hours). From 

observations made on Site, there was no significant music noise breakout from the venue 

or notable activity noise impacting on the wider Site and traffic movements associated with 

the venue were minimal (i.e. an occasional taxi drop-off). 

Mitigation 

Demolition, Enabling and Construction Phase 

9.7 The appointed contractor will adopt Best Practicable Means (BPM), as defined in Section 

72 of the Control of Pollution Act 1974 (COPA), to provide an effective means of controlling 

noise and vibration from construction related activities to be secured via condition through 

the CEMP. 

9.8 Standard mitigation measures mitigation measures that can be employed during the 

construction phase and are in line with the guidance given in BS 5228-1 include: 
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• Material deliveries should be programmed to arrive during daytime hours only. 

Care should be taken when unloading vehicles to minimise noise. Delivery vehicles 

should be prohibited from waiting within the site with the engines running, avoid 

unnecessary revving of engines and switch off equipment when not required. 

• Ensure all vehicles and mechanical plant are fitted with effective exhaust silencers 

and subject to programmed maintenance. 

• Select inherently quiet plant where appropriate. All major compressors should be 

‘sound reduced’ models fitted with properly lined and sealed acoustic covers, 

which should be kept closed whenever the machines are in use. 

• Ensure all ancillary pneumatic percussive tools are fitted with mufflers or silencers 

of the type recommended by the manufacturers. 

• Shut down machinery and plant between work periods or throttle down to a 

minimum. 

• Vehicles to be loaded carefully to ensure minimal drop heights so as to minimise 

noise during the loading/unloading of materials. 

• Ensure all ancillary plant such as generators and pumps are positioned so as to 

cause minimum noise disturbance and if necessary, temporary acoustic screens 

or enclosures should be provided. 

Completed Development 

9.9 A noise impact assessment for the outline application has been completed which identifies 

suitable mitigation measures with regard to glazing, ventilation and garden fencing to 

achieve compliance with the BS 8233 ‘desirable’ standards. 

• Initial estimations identifying minimum glazing and ventilation mitigation 

measures for potential worst-case affected dwellings are as follows: 

• Acoustically laminated double glazing 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 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. 

• An alternative means of ventilation should be provided to the 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. 
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• The internal noise level within a number of bedrooms will exceed the limits given 

within Approved Document O Overheating. An alternative means of removing 

excess heat should therefore be provided in addition to opening windows at the 

worst-case properties. 

• An acoustic barrier (fence) will be required for a 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. 

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

9.10 A short-term, temporary, Negligible impact is anticipated at all NSRs due to construction 

activity noise and vibration. In practice, the resulting construction noise levels will be 

insignificant and the vibration levels generated will be imperceptible and therefore Not 

Significant. 

9.11 A short-term, temporary, Negligible impact is anticipated at all NSRs due to construction 

related traffic. In practice, the change in noise level will be imperceptible and is therefore 

Not Significant. 

The Completed and Operational Development 

9.12 Suitable mitigation measures have been determined for the new dwellings in terms of 

glazing, ventilation systems and acoustic fencing. Road traffic noise levels at the proposed 

new dwellings are expected to result in a Negligible residual effect and is considered Not 

Significant.   

9.13 Operational noise from the existing commercial units is expected to be below the measured 

background sound levels and is therefore expected to result in a long-term Negligible 

residual effect which is Not Significant. 

9.14 The design and installation of new building services plant associated with the Proposed 

Development will need to comply with the appropriate noise limits and therefore nuisance 

and disturbance as a result of plant noise is expected to result in a long-term Negligible 

residual effect which is Not Significant. 

9.15 A long-term, permanent, Negligible impact is anticipated at all NSRs due to operational 

related traffic. In practice, the change in noise level will be imperceptible and is therefore 

Not Significant. 
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Conclusion 

9.16 The assessment demonstrates that the Proposed Development is not predicted to result in 

significant noise or vibration effects at any of the identified sensitive receptors during either 

the construction or operational phases.  
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10 TRANSPORT 

Baseline Conditions 

10.1 Park Hall Road is a single carriageway road, c. 1.2km long and runs in south-east and north-

west alignment. It connects to Mill Lane to the south-east and the B5250 Wood Lane to the 

north-west. 

10.2 Wood Lane provides a connection to Heskin, Eccleston and on to Leyland to the north. To 

the south, Wood Lane connects to Heskin Green and Wrightington Bar. Further south it 

continues as Mossy Lea Road through Wrightington until its termination as the minor arm 

of a priority-controlled T-junction with the A5209 Crow Orchard Road in the vicinity of a BP 

Service Station. 

10.3 The site is located to the west of the M6 motorway and to the northwest of the ‘Welcome 

Break Charnock Richard Northbound Services M6’. 

10.4 The site boundary abuts footpath FP0913009 and bridleway BW0913009 at the north-west 

and FP0908006 at the south-east. Slightly south of the site boundary, FP0913009 continues 

south-west as BW0913009, and further along it continues as BW0917018. FP0917019 / 

FP0913015 branch off from BW0917018 to the west and FP0908001 to the east. 

10.5 There have been no collisions at or in the immediate vicinity of the site access within this 

period, nor any fatal collisions in the study area. In total, 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. 

Likely Significant Residual Effects 

10.6 Residual effects in relation to severance of communities, regarding the Primary Site Access, 

the magnitude of impact is considered to be Minor Negative, which, for a low sensitivity link, 

is a Negligible effect, which is Not Significant. 

10.7 Residual effects in relation to severance of communities, regarding the Internal Link Road, 

the magnitude of impact and effect are considered to be Negligible effect, which is Not 

Significant. 

10.8 Residual effects in relation to road vehicle driver and passenger delay, non-motorised user 

delay, and fear and intimidation on and by road users, regarding the Primary Site Access 

and Internal Link Road, the magnitude of impact and effect are considered to be Negligible 

effect, which is Not Significant. 
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10.9 It is considered that the magnitude of impact and effect on non-motorised amenity for the 

Primary Site Access is considered to be Negligible. The magnitude of impact for Internal 

Link Road is considered to be Minor Negative, which is a Minor Adverse effect. The effect 

is Not Significant for both links. 

10.10 With regards to road user and pedestrian safety, the Proposed Development would improve 

the segregation of users on the Primary Site Access by providing footways and a crossing 

with refuge, so the impact would be Minor Positive. This is a Minor Beneficial effect, which 

is Not Significant. In relation to the Internal Link Road, there have been no collisions 

recorded within the Site in the past five years. In fact, records show only a single slight 

incident, which occurred 25 years ago. In addition, It is expected that most pedestrians and 

cyclists would travel along the western side of the road therefore, the impact and effect 

would be Negligible, which is Not Significant. 

10.11 Considering only the primary mitigation (i.e. the details which are for detailed approval as 

part of this outline planning application), the effect for non-motorised amenity on Internal 

Link Road is expected to be Minor Negative, while all other effects on Internal Link Road 

and all effects on Primary Site Access would be Negligible. As such, all effects are expected 

to be Not Significant. 

10.12 The improvements to the Internal Link Road for all users and provision of the alternative 

emergency vehicle link for active travel users would further reduce the extent of Adverse 

effects for severance of communities, fear and intimidation on and by road users, and lead 

to a Beneficial effect on road user and pedestrian safety on the link. 

Conclusion 

10.13 Overall, the Proposed Development is not predicted to result in likely significant effects on 

transport or accessibility for pedestrians, cyclists, or road users during either the 

construction or operational phases.  
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11 ECOLOGY 

Baseline Conditions 

11.1 The Site comprises a mix of habitats, including grassland, woodland, scrub, hedgerows, 

watercourses, ponds, and developed land from the former Camelot Theme Park. Key 

ecological features include areas of lowland mixed deciduous woodland, Ancient Woodland 

along the southern boundary, and several invasive plant species (rhododendron, Japanese 

knotweed, Himalayan balsam, giant hogweed). 

11.2 Several designated sites lie within or near the zone of influence, including two Sites of 

Special Scientific Interest (SSSI) within 2 km and Biological Heritage Sites (BHSs) such as 

Little Wood and Syd Brook Valley BHSs.  

11.3 The Site supports protected and notable species, including great crested newts, bats, 

badgers, breeding birds, common amphibians, hedgehogs, brown hare, commuting otters, 

and notable invertebrates. Reptiles were not recorded. Woodland, scrub, grassland, ponds, 

and hedgerows provide high-quality habitats for these species, with the Site being locally 

important for breeding birds. 

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

11.4 During the demolition, enabling and construction phases, a number of ecological receptors 

may be affected by habitat loss, disturbance, vegetation clearance, and potential pollution 

associated with construction activities 

11.5 Adjacent designated sites, including Little Wood and Syd Brook Valley BHS, will be retained 

and protected through the implementation of a 15 m buffer zone. As such, only limited 

disturbance effects associated with noise, dust, lighting and increased traffic are 

anticipated, resulting in minor adverse effects in the short term at a county level, which are 

not significant. 

11.6 All of priority woodland habitats, including areas of Ancient Woodland, will be retained. 

However, some habitat loss will occur, including areas of scrub, grassland, woodland and 

individual trees. These habitats are common within the local area, and their removal is 

therefore anticipated to result in minor adverse effects in the long term at the site level, 

which is not significant.  

11.7 The Proposed Development will result in the permanent loss of priority pond habitat. 

Compensatory ponds will be created prior to the removal of the pond. Reducing the impacts 



ES Non-Technical Summary  March  2026 

 

24 
 

of habitat loss occurring during the construction phase. This will result in a negligible effect 

which is not significant. In addition, there are potential effects on Great Crested Newts 

through the loss of suitable breeding and terrestrial habitat GCN habitat. The Proposed 

Development will be covered by a GCN DLL Scheme in advance of the construction on-site. 

The payment to the scheme will be used to maintain or improve the conservation status of 

GCN in a strategically targeted area by Natural England. This will result in a negligible effect, 

which is not significant. The Proposed Development will potentially result in the destruction 

of bat roosts, construction noise, lighting and direct injury / mortality during tree felling. An 

EPSL has been obtained for the demolition of the onsite buildings. This will result in a 

negligible effect which is not significant.  

11.8 During construction the Proposed Development will potentially impact on breeding birds 

due to nest loss during clearance. Nesting bird checks will be undertaken prior to vegetation 

removal, if these works are carried out during nesting bird season. This will result in a 

negligible effect which is not significant.  

11.9 Disturbance to other species, including badger, common amphibians, hedgehog, brown 

hare, and potential commuting otter, may occur during construction works; however, these 

effects are generally limited in scale and assessed as minor adverse effects at the local 

level, which are not significant. Potential impacts on watercourses, invasive plant species 

and notable invertebrates are also anticipated to be minor adverse in the short term in the 

absence of mitigation, which are not significant. 

The Completed and Operational Development 

11.10 Adjacent designated sites, comprising Little Wood and Syd Brook Valley BHSs, are 

anticipated to experience disturbance from increased recreational use and potential light 

spill from the development. However, the retention of a 15 m buffer between development 

and these habitats is expected to limit impacts, resulting in minor adverse effects in the 

medium term at the local level, which is not significant. 

11.11 Retained habitats on site, including woodland and individual trees, may experience minor 

changes in environmental conditions such as air quality and dust associated with increased 

traffic. These impacts are expected to result in Minor adverse effects in the long term at 

the local level which is not significant. Invasive non-native plant species identified during 

surveys will be removed and managed during construction, resulting in neutral effects 

during the operational phase which is not significant. 

11.12 The development may affect protected and notable species through increased disturbance 

and lighting. Great crested newts and common amphibians using retained ponds and 
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terrestrial habitats may experience disturbance from recreational activity and habitat 

management, resulting in minor adverse effects in the long term at the local level which is 

not significant. 

11.13 Lighting associated with the development has the potential to affect roosting, commuting 

and foraging bat species using retained trees and woodland corridors. These impacts are 

assessed as moderate adverse effects in the long term at the local level which is significant. 

A Lighting strategy to reduce impacts to trees with roosting potential and installation of 

additional bat boxes within proposed buildings will be completed to reduce the impact to 

negligible which is not significant. Similarly, increased human presence, lighting and traffic 

may disturb badger setts located adjacent to the site, Defensive planting around the 

retained badger setts will be proposed to protect the setts from disturbance from residents. 

Suitable habitat will be created within the site, such as scrub, providing suitable habitat for 

the species located away from any built development, which will reduce the risk of traffic 

collisions for the species. Overall this results in a negligible effect which is not significant.  

11.14 Other species may also be affected by operational activities. Hedgehog may be at increased 

risk of road mortality, while breeding birds may experience disturbance associated with 

recreational use and habitat management. These impacts are assessed as minor adverse 

effects which is not significant. Potential disturbance to commuting otter along on-site 

watercourses is also anticipated to result in minor adverse effects in the long term at the 

local level which is not significant. Impacts on invertebrates associated with retained 

woodland habitats are considered negligible to minor adverse at the site level which is not 

significant. 

Conclusion 

11.15 During construction and operation, which the presence of embedded and secondary 

mitigation no significant environmental effects for ecology have been identified.  
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12 HUMAN HEALTH 

Baseline Conditions 

12.1 Chorley had 120,839 residents in 2024 with 8.7% growth since 2014. The Eccleston, Heskin 

& Charnock Richard ward population has only risen by 2.1% over the same period, driven 

mainly by a 20.6% increase in older people (65+), contrasting with a 1.6% decline in working 

age residents and a 4.1% fall in ages 0 to 15. 

12.2 Chorley’s population is split 50.2% female and 49.8% male, closely matching regional and 

national patterns. 95.2% of Chorley residents identify with the same gender as their sex at 

birth, slightly higher than the North West (94.2%) and England (93.5%).  

12.3 Chorley’s under 18 conception rate is 21.8 per 1,000, higher than the North West (16.8) and 

England (13.9), while stillbirth rates are lower at 2.7 per 1,000.  

12.4 The site’s LSOA (Chorley 011A) ranks in the top 40% least deprived LSOAs in the country, 

with highest deprivation in Barriers to Housing & Services (rank 6,938, top 30% most 

deprived).  

12.5 Chorley saw a 7.5% job growth between 2015 and 2024, with construction accounting for 

8% of jobs. The claimant count in Chorley as of January 2026 is  2.3%, lower than the North 

West (4.1%) and England (4.0%).  

12.6 Life expectancy is 79.7 (male) and 82.3 (female) in Chorley, which is in line with regional 

and national averages. 

12.7 The proportion of overweight/obese adults in Chorley is 61.9%, which is lower than regional 

and national averages.  

12.8 52.0% of children and 68.3% of adults are active in Chorley, both higher than regional and 

national averages.  

12.9 Chorley’s crime rate is 56.3 offences per 1,000 population, lower than the North West 

(67.79) and England (84.09).  

12.10 As of 2025, the number of households on the Chorley housing register (waiting list) was 

1,565 households and there has been a rise of 550 households since 2015. The highest 

recorded number of households over the past decade on the Chorley housing register was 

2,079 in 2024. 
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12.11 In Chorley the house price to earnings affordability ratio as of 2025 was 6.3, down from 6.7 

in 2015. This was higher than the 2025 figure for the North West of 5.9 and lower than the 

rate in England of 7.6. 

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

12.12 Following the implementation of standard mitigation measures, particularly through a 

Construction Environmental Management Plan (CEMP) and remedial specifications 

secured via planning conditions, residual effects are predominantly minor adverse and not 

significant across most receptor groups: 

• Moderate beneficial effect on economic conditions retained for on-site workers, 

which is significant. 

The Completed and Operational Development 

12.13 No significant adverse effects were identified once the development is completed. The 

embedded mitigation measure within the operational phase is that the application includes 

the provision of:  

• Up to 350 homes, of which 50% will be affordable. 

• A 186.9 sq. m. (2,012 sq. ft.) community hub and a new public transport 

interchange/stop on-site. 

• Green and blue infrastructure (14.23ha) including a trim trail, Local Area for Play 

(“LAP”) and a Locally Equipped Area for Play (“LEAP”). 

• Sustainable Urban Drainage Solutions (SuDS). 

• Over 10% biodiversity net gain on-site. 

Conclusion 

12.14 The Proposed Development will result in a significant beneficial effect for construction 

workers during the construction phase. Once operational, no significant effects are 

envisaged. The scheme will result in changes and enhancements to pedestrian, cycle and 

public transport access and connectivity, provision of blue and green infrastructure, 

provision of good quality market and affordable housing to contribute to local need, 

creation of a new community hub, and environmental enhancements. No significant 

adverse residual effects have been identified.  
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13 GROUND CONDITIONS 

Baseline Conditions 

13.1 The Site comprises previously developed land associated with the former Camelot Theme 

Park, with earlier historical uses including a sandstone quarry and sand pit. The Site is 

currently vacant and largely covered by hardstanding, with some areas of made ground and 

localised soft landscaping. A former mine entry is present on Site.  

13.2 Ground conditions across the Site generally comprise shallow Made Ground (typically less 

than 1.0m thick, up to 1.5m locally). Underlying bedrock comprises mudstone, sandstone 

and coal seams, with locally shallow sandstone in the eastern part of the Site. 

13.3 Contamination within Made Ground has been identified through ground investigations, 

including elevated concentrations of some contaminants. These are considered to be 

associated with historical land uses, including the former theme park, vehicle activity, and 

possible agricultural inputs. Limited asbestos has been identified at low concentrations in 

isolated locations, primarily outside proposed development areas. No significant sources 

of mobile contamination have been identified, and risks to controlled waters are considered 

low. 

13.4 There are potential sources of ground gas, however the Site has been classified as low risk, 

and no specific gas protection measures are required. In contrast, radon protection 

measures are required in parts of the Site, as it lies within an area requiring full radon 

precautions. 

13.5 Hydrogeologically, the Site is underlain by aquifers, although it is not located within a Source 

Protection Zone and there are no active groundwater abstractions nearby. Surface water 

features include an on-site watercourse and nearby pond, with multiple additional water 

features in the surrounding area.  

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

13.6 Following the implementation of the mitigation measures, residual effects associated with  

Earthworks and the generation of waste, Presence of Contamination (construction 

workers), Presence of Contamination (surface water), Presence of Contamination 

(ecological receptors), Fuel Storage (contamination of surface waters) and Foundation 

Structures (impacts to groundwater) are all assessed as negligible which is not significant. 
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The Completed and Operational Development 

13.7 Following the implementation of mitigation measures, residual effects associated with 

collapse of ground inside the zone of influence of the onsite mine entry is assessed as 

major beneficial, which is significant. 

13.8 Following the implementation of the mitigation measures, residual effects associated with 

Ingestion of Contaminated Soils by Site End Users, Accumulation of Permanent Ground 

Gases & Radon in confined spaces, Attack of potable water supply pipe and Risk of 

contamination to surface waters from presence of vehicles are all assessed as negligible 

which is not significant. 

Conclusion 

13.9 It is considered that following completion of the enabling and construction phases in 

accordance with the approved Remedial Specification, including the implementation of 

the identified secondary mitigation measures, all residual effects with respect to the 

Ground Conditions will be overall beneficial to the surrounding environment. All proposed 

mitigation measures have been detailed in the Remedial Specification which has been 

approved by the Local Authority. 
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14 FLOOD RISK AND WATER RESOURCES 

Baseline Conditions 

14.1 The Proposed Development is situated within a Flood Zone 1 (an area at low risk of fluvial 

flooding). Therefore, flood risk from fluvial sources is believed to be of low risk to the site. 

14.2 Syd Brook ordinary watercourse runs through the middle of the site.  

14.3 Modelling of Syd Brook was undertaken and indicates that Parcels A and B are not at risk 

of fluvial flooding in the 1 in 100 year event plus climate change. 

14.4 There are areas of the Site that are partially at high risk of surface water flooding, which are 

associated with Syd Brook watercourse.  

14.5 The ornamental pond named “The Dam” is located directly east of the Site, which has been 

subject to hydraulic modelling. In the event that ‘The Dam’ structure fails, the modelling 

demonstrates that Parcel A and B remains outside of the flood risk extent.  

14.6 The EA Extent of Flooding from Reservoirs map, shows that there is no risk of flooding from 

reservoirs. Flooding from reservoir is considered to be extremely unlikely and the risk of 

flooding to the site considered to be low. 

14.7 There is no flood risk from reservoirs, canals or other artificial sources, as none of these 

are located within the vicinity of the Site. 

14.8 According to the Long Term Flood Risk checker, flooding from groundwater is unlikely at 

this site. 

14.9 There are no public sewers crossing the site, however there is a sewer running along Park 

Hall Road, directly to the south of the site. There are private pumping stations within the 

site and substations which drain the site. Therefore, the flood risk from sewers is low. 

Likely Significant Residual Effects 

Demolition, Enabling and Construction Phase   

14.10 Taking into account the mitigation measures included as part of the CEMP, the major 

adverse effect associated with surface water run-off, minor adverse associated with 

groundwater and slight – moderate adverse in relation to flood risk associated with ‘The 

Dam’, during enabling and construction stage reduces to negligible and slight adverse, 

which is not significant. 
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The Completed and Operational Development 

14.11 A detailed drainage strategy will be designed to be based on the principles set out in the 

Outline Drainage Strategy and will be designed in accordance with national and local 

guidance. Greenfield run-of rates will be adopted and account for climate change.  

14.12 A management and maintenance plan will be put in place for the drainage and SuDS 

systems.  The management and maintenance plan will include details on design principles 

and parameters, inspection and maintenance regimes and emergency procedures.  

14.13 With the above mitigation implemented, the residual effect remains as previously assessed 

and is negligible, which is not significant. 

14.14 With the above mitigation implemented and with the removal of the section of culvert along 

Syd Brook, the flood risk to Downstream Receptors is reduced. Furthermore, with the 

management measures set out above, the ‘The Dam’ will ensure that structure is managed 

and maintained for its lifetime.  

14.15 The significance of residual effect is assessed as slight adverse and not significant. 

Conclusion 

14.16 By implementing the mitigation measures documented within this ES chapter, the Proposed 

Development is considered acceptable in that there would be no significant adverse effects. 

The assessment demonstrates the following: 

• The development can be made safe throughout its lifetime and without increasing flood 

risk on or off site. 

• Safe access and egress is achievable during an extreme, residual risk event (1 in 100 year 

plus climate change plus structural failure of the ornamental pond). 

• Safe refuge is available on site for all whilst still allowing for emergency access. 
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15 CUMULATIVE EFFECTS 

15.1 The ES responds to the requirement in the EIA Regulations to consider and assess if 

required the cumulative effects of the Proposed Development. Within EIA, cumulative 

effects are generally considered to arise from inter-project cumulative effects (the 

combined effects of development schemes which may, on an individual basis be 

insignificant, but cumulatively, have significant effects). 

15.2 The assessment has identified no significant effects, in-combination with other cumulative 

schemes identified.   

15.3 The second category, intra-project cumulative effects, is concerned with the combination 

of some or all of the effects predicted by the EIA affecting a particular receptor which may 

collectively cause a change of greater significance than individually. These are referred to 

as synergistic effects and have been assessed by professional opinion. An example of a 

synergistic effect could be related to the release of ground contaminants during 

construction combining to generate a significant adverse effect affecting a sensitive 

ecological receptor. 

15.4 The EIA has taken into consideration synergistic effects on identified receptors as a 

consequence of collective actions. Constraints and identified sensitive receptors have been 

considered in detail throughout the Proposed Development’s design evolution, including the 

consideration of proposed site preparation and construction techniques. The aim of this 

process has been to address the potential for significant adverse effects and ultimately to 

address significant residual effects in isolation or in-combination (i.e. synergistic effects). 

The measures identified to address the potential for significant effects have, for the most 

part, been designed-in to the Proposed Development and considered in the EIA as 

embedded or designed-in mitigation. Any measure that is not specifically designed-in 

feature of the Proposed Development are described as Secondary mitigation measure in 

the relevant technical chapters and as described in the previous sections of this report.  

15.5 No significant, intra-project cumulative effects have been identified as part of assessment 

process.  
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16 SUMMARY 

16.1 This document has provided a non-technical summary (NTS) of the Environmental 

Statement (ES) which has been submitted as part of a planning application for the following 

Proposed Development: 

“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” 

16.2 The aim of the ES, of which this NTS summarises, has been to assess the ‘likely significant 

effects’ of the Proposed Development in accordance with the Town and Country Planning 

(Environmental Impact Assessment) Regulations 2017 (EIA Regulations). Detailed 

assessments with respect to pertinent environmental topics have therefore been 

undertaken in accordance with definitive standards and legislation where available. The ES 

(and this summary) forms part of the planning application documentation submitted to CBC 

and will inform their decision-making process. 

16.3 As summarised in this NTS, the design has been informed by the detailed environmental 

assessment so to ensure that key design measures are integral to the scheme (and its 

construction), so to limit any significant adverse effects, particularly when considering the 

scale of the Proposed Development and its location.  

16.4 In conclusion, the ES demonstrates that the design of the Proposed Development and its 

construction has taken into account the potential environmental effects and where 

necessary mitigation measures form an integral part of the scheme so to ensure that the 

environment is suitably protected and any impacts from the Proposed Development are 

minimised.  

16.5 It is therefore considered that there are no overriding environmental constraints which 

would preclude the Proposed Development.  
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