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1.  INTRODUCTION 

 

1.1  This Statement is provided by Chorley Borough Council (hereafter the 

Council) in relation to the non-determination of a planning application by 

Chorley Borough for a proposal described as: 

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.  

1.2 The application was submitted by Asteer Planning LLP on behalf of Story 

Homes Limited. The application is in outline only, with all matters reserved 

save for the principal means of access. In this case, access means the point 

of access and not the internal road layout (which remains a reserved matter). 

1.3.  This proposal is accompanied by a parameters plan, illustrative landscape 

strategy plan and an illustrative masterplan. These demonstrate that the 

proposed development would deliver up to 350 dwellings, of which 50% will 

be affordable, in addition to a Community Hub (Use Classes C3, E and F). 

The proposed development would provide internal bus stop and bus turning 

provision in additional to new green spaces that are to be accessible to the 

public, including informal open space and formal open space, such as play 

areas. The proposed green infrastructure would cover approximately 14ha 

(over 55%) of the site. 

1.4 The application was made valid on 20 June 2025 and was given the reference 

number 25/00577/OUTMAJ. With a statutory decision-making period of 

thirteen weeks, the decision making period expired on 19 September 2025. In 

August 2025 the applicant requested an extension to the determination period 

which sought an extension to 14 October 2025. Additional time was required 

in order for the application to address matters of concern that had been raised 

by the Local Highway Authority, who are Lancashire County Council 

Highways (LCC). Below is a table setting out the engagement between the 

Local Highway Authority and the Appellant: 

Pre-application 
(Nov 2024): 

Pre-application discussions commence. 
 

Pre-application 
Response (June 
2025): 

In its formal pre-application advice, LCC provided a detailed review of the 
emerging proposals and set out the technical requirements expected at 
application stage.  

Holding 
Response (July 
2025): 

LCC advised that, due to the scale and complexity of the proposal, it could 
not provide a full response within the deadline and would issue a 
comprehensive response following further work and discussions.  
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1.5 An appeal for non-determination was received by the Local Planning Authority 

on 19 December 2025. 

 

2. SITE DESCRIPTION 

2.1  The application site boundary extends to approximately 25.55ha and covers 

the former Camelot Theme Park site, which includes areas covered by the 

former park rides, facilities and buildings, car and coach parks, access roads, 

areas of hard standing and woodland areas. The site also includes an area of 

hard standing located to the north of the existing Park Hall Hotel (a 140-bed 

hotel) and existing employment units. However, the hotel and employment 

units sit outside of Story Homes’ ownership. 

2.2 The site is located within the Green Belt to the west of Charnock Richard, 

north-east of Heskin and south-east of Eccleston, and is designated as 

previously developed land within the Chorley Local Plan 2012-2026 under 

policy BNE5. 

Post-application 
meetings (July; 
Aug; Sept 2025):  

Discussion about site related issues and sustainability. 

Further Holding 
Response (Sept 
2025): 

LCC set out unresolved matters and recommended the LPA should not 
progress to committee until the applicant provided further information on 
the parcel link road, road safety, and S106/S278 conditions. 

Interim 
Statutory 
Comments (Oct 
2025) 

LCC explained it could not confirm policy compliance until two key issues 
were resolved:  

• Access strategy (Parcel B); and 

• Public transport accessibility/provision.  

The interim comments also noted that many TA elements (trip rates, 
distribution, calibration) hinge on the deliverability of an STS that reduces 
car trips. 

Statutory 
Comments – 
(Oct 2025 - 
Objection): 

LCC objected because it considered that safe and suitable access had not 
been demonstrated. Key points included 

• Access to Parcel B 

• Public Transport   

• Modelling and Transport Assessment  

Revised 
Statutory 
Comments (Nov 
2025 - Objection 
Maintained): 

After a further meeting (5 Nov) and the appellant’s 7 Nov submissions 
(indicative 6.5 m carriageway; 3.0 m shared path; Armco/railings; an 
additional bus stop/turning area within Parcel B), LCC acknowledged 
improvements in principle but concluded fundamental risks persist, 
including:  

• Unresolved alignment/visibility and safety; 

• Lack of indicative lighting/surveillance; 

• Adoption and enforcement risks on bus routes; 

• Service viability post-subsidy; and  

• Dependency on a secondary access to Parcel B 

• Missing detail  
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2.3  The site is bordered by mature woodland to the south and west, part of which 

is designated as Ancient Woodland and referred to as ‘Little Wood’. Syd 

Brook watercourse flows through the woodland parcel to the south of the site, 

in a valley feature, which forms part of the River Douglas catchment. 

2.4 To the north are agricultural fields, and to the east, the site is partially bound 

by ‘The Dam’ water body (an ornamental lake), Little Wood Biological 

Heritage Site, and the M6 motorway. To the south, the site is bound by Park 

Hall Road. The site is located approximately 4.5km to the southwest of 

Chorley Town Centre, and approximately 2km to the southeast of Eccleston 

village centre. The Charnock Richard Motorway Service Area (MSA) is 

located adjacent to the southeast corner of the site. 

2.5 Since the closure of the park in 2012, the site has become increasingly 

derelict, with many of the larger, more prominent structures removed due to 

concerns over their structural integrity. The site has been used for various 

temporary purposes since, including an annual ‘scarefest’, but otherwise, has 

fallen into a state of disrepair. 

 

3.  COUNCIL POSITION AND REASON FOR REFUSAL 

3.1 The proposal has not been considered by the Council’s Planning Committee, 
however, the Council consider that planning permission should be refused for 
the following reason and that planning conditions cannot overcome the 
reasons for refusal: 

 
The application fails to demonstrate that the proposed development can 
deliver safe and suitable access for all users. Critical elements of the access 
strategy remain unacceptable, and the proposal undermines the credibility of 
the vision-led approach required by national policy. The proposal is, therefore, 
contrary to paragraphs 115, 116 and 117 of the Framework and policies ST1 
and BNE1 (d) of the Chorley Local Plan 2012 – 2026 and policies ST1 and 
ST2 of the emerging Central Lancashire Local Plan 2023-2041. 

 
 
4. RELEVANT PLANNING POLICY 
 
4.1 Section 38 (6) of the Planning and Compulsory Purchase Act (2004) and 

section 70(2) of the Town and Country Planning Act 1990, as amended, sets 
out that the determination of applications must be made in accordance with 
the development plan, unless material considerations indicate otherwise. At 
the time of the preparation of this Statement, the Development Plan for 
Chorley comprises: 

 
4.2 Central Lancashire Core Strategy 2012 
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The Central Lancashire Core Strategy was adopted in July 2012 and covers 
the three local authority areas of Chorley, South Ribble and Preston. The 
Core Strategy covers the plan period from 2010 – 2026. 
 

4.3 Chorley Local Plan 2012 - 2026 
Following the adoption of the Core Strategy, each of the 3 authorities 
produced and adopted a Local Plan. The Chorley Local Plan was adopted in 
July 2015 and covers the plan period from 2012 – 2026. 
 

4.4 Emerging Central Lancashire Local Plan (CLLP) 2023-2041 
As noted above, the Central Lancashire Core Strategy was adopted in 2012, 
and covers the three authority areas of Chorley, Preston City and South 
Ribble Borough. The Core Strategy was then supplemented by three Local 
Plans for each of the authority areas. 
 

4.5 In 2018, the decision was taken to combine all of the local plans and core 
strategy with a view to delivering a single Central Lancashire Local Plan 
(CLLP) which will reflect the shared strategic policy objectives and more 
detailed non-strategic policies. 
 

4.6 The Central Lancashire authorities (South Ribble, Chorley and Preston) are 
preparing a new development plan: the Central Lancashire Local Plan (CLLP) 
2023-2041. Preparation of the plan must be undertaken in accordance with a 
series of stages set through the Town and Country Planning (Local Planning) 
(England) Regulations 2012. In accordance with those regulations, Chorley 
Council agreed to the publication of the CLLP prior to its formal submission to 
the Secretary of State (SoS) for examination. The Plan was submitted to the 
SoS on 30 June 2025 and is currently nearing the end of the examination.   

 
4.7 A letter setting out Post Hearing Advice – Further Work and Related Matters 

has now been received and sets out the additional work that will be required in 
order to make main modifications of the Plan to address soundness and legal 
compliance concerns. The letter accepts the housing requirement figures and 
the apportionment between authorities. The Inspectors are also satisfied that 
as the housing requirement met 80% of the LHN at the point of submission, 
the Plan meets the requirements of paragraph 234a of the NPPF 2024 and 
can therefore be examined under the NPPF December 2023. The Inspectors’ 
letter seeks further assurance that the Council will be able to demonstrate a 5-
year housing land supply, and the Council intends to demonstrate to PINS 
through the remaining stages of the local plan process that Chorley has a 
housing supply that meets the identified requirement for the Plan period and 
can subsequently demonstrate a 5-year housing land supply. 
 

4.8 At this advanced submission stage of the plan’s preparation, the CLLP is a 
material consideration in the determination of planning applications. The 
National Planning Policy Framework (the Framework) sets out that decision-
takers may give weight to relevant policies in emerging plans according to 
their stage of preparation, the extent to which there are unresolved objections 
to relevant policies, and their degree of consistency with policies in the 
Framework. 
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4.9 In the instance of this Appeal the Council considers the following to be most 

relevant to it’s case: 
 
 Chorley Local Plan 2012 – 2026 

Policy ST1: New Provision or Improvement of Footpaths, Cycleways, 
Bridleways and their associated facilities in existing networks and new 
development  
Policy BNE1: Design Criteria for New Development 

 
National Planning Policy Framework 

 9. Promoting sustainable transport 
 

Emerging Central Lancashire Local Plan (CLLP) 2023-2041 
Policies ST1 (Strategic Transport Priorities) and ST2 (Sustainable and Active 
Travel) 

  
 
 
5. RELEVANT PLANNING HISTORY 
 

• Ref: 14/00071/OUTMAJ Decision: Refuse Outline Planning Permission 
Decision Date: 14 August 2014 
Description: Outline application for the redevelopment of the former Camelot 
Theme Park comprising of the erection of up to 420 dwellings (all matters 
reserved) 
 

• Ref: 17/00285/SCE Decision: Screening Opinion Not Required    
Decision Date: 9 June 2017 
Description: Request for Screening Opinion Pursuant to Regulation 5 of The 
Town and Country Planning (Environmental Impact Assessment) (England 
and Wales) Regulations 2011 for a proposed mixed use development 
comprising up to 195 dwellings, 1000sq. m. B1 office and 2000sq. m. 
workshop units/starter offices plus landscaping and open space. 
 

• Ref: 17/00710/OUTMAJ Decision: Refuse Outline Planning Permission 
Decision Date: 28 March 2018 
Description: Outline application for the mixed use redevelopment of the 
former Camelot Theme Park, comprising of up to 195 dwellings, 1,000sqm of 
office space (Use Class B1), and 2,000sqm workshop/starter units, together 
with associated infrastructure, open space and landscaping, with all matters 
reserved except for access. 
 

• Ref: 20/01356/DEMCON  Decision: Demolition Approved  
Decision Date: 12 January 2021 
Description: Application for prior determination for the proposed demolition of 
buildings associated with the former Camelot Theme Park 
 

• Ref: 21/01293/DEMCON  Decision: Demolition Approved  
Decision Date: 30 November 2021 
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Description: Application for prior determination for the proposed demolition of 
buildings associated with the former Camelot Theme Park 
 

• Ref: 25/00348/SCE Decision: Screening Opinion Not Required    
Decision Date: 10 June 2025 
Description: Request for a screening opinion pursuant to Regulation 6 of the 
Town and Country Planning (Environmental Impact Assessment) Regulations 
2017 (amended 2018) for a residential development of up to 350 homes (Use 
Class C3) and community hub, with associated habitat creation, landscaping, 
open space, parking, footpaths/cycleways, drainage and other infrastructure. 
 
 

6. APPELLANT’S CASE 

6.1  The appellant contends that Policy 1 of the Core Strategy should be afforded 
limited weight. This policy seeks to focus growth and investment on well 
located brownfield sites and the Strategic Location of Central Preston, the Key 
Service Centres of Chorley and Leyland and the other main urban areas in 
South Ribble, whilst protecting the character of suburban and rural areas.  

 
6.2 This site is to be assessed under Criteria (f), which relates to “other places” 

i.e. smaller villages, substantial built up frontages and major developed sites, 
where development will be typically small scale and limited to appropriate 
infilling, conversion of buildings and proposals to meet local need, unless 
there are exceptional reasons for larger scale redevelopment schemes. The 
appellant contends that the benefits of the proposed development amount to 
exceptional reasons for a large scale redevelopment such as that proposed.  

 
6.3 The proposed development falls within the designated Green Belt. The 

appellant contends that the development would not be inappropriate 
development on the basis that it complies with the terms of paragraph 155 of 
the Framework and meets the ‘Golden Rules’ requirements set out in 
paragraphs 156-157. 

 
6.4 The appellant contends that a vison-led approach to transport planning has 

been adopted for the Appeal Site, in line with paragraphs 109, 115, and 118 
of the NPPF. The proposed Development would generate multi-modal travel 
to, from and within the Appeal Site. The development seeks to encourage the 
establishment of an attractive, sustainable residential area with access to 
work, education and community facilities by sustainable, low carbon travel 
infrastructure so that many journeys can be on foot or by bicycle, within the 
Development itself, and by public, shared and sustainable transport modes for 
longer journeys. This is supported by objectives and a Sustainable Transport 
Strategy, as set out in the Transport Assessment and other supporting 
documentation submitted as part of the Planning Application.  

 
6.5 The appellant contends that the development proposals satisfy paragraphs 

110, 115, 116, and 117 of the NPPF in ‘Section 9: Promoting Sustainable 
Transport’. The appellant will seek to demonstrate how the Appeal Site would 
become a sustainable location, with green spaces that are accessible to the 
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public, in the context of Grey Belt land at paragraphs 155 and 156 of the 
NPPF in ‘Section 13: Protecting Green Belt Land’. 

 
6.6  The appellant also contends that the proposed Development complies with 

Policy 3 of the Core Strategy, policies ST1, ST2, and ST3 of the Chorley 
Local Plan, and policies ST1 and ST2 of the emerging CLLP.  

 
 
7.  LOCAL PLANNING AUTHORITY’S RESPONSE TO APPELLANT’S CASE 

 

7.1 In response to the matter of housing supply the emerging Central Lancashire 
Local Plan 2023-2041 is currently undergoing formal examination, however, it 
has not yet been found sound and therefore the five-year supply of new 
homes must be calculated using the standard method at this stage. On 1st 
April 2025 there was a 3.4 year deliverable housing supply over the period 
2025–2030 based on the annual housing requirement of 670 dwellings, which 
includes a 20% buffer. At this time, the Council accepts, for the purposes of 
this appeal, that it cannot demonstrate a five year supply of deliverable 
housing sites and, therefore, the housing policies contained in the 
development plan are to be considered out-of-date and the tilted balance is 
engaged.   

 
7.2  Although the Council are currently unable to demonstrate a five-year supply of 

new homes when calculated using the standard method, the CLLP has 
progressed based on Chorley Council having a housing requirement of an 
average of 334 new homes per annum rather than its requirement under the 
standard method, which is 558 new dwellings. Chorley Council is already 
working hard to address the housing supply evidence required in modifying 
the CLLP so that a 5-year housing land supply can be demonstrated as part 
of the CLLP, which will gain increased weight as the examination continues. 
The Council’s preference is that growth comes forward in a plan-led manner. 

 
7.3 In consideration of the location of the site in the Green Belt it is recognised 

that the site is previously development land as designated within the Chorley 
Local Plan 2012 – 2026. The site is considered to fall within the definition of 
‘grey belt’ as set out at paragraph 155 of the Framework. The proposal would 
not fundamentally undermine the purposes (taken together) of the remaining 
Green Belt across the area of the plan. There is a demonstrable unmet need 
for the proposed development and it is considered that the development can 
be made sustainable. It is considered that the proposed development accords 
with the exception set out at paragraph 155 of the Framework and is not, 
therefore, inappropriate development in the Green Belt. 

 
7.4 The case for the Local Planning Authority is straightforward. It is that the 

proposed development would have an unacceptable harmful impact upon 
highway safety as it has not been demonstrated that a safe and suitable 
access to the site can be achieved for all users. 
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7.5 Harm 1 – Harm to highway safety 
 
7.6 The proposed development fails to demonstrate that safe and suitable access 

can be achieved for all users. While the Local Highway Authority have worked 
with the Appellant throughout the application process, resulting in some  
amendments and clarifications, unfortunately these do not meaningfully 
address the fundamental safety and accessibility concerns that have been 
raised by LCC Highways as the Local Highway Authority (LHA). The access 
proposals retain issues relating to distances; visibility, surveillance and 
conflict; safety; design and deliverability; and uptake of sustainable/active 
travel. Without resolution, these issues undermine the ability for the vision (in 
terms of sustainable travel uptake) to be realised. Critical elements of the 
access strategy remain unacceptable, and the proposal continues to 
undermine the credibility of the vision-led approach required by national 
policy. It is considered that the application is contrary to paragraphs 115, 116 
and 117 of the Framework and policies ST1 and BNE1(d) of the Chorley Local 
Plan 2012 – 2026, and policies ST1 and ST2 of the emerging Central 
Lancashire Local Plan 2023-2041. 

 
7.7 Chapter 9, Paragraph 115 of the Framework requires authorities in assessing 

applications to ensure that: 
 

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

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

• The design of streets, parking areas, other transport elements and the content 
of associated standards reflects current national guidance, including the 
National Design Guide and the National Model Design Code 

• Any significant impacts from the development on the transport network (in 
terms of capacity and congestion), or on highway safety, can be cost 
effectively mitigated to an acceptable degree through a vision-led approach. 

 
7.8 It is considered that the proposal does not meet these requirements for the 

following reasons: 
 
7.9 Safety concerns regarding road alignment and visibility on the access route to 

Parcel B remain unresolved. The lack of indicative plans for lighting and 
natural surveillance limits the LHA's ability to fully assess safety measures 
along the access route. 

 
7.10 'The Dam' is an ornamental lake, with the access route proposed running 

adjacent to it. The LHA have expressed some concerns about the access 
proposals and their proximity to The Dam. Concerns relate to the associated 
safety and maintenance liabilities (slip and fall entry; vehicle departure from 
the road; runoff pollution; structural instability; pedestrian risk; etc.). These 
risks and responsibilities would therefore remain with the developer but they 
are in part, still unresolved.  Increased traffic as a consequence of 
development would increase the level of risk, and the issues have not been 
resolved to the satisfaction of the LHA. Additionally, notwithstanding the 
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construction of the existing road (which is unknown) the LHA would require 
the highway to be set back at least five metres from any body of water or 
infrastructure designed to retain water. On this basis, the proposed access 
road is considered unsuitable. If all of the above were resolved, then the 
access could be considered for adoption by LHA, but based on layout, design, 
safety and construction requirements as presented it is unsuitable. 

 
7.11 The proposed sustainable transport strategy relies on rerouting the existing 

Chorley–Eccleston–Croston bus service through the site. The Appellant has 
taken the view that the public transport should remain at the front of the site 
and distances to bus stops do not need to align with guidance. Without 
improved access to public transport the outstanding issues with access mean 
Parcel B would be car-dependent for most.  

  
7.12 The highway authority case will be as highlighted above, demonstrating that 

the appeal scheme is contrary to paragraphs 115, 116 and 117 of the 
Framework policies ST1 and BNE1 (d) of the Chorley Local Plan 2012-2026, 
and policies ST1 and ST2 of the emerging Central Lancashire Local Plan 
2023-2041. 
  
 

8. Conclusions 
 

8.1 The issue of highway safety is one which national policy highlights as an  
area of critical importance. An unacceptable impact on highway safety is one 
of the only matters upon which a decision-maker is entitled to refuse an 
application without proceeding any further to consider matters of planning 
balance (NPPF paragraph 116). It is for this reason that the Framework  
paragraph 118 requires applications to be supported by a vision-led transport 
statement or transport assessment so that the likely impacts of the proposal 
can be assessed and paragraph 115 requires decision-makers to ensure that 
any significant impacts on highway safety can be cost effectively mitigated to 
an acceptable degree. 
 

8.2 The application fails to demonstrate that the proposed development can 
deliver safe and suitable access for all users. Critical elements of the access 
strategy remain unacceptable, and the proposal undermines the credibility of 
the vision-led approach required by national policy. The proposal is, therefore, 
contrary to paragraphs 115, 116 and 117 of the Framework and policies ST1 
and BNE1(d) of the Chorley Local Plan 2012 – 2026 and policies ST1 and 
ST2 of the emerging Central Lancashire Local Plan 2023-2041. 

 
 
9. SUGGESTED CONDITIONS 

 

9.1 To follow. 
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10. INSPECTION OF DOCUMENTS 

 

10.1 Appeal documents may be inspected by contacting the case officer Iain 

Crossland by post or by e-mail as follows: 

 

Iain Crossland 

Principal Planning Officer 

 Chorley Borough Council 

Civic Offices,  

Union St,  

Chorley  

PR7 1AL 

 

E-mail: iain.crossland@chorley.gov.uk 

 

 

 


