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4 THE PROPOSED DEVELOPMENT AND ALTERNATIVES 

Introduction 

4.1 This Chapter of the ES sets out the description of the Proposed Development, in addition 

to identifying the main reasonable alternatives to the Proposed Development that have 

been considered and the main reasons for selecting the chosen option. 

4.2 This Chapter and the accompanying figures define the maximum quantum of 

development proposed and describes the Proposed Development in line with Schedule 4 

of the EIA Regulations. A description of the enabling works and broad construction 

methods and processes is presented. 

4.3 The information presented in this Chapter alongside the plans submitted for approval 

form the basis of the EIA and provides the level of detail required to enable the 

assessment of environmental effects for the application in line with the EIA Regulations.  

Description of Development for which Planning Permission is Sought  

4.4 The description of development for which planning permission is sought is described 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.” 

4.5 As discussed in Chapter 2: Assessment Scope and Methodology, the EIA has been carried 

out with regards to a range of fixed development parameters to enable robust 

assessments to be completed. Therefore, the ‘Rochdale Envelope Principle’ has been 

applied to the assessment approach, meaning that a development envelope has been 

identified for the purpose of the technical assessments contained in this ES. This 

development envelope consists of the full extent of the development as set out in this ES 

Chapter.  

Consideration of the Full Extent of the Development  

4.6 The EIA Regulations require that the ES provides “(a) a description of the development 

comprising information on the site, design, size and other relevant features of the 
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development” (Regulation 13(3)). In addition, Schedule 4 of the EIA Regulations provides 

further detail on what should be contained in the ES and outlines that it should contain: 

“A description of the development, including in particular: (a) a description of the location of 

the development; (b) a description of the physical characteristics of the whole development, 

including, where relevant, requisite demolition works, and the landuse requirements during 

the construction and operational phases; (c) a description of the main characteristics of the 

operational phase of the development (in particular any production process), for instance, 

energy demand and energy used, nature and quantity of the materials and natural resources 

(including water, land, soil and biodiversity) used; (d) an estimate, by type and quantity, of 

expected residues and emissions (such as water, air, soil and subsoil pollution, noise, 

vibration, light, heat, radiation and quantities and types of waste produced during the 

construction and operation phases”. 

4.7 The ES is therefore required to provide a sufficient level of information regarding the 

Proposed Development to meet the requirements of the EIA Regulations and to ensure 

that the Local Planning Authority / Secretary of State or an Inspector can be reasonably 

satisfied that they have sufficient information regarding the likely significant 

environmental effects to make an informed decision. Therefore, the ‘Description of the 

Development’ as contained in this Chapter of the ES, is sufficiently detailed to enable a 

robust assessment of likely significant effects, accounting for the outline nature of the 

planning application.  

4.8 The description of the development as set out in this Chapter therefore includes a 

description of the project including: 

• A description of the proposed development once the project is completed and 

operational, including a description of any off-site permanent works anticipated to 

be required during the operational phase of the project.  

• A description of the proposed enabling and construction works anticipated to be 

required, including any off-site temporary works. 

4.9 This description, together with the supporting plans within the ES (see below), form the 

basis for the technical assessments presented in Technical Chapters 6-12.  
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The Proposed Development – Assessment Parameters 

4.10 As detailed in Chapter 2: Assessment Scope and Methodology, the defined assessment 

parameters include the following: 

• Site Location Plan; 

• Land Use Parameter Plan; 

• Maximum Building Heights Parameter Plan; 

• Green and Blue Infrastructure Parameter Plan; 

• Movement Parameter Plan;  

• Principle Means of Access; 

• Secondary Means of Access;  

• Demolition Plan; and  

• The written description of development as presented in this Chapter.  

4.11 The Proposed Development will be brought forward in accordance with the plans 

submitted for approval as set out in Table 4.1. These plans, along with the written 

description of the Proposed Development, allow the likely significant effects of the 

proposals to be fully assessed and appropriate mitigation measures secured in 

accordance with the ‘Rochdale Envelope Principle’. The Parameter Plans will therefore be 

conditioned in any planning permission granted. All future reserved matters at the site will 

be required to comply with the approved Parameter Plans. 

Table 4.1 Assessment Parameter Plans for Approval  

 
EIA Parameter  Purpose  ES Reference  Plan Reference  

Parameter Plans 
Site Location Plan Identifies the site’s location 

and defines the extent of 
the area proposed for 
development.  

Figure 1.1 024-023-P001 Rev C 

Land Use Parameter 
Plan 

Defines the land use which 
the application must 
accord.  
 

Figure 4.1 024-023-P007 Rev E 

Maximum Building 
Heights Parameter 
Plan 

Defines the maximum 
heights of built form 
permissible (heights 

Figure 4.2 024-023-P008 Rev D 
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EIA Parameter  Purpose  ES Reference  Plan Reference  
referenced as being above 
proposed ground level). 

Green and Blue 
Infrastructure 
Parameter Plan 

Details the green and blue 
infrastructure within the 
Proposed Development 

Figure 4.3 024-023-P012 Rev F 

Movement Parameter 
Plan 

Details access to and 
indicative access within 
the site.  

Figure 4.4 024-023-P009 Rev E 

Infrastructure Plans 
Demolition Plan Details the buildings to be 

demolished to 
accommodate the 
development.  

Figure 4.5 400-001 Rev A 

Main Access 
Proposed 
Arrangement 

Details the principal means 
of access.  

Figure 4.6 86409-CUR-XX-00-D-
TP-75006 Rev P01 

Secondary Access 
Proposed 
Arrangement  

Details the secondary 
means of access to the 
development.  

Figure 4.7 86409 CUR XX 00 D TP 
75008 Rev P01 

 

4.12 The below table sets out the proposed development specification information which has 

informed the assessments presented within the ES and described in detail in the 

subsequent sections of this Chapter.  

Table 4.2: Development Specification Information 

Element  Description  
Residential 

Quantum of development  Up to 350 
Use class C3 
Scale of development (in storey height) Up to 2.5 or 3 storeys 
Indicative housing mix (to be determined 
at the reserved matters stage) 

• 1-bed – 66 (19%). 
• 2-bed – 66 (19%). 
• 3-bed – 95 (27%). 
• 4-bed – 91 (26%). 
• 5-bed – 18 (5%). 
• 6-bed – 14 (4%). 

Quantum of affordable dwellings  Up to 175 (50%) 
Land use parameter area – residential 
(including landscaping, public and private 
amenity space, internal access and 
associated infrastructure) 

Circa 11ha  

Non-residential 
Quantum  186.9sqm (2,012 sqft) 
Use class  E and F1 
Scale of development  Up to 3 storeys 

 
 
1 The total quantum of residential development (C3) of up to 350 units includes an element of this 
quantum coming forward within the Community Hub. It is proposed that the upper floors would 
accommodate residential apartments (Use Class C3). 
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Element  Description  
Land use parameter area – community 
hub (including landscaping, public 
amenity space and associated 
infrastructure)  

Circa 0.32ha 

Infrastructure and Amenity Uses 
Land use parameter area – green and 
blue infrastructure 

Circa 14.23ha  

Vehicular access points (including 
pedestrian and cycle access points) 

Two vehicular access points: 
• Principal means of access via Park Hall 

Road.  
• Secondary means of access via Park Hall 

Road.  
Additional pedestrian and cyclist access 
points 

Indicative pedestrian / cyclist access points: 
• Pedestrian / cyclist only access via Park Hall 

Road.  
• Connection to FP0913009 to the west.  
• Connection to FP0908006 to the east.  
Final points of connection to be agreed at 
reserved matters stage.  

Residential, non-residential and cycle 
parking provision  

Compliance with standards. Final levels of car 
and cycle parking provision to be agreed at 
reserved matters stage.  

Sustainability and energy strategy Proposals to achieve emission reduction in 
accordance with local planning policy through a 
combination of measures and adopting the 
energy hierarchy, including the fabric first 
approach.  

Surface water drainage strategy  Adoption of SuDs hierarchy in accordance with 
local planning policy through a combination of 
measures, including attenuation on site and 
discharge to existing watercourse.  

Foul water drainage strategy  Connect with foul pumping station and existing 
United Utilities infrastructure on Park Hall Road.  

Biodiversity Net Gain (BNG) Where habitat loss was unavoidable (e.g., some 
areas of poor-quality scrub, grassland, 
and ponds), compensatory habitats of greater 
value and area have been proposed, 
contributing to the required 10% net gain in 
biodiversity.  
 

 

4.13 The following sections describe the Proposed Development with reference to the 

development specification information as set out above. It also refers to the Site Wide 

Illustrative Masterplan (Figure 4.8) and Illustrative Landscape Plan (Figure 4.9) and other 

illustrative information (refer to Table 4.3), which are not submitted for approval but have 

been used to inform the assessment of likely significant effects, where relevant.  

4.14 The below table sets out the illustrative plans provided to inform the planning application. 

 



 Chapter 4: Proposed Development and Alternatives – Former Camelot Theme Park, Chorley March 2026 

 

4 - 6 

 

Table 4.3: Illustrative Plans  

Title  ES Reference Plan Reference 
Site Wide Illustrative Masterplan  Figure 4.8 024-023-P005 Rev K 
Illustrative Landscape Plan  Figure 4.9 7659.01 Rev E 
Indicative Access Route A  Figure 4.10 86409 CUR XX 00 D TP 03013 

P01 
Indicative Access Route B  Figure 4.11 86409 CUR XX 00 D TP 03020 

P02 
Illustrative Bus Interchange 
Concept Design 

Figure 4.12 86409 CUR XX 00 D TP 75007 
P03 

4.15 The following sections set out the elements sought for approval in detail, followed by the 

outline uses which are fixed by maximum development parameters.  

Overview of the Proposed Development  

4.16 The Proposed Development includes the demolition of the remaining, existing structures 

within the site associated with the former Camelot Theme Park. The Proposed 

Development seeks outline permission to develop a residential development of up to 350 

units with an associated community hub, associated habitat creation, landscaping, open 

space, parking, footpaths/cycleways, drainage and other infrastructure. In addition, the 

Proposed Development also seeks full detail for the principal means of access, with the 

following matters being reserved for future approval: 

• Layout – the way in which buildings, routes and open spaces are provided within the 

development. 

• Scale – the height, width and length of each building proposed in relation to its 

surroundings. 

• Appearance – the materially of the buildings proposed. 

• Landscaping – the treatment of private and public spaces. 

• Access  - internal access within the Site, save the principal means off access from 

Park Hall Road. 

Demolition 

4.17 The site now been vacant for over 12 years and is in a very poor state of repair, which 

continues to pose a significant health and safety risk and, despite the presence of 24-hour 

security and the installation of perimeter security fencing and CCTV, it has attracted a 

range of anti-social behaviour issues since its closure. Therefore, it has been necessary 

to remove the theme park ride structures and to demolish most of the buildings within the 
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Park.  Therefore, the remaining structures an buildings will be demolished, see Figure 4.5 

for the demolition plan. 

Means of Access 

Principal Means of Access  

4.18 The principal means of access is via the existing access onto Park Hall Road. The existing 

kerb lines at the junction will be retained where possible to minimise impacts on 

surrounding vegetation. A 2m-wide central island will be provided across from the access 

road arm along with dropped kerbs and tactile paving to accommodate pedestrian 

crossings. 

4.19 An extract of the access plan is illustrated below and provided in full at Figure 4.6. 

Visibility splays of 2.4 x 120m can be achieved from the access junction. 

4.20 To the north of the site access, the access road will diverge, providing access to the two 

residential development parcels, the bus interchange, and the Community Hub. 

Image 4.1: Principal Means of Access Plan Extract 

 

Secondary Means of Access 

4.21 The secondary means of access is via a new access onto Park Hall Road. The works will 

require clearance of the existing vegetation and provide a new 5.5m road carriageway with 

2m footpaths on either side of the carriageway. An extract of the secondary access plan 

is illustrated below and provided in full at Figure 4.7. 

N 
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Image 4.2: Secondary Means of Access Plan Extract 

 

Internal Access and Circulation  

4.22 The principal and secondary means of access are sought for detailed approval, as set out 

previously. In addition to this, a Movement and Access Parameter Plan is submitted for 

approval to guide future reserved matters application(s). It is illustrated below and 

provided in full at Figure 4.4.  

  

N 
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Image 4.2: Movement and Access Parameter Plan 

 

4.23 The Movement and Access Parameter Plan shows an indicative access route between 

Parcels A and B, this is referred to as Route A; the majority of which is the existing access 

road that serves the hotel and adjacent commercial units. It is proposed to upgrade these 

route with carriageway widening, resurfacing, road markings, footway provision and 

crossing points, improved lighting and improved visibility. 

4.24 Although subject to detailed design, Figure 4.10 provides further detail on the upgrade 

proposals associated with this Route. In summary, it is proposed that the route is 

upgraded to provide;  

• 3m footway / cycleway  

• 6.5m carriageway.  

• 2m landscape verge (along the eastern edge).  

• Street lighting and associated vehicle barriers.  

Refer to Indicative Route A plan (Figure 4.10) for further detail.  

N 
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4.25 The Movement and Access Parameter Plan also shows an indicative emergency vehicle 

access route between Parcels A and B, this is referred to as Route B; the majority of which 

is also an existing access road. 

4.26 Although subject to detailed design, Figure 4.11 provides further detail on the upgrade 

proposals associated with Route B. In summary, it is proposed that the route is upgraded 

to provide: 

• 3.7m carriageway, with wider passing places.  

4.27 A bus interchange (comprising a bus stop and loop turnaround facility) will be provided 

within the site to allow existing bus services along Park Hall Road to divert into the site. 

Refer to Figure 4.12.  

Pedestrian and Cyclist Access 

4.28 There will be pedestrian connection routes from Parcel A to Parcel B. These routes will be 

agreed with the Council at reserved matters stage.  

4.29 In addition, two new further pedestrian / cyclist only access points are proposed. The first 

is an additional access point proposed further west from the existing access point along 

Park Hall Road, to enable access of Parcel A. The second will be a pedestrian / cyclist 

route provided from the north-western extent of the residential development (Parcel B) to 

footpath FP0913009. Slightly to the south of this, the footpath becomes bridleway 

BW0913009.  

4.30 Pedestrians could also access the site from the east via FP0908006. It is proposed that a 

short section of FP0908006 would be diverted in the vicinity of the bus interchange to tie 

in with the proposals. 

4.31 Refer to Appendix 8.1 for further detail.  

Off-site Highways Improvements 

4.32 A suite of highways works are proposed at key junctions within the surrounding area. 

These are set out in detail in Chapter 8: Transport and the accompanying Transport 

Assessment (Appendix 8.1) and Lancashire County Council Highways Post-Application 

Response (Appendix 8.5). These improvements are not detailed here and instead set out 

within Chapter 8 of the ES as they are directly attributed to the identified effects and 

requirements for mitigation.  
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4.33 In summary, the following off-site works are proposed:  

• Park Hall Road/Wood Lane junction improvements (Figure 4.13).  

• A49 Preston Road/Mill Lane junction improvements (Figure 4.14). 

• Road safety scheme on Park Hall Road (Sheet 1) (Figure 4.15). 

• Road safety scheme on Park Hall Road (Sheet 2) (Figure 4.16). 

• Road safety scheme on Park Hall Road (Sheet 3) (Figure 4.17). 

• Road safety scheme on Park Hall Road (Sheet 4) (Figure 4.18). 

Schedule of Proposed Accommodation 

4.34 The below table sets out the schedule of accommodation which is sought for approval.  

Table 4.4: Schedule of Proposed Accommodation 

Use  Use Class  Quantum  

Residential  C3  Up to 350 

Community hub E and F Up to 186.9sqm 

4.35 A Side Wide Illustrative Masterplan has been prepared which sets out how the site could 

come forward. It has been informed by a series of development parameters which are 

explored in greater detail below. The Site Wide Illustrative Masterplan is illustrated below 

and provided in full at Figure 4.8. It identifies two parcels of land for the residential uses 

including Parcel A referring to development south of the watercourse; and Parcel B 

referring to development to the north of the watercourse.  

 

 

 

 

 

 

 



 Chapter 4: Proposed Development and Alternatives – Former Camelot Theme Park, Chorley March 2026 

 

4 - 12 

 

Image 4.3: Site Wide Illustrative Masterplan Extract 

 

Residential Uses  

4.36 The residential uses comprise up to 350 residential dwellings (use class C3).  

Site Layout and Parameters  

4.37 The Land Use Parameter Plan sets out the maximum land use area which could be utilised 

for residential uses (use class C3). The land use parameter also includes provision of 

landscaping, public and private amenity space, internal access and associated 

infrastructure.  

4.38 The total area of the site identified for residential uses amounts to circa 11ha and is 

shown in blue on the Land Use Parameter Plan extract below and provided in full at Figure 

4.1.  

 

 

 

 

Parcel A 

Parcel B N 
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Image 4.4: Land Use Parameter Plan Extract 

 

Scale 

4.39 The maximum scale of development for residential uses range between 2.5 and 3 storeys. 

An extract of the Building Heights Parameter Plan is provided below and in full at Figure 

4.2. The pink colour permits development up to 2.5 storeys and the purple is up to 3 

storeys.  

4.40 The scale of development is based on the storey height as outlined above, however it is 

anticipated a change in levels will be required. Therefore, cut and fill works will be required, 

see section ‘Cut and Fill Earthworks and other Associated Infrastructure’ of this chapter 

for further information. 

 

 

 

N 
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Image 4.5: Building Heights Parameter Plan Extract 

 

Indicative Residential Matters  

4.41 Further to the above, the Site Wide Illustrative Masterplan demonstrates a series of 

matters which are achievable on the Site. These are, however, subject to agreement at 

reserved matters stage.  

4.42 The Site Wide Illustrative Masterplan demonstrates a broad mix of development is 

achievable on site which is set out below.  

Table 4.5: Indicative Housing Mix Schedule  

Number of bedrooms 
 

Percentage of Proposed 
Dwellings 

Number of Proposed 
Dwellings 

1 19% 66 
2 19% 66 
3 27% 95 
4 26% 91 
5 5% 18 
6 4% 14 
Total 100% 350 

N 
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4.43 The Site Wide Illustrative Masterplan (Figure 4.8) indicates that c. 100 dwellings would be 

delivered in Parcel A and c. 250 dwellings would be delivered in Parcel B.  

4.44 Based on the maximum quantum of development, the net density for the Proposed 

Development equates to 31 dwellings per hectare (“dph”).  

4.45 Of the 350 dwellings proposed, up to 175 (50%) are proposed as affordable. The exact 

housing mix for the affordable dwellings will be confirmed at reserved matters stage.  

4.46 The appearance and materiality of the Proposed Development will be conditioned and 

subject to agreement with the Council as part of the reserved matters application(s).  

Community Hub Uses  

4.47 The Community Hub uses extend up to 186.9sqm (use classes E and F).  

Site Layout and Parameters 

4.48 The Community Hub is coloured orange on the Land Use Parameters Plan and shown on 

Image 4.4 above. The land use area for Community Hub uses extends to c. 0.32ha.  

4.49 The 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. It is the intention that the ground floor use would be 

flexible to respond to the needs of the community, and could include a nursery, for which 

interest has already been expressed, and spaces for meetings for the principal use of the 

local community. It is proposed that the upper floors could accommodate residential 

apartments (Use Class C3) and this is accounted for in the maximum residential 

floorspace proposed.  

4.50 The type and quantum of non-residential uses brought forward in the Community Hub will 

be confirmed at reserved matters stage. This has been applied for flexibly through the 

planning application but would not exceed the quantum set out above.  

Scale  

4.51 The maximum scale of development for the Community Hub is 3 storeys.  

Indicative Community Hub Matters 

4.52 As per the residential uses, the appearance and materiality of the Proposed development 

will be conditioned and subject to agreement with the Council as part of the reserved 

matters application(s).  
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4.53 The final quantum and uses sought for approval will be confirmed at reserved matters 

stage, but will be equal to or less than the maximum parameters presented above i.e. use 

class, quantum and heights.  

Associated Infrastructure  

Parking 

Residential Car and Cycle Parking  

4.54 The levels of car parking provided will be confirmed at reserved matters stage. However, 

the Site Wide Illustrative Masterplan demonstrates the development can comply with the 

Council’s parking standards which are provided below. 

Table 4.6: Chorley Residential Parking Standards 

Bedrooms  Cars  Bicycles  

1 1 1 allocated  
1 communal  

2-3 2 2 allocated  
1 communal  

4+ 3 4 allocated  
2 communal  

4.55 Cycle parking would be provided for all dwellings in the form of garages, cycle sheds in 

rear gardens or on-street cycle hangars. 

Servicing 

4.56 The access plans submitted for approval have been subject to tracking modelling to 

demonstrate that an emergency vehicle and/or refuse vehicle could safely access/egress 

the Proposed Development.  

4.57 Refer to Appendix 8.1. 

Green Infrastructure, Public Open Space and Landscaping  

4.58 The Green and Blue Infrastructure extends to c. 14.23ha, as shown on the Land Use 

Parameter Plan and Green and Blue Infrastructure Parameter Plan. The Green and Blue 

infrastructure parameter includes landscaping, public amenity space, habitat creation, 

sustainable urban drainage infrastructure, pedestrian and cycle links and other associated 

infrastructure. The Green and Blue Infrastructure Parameter Plan is illustrated below and 

provided in full at Figure 4.3.  
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Image 4.6: Green and Blue Infrastructure Parameter Plan  

 

4.59 Indicative measures shown include attenuation basins; locally equipped area of play; local 

area of play; trim trail; existing retained ponds; indicative movement routes; and existing 

watercourse. An Illustrative Landscape Plan (Figure 4.9) has been prepared to 

demonstrate how the landscaping could come forward at reserved matters stage.  

Biodiversity  

4.60 Where habitat loss was unavoidable (e.g., some areas of poor-quality scrub, grassland, 

and ponds), compensatory habitats of greater value and area have been proposed, 

contributing to the required 10% net gain in biodiversity.  

4.61 Refer to Chapter 9: Ecology.  

Trees 

4.62 A 15m built development buffer to the Ancient Woodland is proposed and presented on 

each of the parameter plans. This is shown as a dashed green line on the parameter plans 

set out in Table 4.1.  

4.63 Refer to Chapter 9: Ecology and Appendix 9.15: Arboricultural Impact Assessment.  

N 
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Acoustic Attenuation  

4.64 Due to elevated external noise levels associated with the existing highways network, 

acoustic barriers (circa 2m in height) are proposed in the south of Parcel A and north east 

of Parcel B to achieve a suitable external amenity noise climate for proposed receptors. 

However, the exact location and specification of the acoustic attenuation measures will 

be confirmed as part of reserved matters.  

4.65 With regards to internal noise levels within proposed residential dwellings, additional 

mitigation is proposed through a combination of mechanical ventilation systems, trickle 

ventilation, glazing, appropriate façade treatments and through plot layout design. 

Chapter 7: Noise and Vibration of this ES demonstrates that with these measures in place 

a suitable internal noise climate can be achieved. The final details of acoustic design 

requirements will be agreed with the Council at reserved matters stage.  

Energy and Sustainability  

4.66 The Energy Report, see Appendix 4.1, sets out how the Proposed Development can 

achieve emission reductions in line with local planning policy. This performance can be 

achieved through a range / combination of measures, adopting the energy hierarchy and 

fabric first approach. It includes consideration of renewable energy technologies 

including Air Source Heat Pumps for the houses and Air Source Heat Pump Cylinders for 

apartments. Photovoltaic panels are also demonstrated to be feasible to mitigate the 

electricity used for the space heating. The exact mix of technologies to achieve the 

reduction outlined above will be confirmed through detailed design. 

Surface Water Drainage Strategy   

4.67 As set out in the Flood Risk Assessment & Outline Drainage Strategy, see Appendix 12.1, 

the surface water drainage strategy will manage surface water runoff disposal in 

accordance with the drainage hierarchy2 and will use suitable SuDS, in accordance with 

both local and national guidance.  

4.68 The surface water drainage strategy is anticipated to include a mixture of features with 

the attenuation of run-off through oversized pipes, open storage and below-ground tanks. 

 
 
2 Set out in the National Planning Policy Framework (NPPF) Planning practice guidance on Flood Risk 
and Coastal Change (https://www.gov.uk/guidance/flood-risk-and-coastal-change) 
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Appropriate climate change allowances have been utilised in devising the system (e.g. the 

1 in 100-year return period event allowance for future climate change). 

4.69 The use of SuDS will promote settling and filtering of sediments throughout the lifetime 

of the development. Appropriate pollution control measures will be included (e.g. petrol 

interceptors) to prevent reductions in the quality of surface water bodies. The surface 

water drainage strategy will also integrate a schedule of operation and maintenance, so 

that the drainage system remains fully operational and safe throughout its life 

expectancy.  

4.70 Chapter 12: Flood Risk and Water Resources of this ES includes flood modelling in 

relation to the ornamental pond, ‘The Dam’, to the east of the site. 

4.71 In summary, the outline surface water drainage strategy is as follows:  

• Parcel A will be attenuated in oversized pipes and attenuation tanks, prior to 

discharge to watercourse.  

• Parcel B will be attenuated via open storage ponds, prior to discharge to 

watercourse. 

4.72 The exact size of surface water attenuation features will be agreed with the Council at 

reserved matters stage. 

Foul Water Drainage Strategy  

4.73 The foul water strategy will incorporate runs of sewers or private drains along the access 

roads or designated easements within the layout of the Proposed Development, which will 

convey flows from the buildings to the nearby public sewers which fall within the 

ownership of United Utilities (UU). Initially, foul water from the Proposed Development will 

drain into the existing pump station, which pumps into the United Utilities adopted sewer, 

located on Park Hall Road.  

4.74 The foul water management strategy will be in accordance with drainage hierarchy. The 

design and construction of sewers and / or private drains will be undertaken in 

accordance with relevant standards and specifications, such as Approved Document H of 

the Building Regulations. 
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Utilities  

4.75 The Proposed Development will require new electric, water (potable) and 

telecommunications connections. Whilst suitable connection solutions will be agreed 

with the relevant providers in due course, connections will be made to existing 

infrastructure and no significant upgrades to existing infrastructure is anticipated to be 

required. The following summarises those connections:  

• Electricity connection: the development can be fed from an existing 11kv network 

which crosses the site.  

• Water (potable) connection: the nearest infrastructure to the site is a water 

distribution mains in Park Hall Lane. New water will be provided to connect to this 

existing infrastructure. 

•  Telecommunications: connections will be provided from existing infrastructure 

located within the Site.   

4.76 Utility connections will be delivered as part of the construction works.  

Waste 

4.77 Provisions for waste storage facilities and access for refuse collection will be 

accommodated within the Proposed Development. This will be controlled through 

subsequent reserved matters planning applications and delivered in accordance with the 

requirements of CBC.  

Lighting  

4.78 Lighting installations will be required at the new accesses, along the primary, secondary 

and other internal circulation routes and in the car parking / servicing areas (of the 

Community Hub). It is assumed that such lighting will consist of High-Pressure Sodium 

(HPS) or Light Emitting Diode (LED) lamps and will comprise a mixture of façade and 

column mounted luminaires. Other lighting installations, including low-level bollard 

lighting, are also assumed to be installed within the land use zones. 

4.79 It is assumed that all external lighting will be designed to comply with relevant standards, 

such as British Standard 5489:1-2020 Design of road lighting – Lighting of roads and 

public amenity areas, and guidance contained within the Institution of Lighting 

Professionals (ILP) Guidance Notes for the Reduction of Obtrusive Light, Professional 

Lighting Guide 05: Brightness of Illuminated Advertisements, and ‘Bats and Artificial 
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Lighting in the UK (Professionals) as well as Chartered of Building Services Engineers 

(CIBSE) Lighting Guide 6: The Outdoor Environment.  

4.80 Measures to mitigate obtrusive light will include the use of shields, hoods as well as the 

design and positioning of light (e.g. power, orientation and height of the luminaire). The 

requirement for such measures will be identified through detailed design. An appropriate 

level of lighting for the proposed land uses will be provided, accounting for environmental 

sensitivities (e.g. ecological species). Lower levels of lighting will be installed in proximity 

to the watercourse corridors within natural & semi-natural greenspace areas, where 

practicable, to maintain these as dark corridors. 

Anticipated Development Programme  

4.81 For the purposes of the EIA no specific phasing (i.e. on a phase by phase basis) has been 

assumed in the technical assessments. It is anticipated that a detailed phasing plan will 

be conditioned and agreed with the Local Planning Authority prior to commencing works.  

4.82 This notwithstanding, the assessment team have used a set of construction timeframes 

to inform their assessments, as follows; 

• Start on site: September 2027. 

• Full site completion: 2034. 

4.83 To assess traffic related effects, the scenarios assessed, consider a worst case 

assessment and are informed by ‘with’ and ‘without’ development scenario taken from a 

future baseline of 2028, taking account of traffic growth. It also provides an assessment 

of a scenario whereby the construction phase overlaps with partial occupation of the 

development, which represents an anticipated peak in traffic movements from the site. 

These traffic assumptions are subsequently reflected in the assessment of air quality and 

noise effects from the site.  

4.84 Therefore, the following scenarios are assessed in technical Chapters 6-8: 

• 2028 Future Baseline (2024 baseline + background traffic growth).   

• 2028 Future Baseline + Proposed Development (Parcel A Operational + Parcel B under 

Construction) 

• 2028 Base + Proposed Development (Fully Occupied and Operational) 
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Demolition, Construction and Enabling Works Package  

4.85 This section of the Chapter describes the proposed programme of enabling and 

construction works and the key activities that will be undertaken prior to completion and 

occupation of the development. There could also be slight variations to the enabling and 

construction works and the final programme of works will be determined by the appointed 

contractor prior to the commencement of development. For this reason, the following 

description is based on reasonable assumptions and is based on the collective experience 

of the Technical Team with similar projects. 

Description of Works: Project Sequencing  

4.86 The broad sequencing of enabling and construction activities will likely comprise: 

• Mobilisation works and construction site establishment; 

• Demolition of existing buildings; 

• Earthworks (such as the creation of development platforms) and substructures for 

each phase, including other infrastructure works such as establishment of internal 

highways arrangements (up to basecourse level) and drainage infrastructure works; 

• Superstructures and other associated infrastructure; 

• External envelope, internal fit out and landscaping. 

4.87 It is recommended that a Construction and Environmental Management Plan (CEMP) is 

secured by condition, which will outline the methods employed by contractors to manage 

and where practical minimise the impact of both the enabling works and construction 

activities upon the site and surrounding area. The Plan would demonstrate a commitment 

to achieving high environmental standards and compliance with considerate contractor 

scheme procedures. The Plan will be developed with CBC and will include best practice 

measures and those mitigation measures identified through the EIA process. Reference 

is made to these measures throughout this ES where relevant.  

Prior to Construction Works Commencing  

Surveys and Site Remediation Works  

4.88 Prior to any enabling/construction works commencing on Site, a series of additional 

surveys and / or information may be required to be prepared and agreed with CBC and 

other consultees as required. This includes (but is not limited to):  
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• Ecological pre-clearance checks.  

• Establishment of tree protection measures.  

4.89 These works are likely to be secured by condition and will be undertaken prior to any 

enabling or construction works commencing.  

4.90 Site Remediations Works will also be undertaken prior to any construction works being 

undertaken. Outline remediation proposals are set out below and have been informed by 

the following investigations previously undertaken (refer to Chapter 11: Ground 

Conditions): 

• Phase I Geo-Environmental Assessment (Ref. 5557/R1) conducted by Lees Roxburgh 

Limited, dated January 2014 

• Phase II Geo-Environmental Site Assessment (Ref. 10-984-r1) conducted by e3p, 

dated July 2016 

• Geo-Environmental Appraisal and Coal Mining Risk Assessment (Ref. GRO-24220-

5586_1.1) conducted by Groundtech Consulting Ltd, dated 04 June 2025 

• Permanent Ground Gas Risk Assessment (Ref. GRO-24220-5700_1.1) conducted by 

Groundtech Consulting Ltd, dated 04th June 2025 

• Minerals Resource Statement (Ref. GRO-24220-5764_1.1) conducted by Groundtech 

Consulting Ltd, dated 04th June 2025. 

• Organic Material Report and Revised Coal Mining Risk Assessment (Ref. GRO-24220-

5805) conducted by Groundtech Consulting Ltd, dated 9th June 2025.  

• Earthworks Specification (Ref. GRO-24220-5880) conducted by Groundtech 

Consulting Ltd, dated 7th July 2025.  

• Mine Shaft Treatment Specification (Ref. GRO-24220-5882) conducted by Groundtech 

Consulting Ltd, dated 7th July 2025. 

• Remedial Specification (Ref. GRO-24220-5881) conducted by Groundtech Consulting 

Ltd, dated 7th July 2025. 
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4.91 For ease of reference, the Outline remediation strategy refers to seven distinct parcels of 

the site as this assessment. The parcels are described as follows and illustrated in the 

subsequent image:  

• Parcel 1: Northern area of the site comprising undeveloped fields.   

• Parcel 2: Area in the north of the site.  

• Parcel 3: North east of the site which is undeveloped and  comprising the Park Hall 

Car Boot Sale and baron land.  

• Parcel 4: Western area of former Camelot Theme Park. 

• Parcel 5: Central area of former Camelot Theme Park at a lower elevation. 

• Parcel 6: Southern area of former Camelot Theme Park and associated car  parking 

area now utilised as HGV training. 

• Parcel 7: Disused car parking area to the south east adjacent to the Charnock Richard 

M6 services. 

Image 4.7: Outline Remediation Strategy Site Area Plan 
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4.92 During the enabling works the following are considered necessary: 

• Demolition and breaking out of all hardstanding  

• Stripping of topsoil and stockpiling separately  

• Removal of all below ground obstructions and infrastructure  

• Crushing of demolition material and substructures 

• Backfilling of certain ponds on the site  

• Removal of all organic soils and backfilling with engineered fill  

• Cut and Fill programme to achieve formation level  

• Construction of suitable working platform where deeper foundation solution required  

• Reuse of appropriate soils  

• Offsite disposal of unsuitable or excess material 

4.93 The works are further summarised in the table below. 

Table 4.7: Enabling Works Schedule of Operations 

Activity  Summary  
Demolition 
and removal of 
hardstanding  

Existing buildings associated with the former theme park will be demolished. 
The material generated to be stockpiled onsite separately from the remainder 
of material (i.e topsoils). These include, but are not limited to slabs, drains, 
hardsurfacing, foundations, relic structures, utility ducts, etc.  During the 
investigations carried out by Groundtech Consulting and E3P, concrete 
obstructions were encountered and will require grubbing up for the 
development of the site.  The stockpiled materials should be crushed and 
tested to confirm its suitability for reuse onsite. Following which this material 
may be used for capping of highways and the construction of working 
platforms. 

Fencing and 
protection of 
existing 
habitats  

Trees, boundaries and other features of interest, which are to be retained, 
shall be clearly identified and protected by a robust fence to avoid accidental 
impact damage and to minimise or prevent excavation within the Root 
Protection Area (RPA). All works shall be undertaken in accordance with BS 
5837: 2012 ‘Trees in relation to design, demolition and construction. 
Recommendations’. Selective removal of scrubby ground vegetation and self-
regenerated saplings to be removed where necessary to facilitate fencing 
installation, in accordance with ecological requirements. 
 
To ensure trees are protected during the works, a  number of measures will 
be adopted including, but not limited to: 
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Activity  Summary  

• The most sensitive removal of material should be by hand - By 

hand only using hand-held tools and equipment to minimise 

ground/ RPA disturbances; 

• A watching brief to be undertaken by a suitably qualified 

arboriculturist for works involving retained trees and RPAs; 

• Using small lightweight machinery (up to 2/3 tonne excavator) 

with tracked equipment; 

• Using designated appropriate routes to transport waste and 

import material which meanders around trees and their RPAs; 

• Consider impacts to tree canopies and potential pruning 

requirements where equipment/ machinery access routes are 

required by avoiding collisions and tracking away from tree 

canopies;  

• Installation of robust tree protection fencing to clearly set out 

appropiate tracking routes for machinery and avoid undue tree 

stem, canopy and RPA impacts during the works.  

• Ground protection is needed where access routes and machinery 

tracking occurs within Root Protection Areas; 

• Avoid encroaching towards the ancient woodland canopy edge or 

tracking machinery in the RPAs of trees rooted on the periphery of 

the Ancient Woodland; 

• Avoid tracking inside the Ancient Woodland 15m buffer to reduce 

causing secondary impacts; and 

• No equipment/ spoil mounds to be stored inside RPAs or in the 

Ancient Woodland buffer during the works. 

Treatment of 
Mine Entry  

The mine entry located in Parcel 5 located during the investigation by 
Groundtech Consulting should be treated during the enabling works phase. It 
is recommended that the mine shafts are stabilised by drilling and grouting in 
accordance with the  procedure outlined below and in general accordance 
with CIRIA C758.  The shaft is located within Parcel 5 of the site which is not 
to be developed as part of the planning application and is to remain as an 
area of woodland / open space. The vicinity of the shaft is therefore 
considered to be a low risk area as minimal risks to infrastructure or human 
health exist.  When taking into account the above the most appropriate 
capping solution for the mine entry following drilling and grouting is 
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Activity  Summary  
considered to be a flexible engineering solution comprising the placement of 
engineered fill with geosynthetic reinforcement over a wider area than the 
shaft.  

Topsoil strip  The topsoil on the site should be stripped and stockpiled separately from the 
reminder of the material on the site.   
Based on the testing results undertaken to date the topsoil at the site is 
considered to be suitable for reuse within the cover system and areas of soft 
landscaping.  If any of the topsoil is unsuitable, it will be removed from site to 
a suitably licensed facility. The treatment of topsoil on site shall accord with 
a materials management plan to be prepared prior to commencement of 
development.  

Removal of 
Organic 
Material  

Organic soils comprising soft Clay deposits have been encountered in 
localised areas of the site. The organic soils encountered in the southern 
area of Parcel 4 will be excavated in their entirety and replaced with  
geotechnically suitable material. The existing ponds within the theme park 
area in Parcel 4 which are not to be retained as part of the development will 
be pumped out and all organic bed materials excavated in full, following 
which the excavation should be backfilled with geotechnically suitable 
material. 

Contaminated 
Made Ground  

A watching brief will be maintained for the duration of the enabling works for 
visual or olfactory evidence of unidentified contamination.  If identified, work 
should cease in that area and specialist consulted for advice and to revise 
the Remedial Specification, if required. During the enabling works a watching 
brief should be maintained for evidence of Asbestos Containing Materials 
(ACMs). 

 
4.94 During the construction phase, it is anticipated that the following works will be undertaken: 

• Installation of foundations, excavations for trench fill foundations.  

• Excavations for service runs and drainage.  

• Installation of the correct potable water supply pipes.  

• Installation of full radon protection measures, where required.  

• Placement of clean validated subsoil/topsoil in areas of soft landscaping. 

Table 4.8: Construction Works Schedule of Operations 

Activity  Summary  
Installation of 
foundations  

A mixture of different activities will be required including driven pile, trench 
fill and traditional strip. 

Installation of 
full radon 
protection 
measures 

No gas precaution measures are required with respect to permanent 
ground gases. However, full radon protective measures are to be required 
for new buildings located in certain areas of the site. The radon protection 
details are to be detailed by the architect or the Structural Engineer for 
regulatory approval, prior to occupation of buildings, in accordance with 
the remediation strategy.  

Installation of 
Potable Water 
Supply Pipe 

The correct potable water pipework is to be installed by the ground works 
contractor in accordance with a local  
water company risk assessment. 
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Activity  Summary  
Installation of 
the Cover 
System 

A clean cover system is required in private garden areas and areas of soft 
landscaping areas. In areas of proposed private garden areas and areas of 
soft landscaping a cover system should be placed, comprising a minimum 
600mm of “clean” topsoil/subsoil be placed where underlain directly by 
Made Ground. In areas of Public Open Space (POS) a cover system 
comprising minimum 450mm of “clean” topsoil/subsoil be placed where 
underlain directly by Made Ground. Where no Made Ground is present, a 
nominal 150mm depth of clean topsoil should be provided in gardens and 
areas of soft landscaping to provide a suitable medium for plant growth. 

 
4.95 All works need to be undertaken in accordance with the Remedial Specification. 

4.96 Reference should be made to Chapter 11: Ground Conditions for further details on the 

proposed outline remediation strategy. 

Site Establishment 

Mobilisation Works and Construction Site Establishment 

4.97 Hoarding will be erected around the entire site to ensure the site remains secure 

throughout the construction process. Site information boards will be erected adjacent to 

the entrance gates, including an information board with contact numbers for complaints, 

key site personnel and site access arrangements.  

4.98 A number of facilities will be required during the construction process. The on-site 

facilities will likely include:  

• Office and Welfare facilities. 

• Site operative area. 

• Material storage and laydown areas. 

Site Preparation 

4.99 The initial phase of works will include initial site preparation works, which include the 

installation of temporary fencing to secure the site during enabling and construction 

works, site establishment works including the provision of temporary site cabins and 

storage areas, general site clearance and initial vegetation clearance. Preliminary works 

in the form of site set-up will also include the implementation of any required ecological 

protection works which would initially be carried out and would be undertaken in 

accordance with construction best practice and ecological guidance and/or license as 

appropriate to the species/habitat.   
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4.100 There will be no requirement to create a new site access into the site during this phase, 

due to the existing access arrangements already in place. All enabling and construction 

site traffic will therefore use the existing access off Park Hall Road. A conditions survey 

will be undertaken on Park Hall Road prior to construction commencing and following its 

completion to implement any remedial measures to the existing adopted highway 

network.  

4.101  The site compound and material storage area (including provision of welfare and 

contractor parking) will be located within the site boundary once established.  It is 

anticipated that a construction compound will be located in a logical yet sensitive position 

within the site to facilitate works. It is likely that the compound will be relocated as 

required per each phase of works. 

4.102 Further detail will be set out within the CEMP.  

Tree Protection and Removal  

4.103 As set out above, prior to works commencing any enabling and construction works, the 

trees which are being retained on site will be protected with tree protection barriers to 

establish the fenced-off construction exclusion zones.  

4.104 The development will necessitate the removal of a number of individual trees and tree 

groups. No direct impacts to the Ancient Woodland are required owing to the 15m 

development buffer which has been applied and safeguarded. It is anticipated that the 

woodland buffer will be enhanced long-term owing to new tree planting and green 

infrastructure improvements  which will create a site-side buffer of semi-natural habitat.   

4.105 Following site establishment, cut and fill earthworks will be required, including the 

excavation, reengineering, compaction, and re-profiling of material, to provide 

development platforms and facilitate future development. The programme of works is 

described in further detail below. 

Cut and Fill Earthworks and other Associated Infrastructure  

4.106 This initial phase of works includes a schedule of works to enable site clearance and 

create the required development platforms and associated drainage and highway works, 

which will facilitate future development of the site.  

4.107 The Site Wide Illustrative Masterplan (Figure 4.8) has been developed to minimise 

earthworks where possible, but it is likely that detailed proposals will require some re-
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profiling of the existing site levels to accommodate the Proposed Development. 

Therefore, an element of cut and fill is likely to be required to facilitate the creation of 

development platforms. Given the outline nature of the application, proposed level 

changes will need to be determined prior to commencement of development and will be 

dependent on the final and fixed layout of the Proposed Development.  

4.108 Earthworks are essentially the main earth moving exercise that is carried out at the early 

stages of development, involving the excavation (cut), movement and placement (fill) of 

material across the site in order to generate a development platform at the proposed 

ground levels required to allow for the construction of the buildings, associated 

foundations and subsequent finished surfacing. Given the nature of the site, the creation 

of development platforms will largely mean that no significant changes above existing 

ground levels are anticipated.   

4.109 There will be earthworks required to construct the proposed primary and secondary 

vehicle access routes within the site. For each route, the following is anticipated: 

• In order to upgrade the primary access route from Parcel A to Parcel B, it is anticipated 

that the existing road surface will be resurfaced and extended to enable footpath and 

associated infrastructure along its entire length. It is anticipated that circa 5,000m3 of 

cut will be required to formation depth to allow for new road construction. It is 

assumed that this material will be re-used as part of the cut and fill earthworks 

sequence.  

• In order to upgrade the secondary access from Parcel A to Parcel B (to be used for 

emergency vehicles, pedestrians and cyclists) and similar to the primary access,  the 

existing road surface will be resurfaced with some regrading. It is anticipated that 

circa 2500m3 of cut will be required to formation depth to allow for new road 

construction. It is assumed that this material will be re-used as part of the cut and fill 

earthworks sequence.  

4.110 In terms of the topsoil strip and bulk earthworks, suitable material from the cut would be 

reused as fill across the site, where possible. It is unlikely that additional material will need 

to be imported to site to create the development platforms or in areas of landscaping. The 

only other material to be brought to site will be associated with road construction and 

drainage and other building material required during the construction phase. Any material 

placed on site, will be appropriately screened for contaminants before reuse and 

placement and it will be stored and managed on site appropriately i.e. separate stockpiles 



 Chapter 4: Proposed Development and Alternatives – Former Camelot Theme Park, Chorley March 2026 

 

4 - 31 

 

of topsoils and subsoils, which will be restricted in height. This will be implemented 

through the CEMP. It is not anticipated that any further soil importation would be required. 

However, for the purposes of the assessments contained in this ES, it has been assumed 

that there will be a surplus in subsoils across the site, which is based on the initial 

earthworks sequence and as confirmed by the Applicant. Therefore, across Parcel A and 

Parcel B, this is anticipated to be:  

• Parcel A: 10,467 m3. 

• Parcel B: 30,171m3. 

4.111 Earthworks will also include the excavation of any Made Ground strata to remove any 

obstructions and to remove any geotechnically unsuitable material such as timber or 

organic soils. Any concrete obstructions that are excavated will be processed on-site 

under a WRAP (Waste Recycling Action Plan) protocol and turned into construction 

aggregate for subsequent re-use on-site as part of the development. Any remaining 

material will likely require off-site disposal.  

Temporary Drainage  

4.112 The proposed network of sustainable urban drainage ponds will be created as part of the 

enabling works schedule of works. They will be used to manage surface water during the 

enabling and construction phase, with one of the pond features used as a settlement 

basin to assist with sediment control during the enabling works phase. As such, where 

necessary the temporary drainage solution during construction will include measures to 

remove silt, sediment and debris. In addition, temporary land drains to be located around 

the periphery of the site will also be used as temporary drainage features. Further detail 

will be outlined in the CEMP along with a detailed phasing strategy for the works. 

Utilities 

4.113 The electricity, gas, water and telecommunications services to the existing buildings 

proposed to be demolished will be disconnected. Liaison will be undertaken with relevant 

utility operators prior to the commencement of works. 

 Substructures and Superstructures  

4.114 The proposed foundations will be confirmed prior to commencement of development and 

informed by detailed site investigation. However, heights of buildings will reflect the 

residential-led nature of the scheme. As such, low-rise (two to three-story) buildings are 
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proposed. The development consisting of low-rise buildings will mean that shallow 

foundations or shallow engineered foundations within superficial deposits are likely to be 

suitable for the development, however piling may be required in some areas. Refer to 

Chapter 11: Ground Conditions for further detail.  

4.115 Each section of the development will use crane(s) to erect the building frame. The use of 

tower cranes is unlikely to be required given the low rise nature of the development. The 

superstructure will be completed in a normal, recognised generic sequence using the 

structural frame and follow-on envelope brick works.  

Internal Fit Out and Landscaping  

4.116 Following completion of the building structures, each will be fitted out and all ancillary 

landscaping completed. 

 

Construction Traffic Movements  

4.117 As noted previously, it is anticipated that there will be a continuous construction 

programme until full site completion. During this time, there will be a mix of construction 

related traffic movements associated with the exportation of material and the movement 

of contractor staff. Based on the anticipated volumes of material to be exported from Site 

(circa 40,638m3 as noted above), it equates to approximately 4,274 loads (based on 8m3 

capacity and based on a worst case assumption regarding vehicle sizing). It is 

acknowledged that during the enabling and construction phase of the development, other 

ancillary trips will be created such as from contractor staff and the delivery of other 

construction / building materials.  

4.118 Average HGV demand to / from residential construction sites of the size proposed at the 

Site is unlikely to regularly be above 15 – 30 HGV arrival / departures per day during the 

construction phase, although HGV traffic could occasionally rise to higher levels during 

specific short-term ‘peak’ materials delivery / export campaigns.  

4.119 Construction related traffic demand during the main period of dwelling construction is 

unlikely to exceed an average of 10 large vehicle arrival / departure movements per day, 

albeit again, some flexibility would be required to accommodate short term surges in 

demand associated with specific site tasks. 
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4.120 Construction traffic related impact issues related to the delivery of the Proposed 

Development are likely to be generally limited in scale and typically only experienced 

immediate to the site. Such matters could include the following: 

• Transfer of construction traffic borne dirt and dust to the highway and immediate 

surroundings. 

• Construction traffic noise and vibration. 

• Immediate local network congestion associated with traffic management during 

delivery of the site accesses and / or the installation of site related service 

infrastructure connections. 

4.121 The above construction related effects are assessed in the Technical Chapters of this ES. 

However, such effects can be appropriately managed by good site operating practice / 

standard mitigation measures and controlled through the delivery of Construction Traffic 

Management Plan (CTMP) initiatives. A typical CTMP could be expected to include the 

following: 

• Agreed construction operating hours and vehicle delivery hours. 

• Location of proposed construction compounds and lay-down areas. 

• On-site construction vehicle parking and manoeuvring. 

• Staff parking arrangements and details of supporting staff / operative travel 

management initiatives, including encouraging staff travel outside of the traditional 

AM & PM ‘rush hour’ periods. 

• Off-site construction HGV routing.  

• Driver incentive / disciplinary procedures to ensure suitable HGV routing. 

• Construction HGV haulage route signage strategy. 

• Construction vehicle cleansing procedures and details of load sheeting / covered load 

policy. 

• Management and procedures for access by abnormal loads (as relevant). 
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• Programmed temporary road closure / temporary traffic management works and 

details of supporting information campaigns as relevant.   

4.122 Notwithstanding the above, the Technical Chapters of this ES has assessed a scenario 

assuming a ‘peak’ in construction activity at the site, to provide an assessment of the 

worst case. Refer to Chapters 6-12.  

Construction Assumptions  

Hours and Method of Working  

4.123 Construction works will be undertaken during the Council’s standard working hours. 

These working hours have been used to inform the above construction and phasing 

programme.  

4.124 The proposed standard working hours are 07:30-18:30 Monday to Friday, and 07:30-15:00 

on Saturdays. Work shall not be undertaken on Sunday or Bank/Public holidays unless 

otherwise agreed with the Council. 

4.125 In order to maintain the standard working hours, the contractor(s) may require a period of 

up to half an hour before and up to one hour after normal working hours for start up and 

close down of activities.  

Plant and Machinery  

4.126 Although unknown at this stage, the enabling works and construction of the Proposed 

Development is likely to use standard construction plant and machinery.  Likely plant and 

equipment may include (but not limited to): 

• Long-reach/tracked Excavators; 

• Bulldozers; 

• Tippers; 

• Front-end loaders; 

• Crushing machine; 

• Cranes; 

• Dumpers; 
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• Scissor lifts; 

• Cherry Pickers; 

• Backhoe Loaders; 

• Diesel generators; 

• Scrapers; 

• Hydraulic excavators; 

• Backhoe Loaders; 

• Poker vibrator; 

• Pump should any de-watering be required; 

• Forklift truck; 

• Piling rigs; 

• Concrete wagons; 

• vibratory roller; 

• 1 no. tractor & bowser (as required); 

• Pumps and equipment (as required). 

Management of Contracts 

4.127 Individual contracts will incorporate relevant requirements in respect of environmental 

control, based largely on the standard of ‘good working practice’ as well as statutory 

requirements. Any sub-contractors (where used) will be required to demonstrate how they 

will achieve best practice, how targets will be met and how potential effects will be 

minimised.  

Decommissioning 

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

decommissioning has not been considered as part of this study as agreed in the scoping 

process. This is due to the uncertainty over the scope and extent of any decommissioning 
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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. 

Engagement and Stakeholder Communication  

4.129 During the construction process, the contractor will keep the local community engaged 

throughout the build process. Key commitments include: 

• Noticeboard – The noticeboard on site will be regularly updated with a project 

programme, phasing, contact details, and works to be undertaken.  

• Newsletters – Regular newsletters will be issued to residents and other key 

stakeholders. This will ensure that those parties who haven’t seen the noticeboard 

updates are kept up-to-date on the development. The scope of newsletter distribution 

will be agreed with the Council prior to commencing works on site.  

Prior Notice 

4.130 In the event of unusual activities or events that can be anticipated, these will be notified 

to CBC and to any relevant property owners or occupiers wherever possible, in advance of 

the activity. 

Public Liaison 

4.131 There will be a designated Liaison Officer who will deal with public and other complaints 

and enquiries. This nominated individual will be identified to CBC prior to the start of site 

activities, and whenever a change of responsibility occurs. 

Responses to Complaints 

4.132 Any complaints will be logged on site, where necessary. The procedures will specify the 

roles and responsibilities of the Liaison Officer and the Council in respect of breaches and 

complaints from the public. The required actions will be different in each specific case, 

depending on the operation, equipment or location or applying additional controls. 

Environmental Controls, Commitments and Management Plans  

4.133 At various stages of the construction process it will be important to have a series of 

environmental protection measures in place to protect the local environment and 

surrounding communities, as well as on-site workers. The scope of these controls will be 

agreed with CBC.  
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Construction Environmental Management Plan (CEMP) 

4.134 A CEMP will be prepared so as to ensure that the likely significant effects that may arise 

from the enabling works and construction of the Proposed Development are actively 

managed and reduced to an acceptable level. It is anticipated the CEMP will evolve as the 

project progresses to ensure its content reflects the current construction programme and 

activities.  

4.135 The CEMP, which is intended to be secured via condition, is envisaged to comprise (but 

not be limited to): 

• Details of the site set-up, site compound facilities and services; 

• Details of enabling works and measures implemented to facilitate cut and fill 

operations; 

• Details of construction operations highlighting any operations likely to result in 

disturbance and/or working hours outside the core working period, with an indication 

of the expected duration of key phases and dates; 

• The details of proposed routes for HGVs travelling to and from the site; 

• Details of all works involving interference with a public highway, including temporary 

carriageway/footpath closures, realignment and diversions; 

• Housekeeping procedures and environmental control measures; 

• Procedures for managing environmental risks and responding to environmental 

incidents; 

• Standard measures to control and mitigate potential for noise, dust, air quality and 

water pollution; 

• Standard measures for the management of run-off due to construction activities to 

reduce the risk of pollution and elevated flood risk on and off site; 

• Sustainability and Energy considerations during enabling and construction works; 

• Any requirement for monitoring and record keeping; 

• Contact details during normal working hours and emergency details outside working 

hours; 
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• The mechanism for the public to register complaints and the procedures for 

responding to complaints; 

• Provision for reporting, public liaison, prior notification etc; and 

• Procedures for regular dialogue with the Council, relevant authorities and the local 

community. 

4.136 The below table sets out the procedures and mitigation measures that will be identified in 

the CEMP. These reflect the mitigation measures identified in the technical chapters of 

the ES where relevant. 

Table 4.9: Construction Effects and Mitigation 
 Potential 
Effect 

Activity and Effect Procedures and Mitigation Measures  

Visual 
intrusion 

Construction activity, lighting, 
and vehicle movements 

• Temporary lighting required for security 
purposes during hours of darkness is to 
be designed to illuminate into the site 
and not to create nuisance to 
neighbouring properties or highways. 

• The temporary lighting will be positioned 
at the site entrance, to the compound, 
within the building as it is constructed 
and enclosed, and to access routes at 
stages throughout the programme. 

• Whenever possible temporary lighting 
will be turned off when not required. 

Noise and 
Vibration  

Movement of vehicles 
• Controlled vehicle movements. 
• Adoption of site haulage road layout that 

seeks to reduce vehicular movements. 

Use of large equipment / 
machinery 

• Work only within agreed working hours 
• Screening plant to reduce noise which 

cannot be reduced by increasing the 
distance between the source and the 
receiver (i.e. by installing noisy plant and 
equipment behind large site buildings) 

• Ensuring the use of quiet working 
methods, the most suitable plant and 
reasonable hours of working for noisy 
operations, where reasonably practicable 

• Locating noisy plant and equipment as 
far away from houses as reasonably 
possible, and where practical, carry out 
loading and unloading in these areas 

• Shutting down any machines that work 
intermittently or throttling them back to a 
minimum 

• Orientating plant that is known to emit 
noise strongly in one direction so that the 
noise is directed away from houses, 
where possible 
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 Potential 
Effect 

Activity and Effect Procedures and Mitigation Measures  

• Closing acoustic covers to engines when 
they are in use or idling 

Loading / unloading of lorries 

• Where possible activity must take place 
in designated areas away from sensitive 
receptors 

• Lowering material slowly, wherever 
practicable, and not dropping them 

Air Emissions 
and Dust  

Emissions from vehicles 
• Vehicles to be regularly serviced 
• Minimise movement of construction 

vehicles around the site 
• Impose a site speed limit 

Dust 

• The use of dust suppression measures 
during periods of prolonged dry weather 
to negate the generation of wind blow 
dust as a result of site vehicular 
movements and other generating 
activities 

• All cutting equipment to use water as a 
suppressant where possible 

• Locate dust generating activities away 
from site boundaries 

• Site haul roads to be hard surfaced 
• Vehicles to be cleaned and wheels 

washed before leaving site 
• Loads entering and leaving site to be 

covered 
• Seal stockpiles to prevent wind 

generating dust 

Community  Disruption  

• Notify community and local businesses 
of works through notice boards and 
leaflets 

• Designation of a community liaison 
officer 

• Work only within agreed working hours 
• Provision of complaint helpline 

Waste  

Generation of general waste 
(packaging, surplus material, 
excavation material) 

• Waste minimisation and re-use methods 
should be considered 

Removal of general waste 

• Recycling of materials where possible 
• Non-recyclable waste to registered 

landfill 
• Sheeting to cover lorries and trucks 

removing waste from site 

Storage of hazardous wastes 

• Storage should be in designated areas, 
securely contained, marked, and stored 
liquids bunded appropriately 

• All contaminated waste stockpiles to be 
stored upon and covered with suitable 
chemically resistant sheeting 

• Storage locations to be advised to all site 
operatives. 

• All stockpiles to be frequently dampen 
down, particularly during periods of 
prolonged dry weather 
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 Potential 
Effect 

Activity and Effect Procedures and Mitigation Measures  

• All contaminated waste stockpiles to be 
located away from site boundaries on 
areas of hard standing. 

Storage and 
handling of 
materials 

Storage of general materials • Store in packaging until use to prevent 
damage and waste 

Storage of hazardous 
materials 

• Storage should be in designated areas, 
securely contained, marked, and stored 
liquids bunded appropriately 

• All contaminated waste stockpiles to be 
stored upon and covered with suitable 
chemically resistant sheeting 

• Storage locations to be advised to all site 
operatives. 

• All stockpiles to be frequently dampen 
down, particularly during periods of 
prolonged dry weather 

• All contaminated waste stockpiles to be 
located away from site boundaries. 

Discharges to 
water 

Site runoff and seepage into 
groundwater 

• Management of site drainage 
• Provision should be made for the safe 

disposal of wastewaters. 
• Spill kits and emergency response 

procedures to be provided and 
established. 

Accidents and 
emergencies 

Spillage of fuels, oils or 
chemicals 

• Spill kits and emergency response 
procedures to be provided and 
established. 

• Absorbent granules to be stored on-site 
• All oil tank deliveries to be supervised to 

help avoid spillages. 
• Plant and wheel washing (including 

concrete wagons) to be carried out in a 
designated area min. 10m from 
watercourses or surface water drain. 

Accidents involving the 
public • Appropriate signage to be provided 

Traffic 
Adverse traffic conditions 
caused by construction 
traffic 

• Appropriate routing of construction 
traffic 

• A manned access will be situated at the 
site entrance so in coming traffic can be 
controlled and directed onto to site 
and/or to the site compound parking area 
and traffic leaving can be checked for 
cleanliness. 

• All vehicles will be parked within the site 
boundary at all times on a designated 
carpark area.  
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Alternatives  

4.137 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” 

4.138 The main alternatives to the Proposed Development which the Appellant has considered 

include: 

• The 'No Development' Alternative. 

• Alternative designs. 

4.139 No alternative sites have been considered by the Appellant.  

The 'No Development' Alternative 

4.140 In the absence of the Proposed Development, it is not expected that there would by 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 or 

management of the site would alter and therefore the environmental conditions of the site 

would remain largely in its baseline conditions as described in Chapter 3: The Application 

Site and Chapters 6-12. 

Alternative Designs and Site Configuration 

4.141 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. In 

this respect, environmental desktop and site appraisals, interim assessments of the 

emerging Proposed Development, relevant knowledge of the site and feedback from 

consultation events, have all influenced the evolution of the proposals. Adopting this 

iterative design process has enabled the early identification of mitigation measures which 

have then become inherent in the design. In summary, the early design of the Proposed 

Development has been influenced by the key constraints and opportunities, which in turn 

have helped refine and structure the scheme. The key constraints and opportunities at the 

Site were identified as:  
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• 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. It was identified at the outset of the project that the Ancient 

Woodland and lowland mixed deciduous woodland BAP Priority habitat would be 

retained and protected throughout the development. As such, the proposals include a 

15m buffer from the ancient woodland in order to prevent any direct habitat loss and 

opportunities have been identified to enhance the woodland and associated habitats 

as part of the proposals. As such, the proposals provide opportunities to enhance the 

woodland quality and diversity through the removal and management of invasive 

species and planting of a diverse native understorey species.  

• 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 (see below). In doing so has 

allowed for the opportunity to de-culvert a section of the watercourse resulting in flood 

risk and biodiversity benefits.     

• 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.  

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

of the internal access arrangements (referred to as Route A and Route B), which were  

influenced by the location of already established routes through the site. This was in order 

to limit associated infrastructure works and associated environmental effects in order to 

deliver suitable internal circulation.  In choosing these routes, a review was also 

undertaken of the previous proposals at the site (as set in the previous application (ref. 

17/00710/OUTMAJ).  For this application, an internal route was proposed further to west 

along a section of the watercourse closet to the Ancient Woodland belt. This is referred 

to as Route C as shown on Route Overview Plan as shown on the Image below and  located 

in Appendix 4.2.  

4.143 Route C provides a connection between the Parcel A and Parcel B in close proximity to 

the western site boundary. As can be seen on the Indicative Route C plan (Appendix 4.2), 

this route would require significant earthworks and infrastructure requirements to 

engineer the route and deliver the connection. In turn, this would result in larger losses of 

lowland mixed deciduous woodland BAP Priority habitat and directly impact on areas of 

Ancient Woodland and irreplaceable habitats. Under this alternative, there would also be 
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a reduced buffer from Littlewood Biological Heritage Site (BHS). Furthermore, this 

alternative involves direct impact on the existing watercourse in terms of the engineering 

works required to construct a bridge and the requirement to culvert a section of the 

watercourse. In summary, Route C was discounted as an alternative by the design team 

due to the identified environmental effects which are considered greater than the 

proposed routes of Route A and Route B, which align with existing routes through the site.    

4.144 The consideration of alternatives in the design process has been informed by a series of 

key constraints and opportunities, informed by environmental effect considerations. This  

has informed the proposals as described in this description of development Chapter.   

Conclusions  

4.145 The consideration of alternatives has included the evaluation of a “no development” 

option and alternative design options and the findings of the series of studies that make 

up the EIA. The no development option and alternative sites were discounted. A 

comprehensive site testing and evaluation exercise has been undertaken, which has 

informed the Proposed Development presented as part of this application. 
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Figure 7.1 Location of Noise Sensitive Receptors 
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POSSIBLE DUE TO

DENSE VEGETATION

SURVEYED WHERE
POSSIBLE DUE TO

DENSE VEGETATION

SURVEYED WHERE
POSSIBLE DUE TO

DENSE VEGETATION

SURVEYED WHERE
POSSIBLE DUE TO
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SURVEYED WHERE
POSSIBLE DUE TO
DENSE VEGETATION
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POSSIBLE DUE TO
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SURVEYED WHERE
POSSIBLE DUE TO
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UNMADE

GROUND

UNMADE
GROUND

GRASS

GRASS

BP

BP

BP

CONC

GRASS
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TARMAC

SURVEYED WHERE
POSSIBLE DUE TO DENSE
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TREE GROUPING
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TREE GROUPING

SURVEYED WHERE
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TREE GROUPING
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TREE GROUPING
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TREE GROUPING

SURVEYED WHERE
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