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1. Introduction & Background 

1.1 Tim Claxton Property Limited has been commissioned by Bellway Homes (Manchester 
Division) to prepare viability advice in support of their application for a change of use in respect 
of a 3.02 hectare (7.46 acre) site located on Euxton Lane in Chorley (see extent of site outlined 
in Fig.1).   

1.2 The site is currently in employment use and is occupied by a vacant and dated office building.  
The proposed planning application is described as follows: 

‘Full planning permission for demolition of existing buildings and the erection of 118 
new residential dwellings (C3 Use Class) and associated works.’  

1.3 Policy 10: Employment Premises and Sites of the Central Lancashire Joint Core Strategy 
promotes a presumption that sites identified as ‘Best Urban’ or ‘Good Urban’ will be retained in 
B Use Class uses unless they can satisfy eight specific criteria. The subject site is so identified. 

1.4 The Controlling Re-use of Employment Premises SPD (October 2012) elaborates on the eight 
criteria which are as follows:  

A. There would not be an unacceptable reduction in the quality or quantity of employment 

land supply 

  

B. The provision and need for the proposed use 

  

C. The relative suitability of the site for employment and for the alternative use. 

  

D. The location of the site and its relationship to other uses 

  

E. Whether the ability to accommodate smaller scale requirements would be compromised 

 

F. There would be a net improvement in amenity 

 

G. Convincing evidence of lack of demand through a rigorous and active 12 months 

marketing exercise for employment re-use and/or employment redevelopment 

  

H. An assessment of the viability of employment including employment re-use and 

employment redevelopment 

 

  

 



   

 

 4 

 

 

Fig 1: DCX Chorley Site Boundary 

 

1.5 Criteria A-F have been considered and addressed by Pegasus Planning’s Employment Land 
Review (December 2021).  Criteria G and H are not addressed directly within their document 
(except in so far as it summarises the conclusions of this report) and accordingly this report 
considers the viability of maintaining the site in its current use or for appropriate alternative 
employment uses, including a commentary on market demand. 
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2. The Subject Site  

2.1 The site is situated in the Buckshaw Village area of Chorley approximately 2.4 kms (1.5 miles) 
to the north-west of the town centre (see site location at Fig.2).  The general location is 
characterised by a mix of uses including, office, education retail and residential and boasts a 
mainline railway station (Buckshaw Parkway) situated a short distance, as the crow flies at least, 
to the north-west. 

2.2 The site totals in the region of 3.02 ha (7.46 acres) and is occupied by a two storey office 
building (Use Class E, previously Use Class B1a) situated in the north-east corner.  This 
structure provides in the region of 4,600 sq.m (50,000 sq.ft) of accommodation in a building that 
was originally constructed as a B8 unit (the building was originally part of the former Royal 
Ordnance site) and which was converted to office use in around 1989. 

2.3 The site has very low site coverage with the majority of the site used for surface car parking or 
laid out as grassed areas. A central access road which traverses the site from east to west is 
tree lined with two of the trees being protected under a TPO.  Access to the site is off Euxton 
Lane at the far eastern extent of the site adjacent to Runshaw College where it joins this central 
access road. 

2.4 The site is bordered to the south by public highway (Euxton Lane) and to the west by Runshaw 
College.  An active railway line borders the north of the site and Preston North End’s training 
ground sits to the east.  

 

 

Fig 2: Site Location 
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Existing Office Building 

2.5 The existing office building was until recently occupied by DXC Technology, a global IT services 
company.  This company has occupied the building for over 18 years, have served a break 
clause and have been in the process of vacating the site with full vacant possession expected 
in January 2022.  As at the date of this report the building is no longer physically occupied.  The 
business is downsizing its operation in terms of office space requirements with many employees 
now working from home.  This is a trend being witnessed across the business sector with its 
obvious impact on demand for offices. 

2.6 The building is outdated in many respects and is unattractive as an office building for the 
following reasons: 

 Inflexible space 

 Poor lift provision 

 Outdated heating 

 Poor insulation (incl dated windows) 

 Large floorplates 

2.7 In its favour the building is well located being within reasonable proximity of a railway station, 
amenities and generally accessible from the regional road network.  The level of available car 
parking has also been good as the balance of the site has not been developed.  

Balance of the Site  

2.8 A substantial proportion of the undeveloped site is surplus to requirements in terms of the 
provision of car parking to meet normal standards and for this reason has always been available 
for development.   

2.9 The site has been in the ownership of a very active property investment and development 
company (Bluemantle) for 18 years and despite there being a willing developer in control of the 
site market demand has been such that development of the balance of the site has never 
progressed.  
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3. Scope of Viability Testing  

3.1 In line with Criterion H of the Controlling Re-use of Employment Premises SPD we have 
considered the viability of bringing forward appropriate uses for the site. 

Appropriate Alternative Uses  

Existing Building 

3.2 The site is currently occupied by a building which now sits within Use Class E – Commercial, 
Business and Service.  This includes all former B1 uses, Classes A1-A3 and some former 
D1/D2 uses.  A change of use from the existing use to a B2 or B8 consent will require specific 
planning permission. 

3.3 It is clear from the nature of the location and the existing building that appropriate alternative 
uses that do not require planning permission are extremely limited and focus on office type use.  
The current state of the building is such that it would require refurbishment before being 
marketed for occupation as offices.  

3.4 Other Class E uses have been considered within the Pegasus Employment Land Review and 
they raise a number of issues associated with the potential for retail, leisure and other Class E 
uses in the context of this out of centre site location and the practicality of accommodating such 
uses in such a large building.  

3.5 We agree with all the points set outlined in the Employment Land Review and can confirm that 
the types of uses suggested would not command a sufficient level of return / rent to bring the 
building up to required standards for all of the uses suggested. Indeed, they would prove less 
viable/deliverable than the office refurbishment options and have therefore not been formally 
addressed within this viability report.  

3.6 Those uses that would require planning permission which could potentially be accommodated 
within the existing building focus on B2 and B8 type uses but in both cases we consider the 
conversion of the existing fabric to provide modern accommodation for these uses to be wholly 
unfeasible.  

 

Uses to be appraised for the existing building:  Offices (formerly Use B1a)  

 

Balance of the Site/Cleared Site     

3.7 In terms of the remainder of the site this is essentially all unallocated and identified as ‘white 
land’ (ie, land considered suitable for future development).  All proposed uses would therefore 
be considered on their merits and compliance with development control policies.  If the whole 
of the site is brought forward should the existing building be proposed for demolition, then that 
part of the site would have an established use within Class E. 

3.8 In this instance we consider office use to be the primary use of interest.   

 

Uses to be appraised for the balance of the site/cleared site:  Offices (formally Use 
B1a)  
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3.9 Before considering the development economics of bringing these uses forward we consider the 
general market for these uses on the subject site and within the existing building on site. 
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4. Market Demand for Subject Site/Buildings 

4.1 Criterion G of the Controlling Re-use of Employment Premises SPD refers to the need to 
demonstrate a convincing lack of demand for the building/site for employment use.  To address 
this we have considered the attractiveness of the site from an employment perspective both in 
quantitative and qualitative terms. 

4.2 As outlined above the principal uses of relevance are office type uses as industrial/logistics type 
uses are being ably accommodated elsewhere in the Borough (as outlined in the Pegasus 
Employment Land Review) strongly suggesting that the subject site would not be needed for 
general employment needs even should the context of the site itself not be a significant 
dissuading factor. 

Quantitative Review 

4.3 The Buckshaw Village area of Chorley can be seen as a distinct local market offering generally 
modern office premises within an area offering good infrastructure and connectivity.  It is 
distinct, for example, from Chorley town centre.  The local market would typically suit smaller 
requirements, typically up to 5,000 sq.ft or smaller. 

4.4 Availability of accommodation both existing and planned (as at November 2021) is good and in 
addition to the existing building on the subject site can be summarised as follows: 

East Terrace Business Park  

4.5 A small business park of relatively small two storey buildings with a 3,900 sq.ft vacancy at an 
asking rent of £12.00 per sq.ft and a smaller suite vacancy of 388 sq.ft at an asking rent of 
£17.00 per sq.ft.  This is situated approximately 0.6 km to the west of the subject site. 

Buckshaw Parkway 

4.6 This scheme is to comprise five separate three storey office blocks providing in the region of 
130,000 sq.ft of accommodation.  Although close to the subject as the crow flies the scheme is 
situated adjacent to Buckshaw Parkway railway station which is 1.7 km distant by car (0.8 km 
on foot). 

4.7 Quoting rents for these buildings are £16.50 per sq.ft.  Plot A has been built out by the 
developer, Orbit Developments, (in 2020) and the building remains unoccupied despite its 
proximity to good public transport links and amenities.  Agents report that there has been no 
interest in the building to date and it was built by this large multi-faceted regional developer as 
a speculative building more to keep their construction teams employed than taking advantage 
of any commercial opportunity.   Until this building is substantially let and sufficient confidence 
in the market is demonstrated through pre-lets further plots are very unlikely to be delivered. 

Ackhurst Business Park 

4.8 This scheme is situated approximately 1.6 kms to the south of the subject.  Developed and 
owned by Northern Trust it offers in the region of 84,000 sq.ft of accommodation, of which 18% 
is currently vacant.  Typical quoting rents are £14.50 per sq.ft. 

Strawberry Fields Digital Hub 

4.9 This is a public sector led initiative to provide good quality, highly connected flexible space for 
local firms of varying sizes – incubator space with the ability to grow on.  The existing building 
which was completed in 2019 provides in the region of 40,000 sq.ft of space. 

4.10 Rents are often inclusive of utilities and other services but rents are quoted at between £13.00 
and £16.00 per sq.ft. 
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4.11 The building is not optimum in terms of design and although originally targeting tech firms the 
criteria for entry have been altered to allow more interest from a wider range of firms, reflecting 
the relatively weak market. The building is not fully let despite this. 

4.12 It is clear that this building would not have been constructed without significant European Union 
capital support. 

 

4.13 This review of the principal office accommodation availability within close proximity of the 
subject site highlights that there is a notable availability of second hand stock.  Furthermore and 
more importantly the market situation is highlighted by the availability of new standing stock (ie 
Plot A at Buckshaw Parkway) with further consented but as yet undeveloped plots. 

Qualitative Review 

4.14 More important than an assessment of available stock within an identified search area is the 
qualitative assessment of the site which identifies some key issues around the site’s 
deliverability and sustainable future as an employment site.  

The Existing Building 

4.15 The existing building on site comprises two floors of generally open plan office accommodation 
formed from a conversion of an existing B8 unit in the 1990s.  The gross area of the building is 
in the region of 60,000 sq.ft and it is understood the building provides in the region of 50,000 
sq.ft lettable space.  Both external and internal photographs of the building are set-out at Figs 
3 to 8. 

 

 

 

 

 

 

 

 

Figs 3 & 4: Side and front elevation of existing building 

 

 

 

 

 

 

 

 

 

 

Figs 5 & 6: Open entrance atrium and typical floor of existing building 
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Figs 7 & 8: Windows and heating within existing building 

 

4.16 The building is considered wholly unsuitable to attract occupiers in its current layout and 
condition.  The reasons for this are numerous but primarily are: 

 

 Size – the floorplate of the building is in the region of 30,000 sq.ft providing around 
50,000 sq.ft of accommodation over two floors.  As currently configured it is hard to 
conceive how the building could accommodate any requirement that could reasonably 
be expected to exist in the local market.   

 Depth of Floorplates – As currently configured the floorplates are 40 metres in depth 
and as such are compromised in terms of level of daylight across much of the 
floorspace. 

 General Condition – The building is generally in poor condition.  A schedule of 
dilapidations compiled in 2017 when DXC were in occupation at the end of their lease 
identified £1.26 million of dilapidation repairs.  We understand that none of the identified 
works have yet been carried out.  These works are limited to those required for the 
tenant to meet its contractual obligations.  Further works to improve the condition of the 
building would inevitably be required. 

 Heating (solar gain) – The heating within the building is provided via wet radiators that 
run along the inside of the external walls.  The boilers are located within a distinct boiler 
house which forms a small single storey extension to the building.  These are in need 
of replacement.  Cooling appears to be provided by individual air conditioning units that 
mainly serve separate meeting rooms and not the main floor of the offices. 

In addition to the issues around heating the property features a large glass covered 
atrium which suffers from noticeable solar gain during the warmer months. 

 Environmental Performance – Generally the building does not meet modern 
environmental performance standards.  For any new letting the building would need to 
achieve an environmental performance rating of at least E which we believe the existing 
building would struggle to achieve. 
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4.17 As such the existing building is considered to be very poor in terms of its attractiveness for 
modern day business. 

4.18 The need to upgrade the building to bring it up to the standard required to compete in what is a 
relatively poor market is addressed in Section 5 which assesses the viability of refurbishment. 

The Site 

4.19 The subject site is largely undeveloped with the footprint of the existing building occupying no 
more than 9% of the site area.  In delivering around 50,000 sq.ft of lettable floorspace sufficient 
car parking has been required to service the previous user and this suggest a land take of at 
least 1.0 acre assuming surface car parking.  This has historically been provided in the car park 
to the west of the building and the land to the north. 

4.20 The remainder of the site is theoretically available for development.  Any strategy for the 
development of the site would need to take into account a number of factors that have the 
potential of constraining opportunity and are referred to in Pegasus’ Employment Land Review.  
These are primarily as follows: 

 Culverts – the site is crossed from east to west by culverts that sit to the north and south 
of the existing building and lie at a depth of between 1.1m and 3.4m. (A plan showing 
the location of these is reproduced at Appendix I).  This restricts where the footprint of 
development can be configured. 

 TPOs – the site is subject to 2no. Tree Preservation Orders.  The subject trees are 
situated to the front of Classic House to the most westerly side of the site. (Again a plan 
showing their location is attached at Appendix I).  Removal of these trees is not 
permitted and development seen to adversely impact the specimens would be resisted. 

 Adjoining Uses – along with some residential uses situated nearby the site is located 
close to Runshaw College, which shares an access with  the subject site on Euxton 
Lane.  This will impact on the uses that would be considered acceptable and in 
particular weighs against industrial type users especially those requiring 24/7 or 
late/early working. 

 Site Visibility – The site occupies a high profile location and as such close attention will 
be paid to the visual impact of any new development particularly focussing on the 
impact of scale and height.  

4.21 These constraints impact on the potential development potential of the site and in particular 
weigh against large floorplate users, with long working hours and which have the potential to 
have a detrimental impact of the visual amenity of this highly visible site.  In particular industrial 
uses would be seen as being especially unsuitable when these constraints are considered in 
the round.   

 

  



   

 

 13 

 

5. Viability Assessment 

5.1 A viability assessment has been carried-out in respect of the subject site on the following bases: 

A. Retention of existing building and redevelopment of the remainder of the site for B1 
office together with appropriate levels of surface car parking  
 

B. Demolition of the existing building and redevelopment of the site for B1 office 
together with appropriate levels of surface car parking 
 

A. Retention of the Existing Building with Redevelopment  

5.2 Under this option the existing building is retained and refurbished to modern standards.  The 
remainder of the site is developed to provide modern B1 office.  

Inputs to the Appraisal 

5.3 The development appraisal is attached at Appendix III. The main features of this scheme are 
outlined at Table 1. 

Scheme 
 
 

Approx. 50,000 sq.ft of refurbished office space within existing building. 
125 surface car parking spaces.  

Designed to secure lettings from 10,000 sq.ft to 50,000 sq.ft1. 

3 no. 3-storey office blocks each delivering 19,074 sq.ft (22,440 sq.ft 
gross). 190 surface car parking spaces. 

Designed to secure lettings from 3,000 to 19,000 sq.ft. 

Phasing  

 

Four distinct phases as follows: 

Ph1 - Refurbishment of existing building 

Ph2 - Construction and substantial letting of Bldg No.1  

Ph3 – Construction and substantial letting of Bldg No.2 

Ph4 – Construction and substantial letting of Bldg No.3 

Costs 

 

Base build (inc externals)  

          Refurb: £111.11 per sq.ft 

          New Build: £140.61 per sq.ft 

Contingency @ 10% for refurb / 5% for new build 

Fees @ 6% 

Abnormal Costs @ £814,946 

Site Cost @ £3.75 million. 

Value Based on rents between £13.00 per sq.ft (refurb) and £16.50 per sq.ft 
(new build). 

 

1 - The market in the area is mainly for requirements of up to 5,000 sq.ft.  However the depth of the building is such 
that the division of the building into separate demises of 10,000 sq.ft is the best that can be realistically achieved.  
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8% investment yield. 

Target Profit 20% on cost 

Letting Profile Phase 1 

Assumed 25% pre-let 

Fully let after 24 months 

Phase 2 

Completed in line with full letting of Phase 1 

Assumed 50% pre-let 

Fully let after 12 months 

Phase 3 

Completed in line with full letting of Phase 2 

Assumed 50% pre-let 

Fully let after 12 months 

Phase 4 

Completed in line with full letting of Phase 3 

Assumed 50% pre-let 

Fully let after 12 months 

Table 1: Components of Retention/New Build Scheme Appraisal 

Scheme 

5.4 The scheme assumes the full refurbishment of the existing building including new external 
treatments.  The nature of the building is such that the smallest lettable area will be in the region 
of 10,000 sq.ft given the need for natural light to each letting.  This will form the first phase of 
development commencing when 25% of the floorspace is pre-let.  The subsequent new build 
phases will follow on with Phase 2 commencing so that the second phase completion mirrors 
the anticipated timescale for the full letting of the refurbished building. 

5.5 The new build elements will be three separate three storey office buildings which each provide 
in the region of 19,000 sq.ft  and which can provide letting from 3,000 sq.ft and up to 19,000 
sq.ft.  Each block is assumed to be completed by the anticipated date for full letting of the 
previous phase but not only commenced when pre-let to 50%.  

5.6 It is assumed that surface car parking will be provided to a ratio of between 1:300 sq.ft to 1:400 
sq.ft 

Build Costs 

5.7 Build costs for the refurbishment of the existing building have been determined by Simon Fenton 
Partnership (and are attached at Appendix II) and equate to £122.26 per sq.ft plus fees. 

5.8 Costs for the new build element have been determined with reference to BCIS costs for the 
building type and scale proposed.  This rate adopted is £127.83 per sq.ft to which is added 
externals works (10%), contingency (5%) and fees (6%).  This level of cost represents the BCIS 
Lower Quartile figure for low rise offices rebased to Lancashire. 
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Abnormal Costs 

5.9 The abnormal costs related to the new build elements of the site can only be estimated at 
present.  These are in the sum of £814,946 and the detail is contained in Table 2.  An allowance 
for abnormal costs relating to the refurbishment element are contained within SFP’s cost plan. 

Item Sum  

Demolition/Grubbing Out £215,000 

Surface Water Attenuation  £175,000 

Electricity Diversions £38,000 

Gas Disconnection £20,000 

BT Diversion £40,946 

Retaining Walls £30,000 

Disposal of Site Arisings £205,000 

Make Good Existing 
Roads/Footways 

£16,000 

Abnormal Foundations £75,000 

Total £814,946 

           Table 2: Retention/New Build Scheme Abnormal Costs 

 

 Site Value 

5.10 The site value is based on the value which is being achieved for employment type sites in the 
wider locality.  The figure that has been adopted, £3.75 million, equates to around £500,000 
per acre. 

Rental Value and Investment Yield 

5.11 Rents in the range from £13.00 for the refurbishment to £16.50 per sq.ft for the new build have 
been adopted depending on unit size and rents frees averaging 3 months are assumed. 

5.12 An investment yield of 8% has been adopted across the whole which reflects the nature of the 
proposed development and the range of tenants and lease profiles that may apply. 

Results of the Appraisal 

5.13 The results of the appraisal show a significant loss and therefore a level of profit which is 
significantly lower than the target of 20% on cost and so not acceptable to the market. 

5.14 There is significant cost involved in holding the site given the length of time it takes to develop 
the office scheme.  Assuming that there is no site acquisition cost (ie the assumed purchase 
price of £3.75 million is excluded from the appraisal) the viability improves but remains negative 
at -20.2%.  

5.15 As a sensitivity check it is notable that even with a 10% increase in values and a 10% reduction 
in costs the required level of profit is not reached resulting in an overall profit of -0.4% and a 
worse position -36.7% if a land value (which is a justified cost) is included. 
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B. Demolition of the Existing Building with Redevelopment  

5.16 Under this option the existing building is demolished and the site is developed to provide 
modern B1 office accommodation.  

Inputs to the Appraisal 

5.17 The development appraisal is attached at Appendix III. The main features of this scheme are 
outlined in Table 3. 

Scheme 
 
 

6 no. 3-storey office blocks each delivering 19,074 sq.ft 
(22,440 sq.ft gross). 380 car parking spaces. 

Each designed to secure lettings from 3,000 to 19,000 sq.ft.  
 

Phasing  

 

Four distinct phases as follows: 

Ph1 – Substantial pe-letting and construction of Bldg No.1 

Ph2 – Construction and substantial letting of Bldg No.2  

Ph3 – Construction and substantial letting of Bldg No.3 

Ph4 – Construction and substantial letting of Bldg No.4 

Ph5 – Construction and substantial letting of Bldg No.5 

Ph6 – Construction and substantial letting of Bldg No.6 

Costs 

 

Base build (inc externals) £140.61 per sq.ft 

Contingency @ 5% 

Fees @ 6% 

Abnormal Costs @ £1,293,946 

Site Cost @ £3.75 million. 

Value Based on rents of £16.50 per sq.ft. 

8% investment yield. 

Target Profit 20% on cost 

Letting Profile Phase 1 

Assumed 50% pre-let 

Fully let after 12 months 

Phase 2 

Completed in line with full letting of Phase 1 

Assumed 50% pre-lets  

Fully let after 12 months 

Phase 3 

Completed in line with full letting of Phase 2 

Assumed 50% pre-let 

Fully let after 12 months 
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Phase 4 

Completed in line with full letting of Phase 3 

Assumed 50% pre-let 

Fully let after 12 months 

Phase 5 

Completed in line with full letting of Phase 4 

Assumed 50% pre-let 

Fully let after 12 months 

Phase 6 

Completed in line with full letting of Phase 5 

Assumed 50% pre-let 

Fully let after 12 months 

Table 3: Components of New Build Scheme Appraisal 

 

Scheme 

5.18 The scheme proposes six separate three storey office buildings which each provide in the 
region of 19,000 sq.ft  and which can provide lettings from 3,000 sq.ft and up to 19,000 sq.ft.  
Each block is assumed to be completed by the anticipated date for full letting of the previous 
phase but only commenced when pre-let to 50%.  

5.19 It is assumed that surface car parking will be provided to a ratio of between 1:300 sq.ft to 1:400 
sq.ft 

Build Costs 

5.20 Costs for the new build element have been determined with reference to BCIS costs for the 
building type and scale proposed.  This rate adopted is £127.83 per sq.ft to which is added 
externals works (10%), contingency (5%) and fees (6%).  This level of cost represents the BCIS 
Lower Quartile figure for low rise offices rebased to Lancashire. 

Abnormal Costs 

5.21 The abnormal costs related to the development of the site can only be estimated at present.  
These are in the sum of £1,293,946 and the detail is outlined in Table 4. 

 Site Value 

5.22 The site value is based on the value which is being achieved for employment type sites in the 
wider locality.  The figure that has been adopted, £3.75 million, equates to around £500,000 
per acre. 

Rental Value and Investment Yield 

5.23 Rents of £16.50 per sq.ft for the new build have been adopted depending on unit size and rents 
frees averaging 3 months are assumed. 

5.24 An investment yield of 8% has been adopted across the whole which reflects the nature of the 
proposed development and the range of tenants and lease profiles that may apply. 
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Item Sum  

Demolition/Grubbing Out £466,000 

Surface Water Attenuation  £310,000 

Electricity Diversions £38,000 

Gas Disconnection £20,000 

BT Diversion £40,946 

Retaining Walls £58,000 

Disposal of Site Arisings £211,000 

Make Good Existing 
Roads/Footways 

£16,000 

Abnormal Foundations £134,000 

Total £1,293,946 

           Table 4: New Build Scheme Abnormal Costs 

Results of the Appraisal 

5.25 The results of the appraisal show a significant loss and therefore a level of profit which is 
significantly lower than the target of 20% on cost and so not acceptable to the market. 

5.26 There is significant cost involved in holding the site given the length of time it takes to develop 
the office scheme.  Assuming that there is no site acquisition cost (ie the assumed purchase 
price of £3.75 million is excluded from the appraisal) the viability improves but remains negative 
at -18.80%.  

5.27 As a sensitivity check it is notable that even with a 10% increase in values and a 10% reduction 
in costs the required level of profit is not reached resulting in an overall profit of 3.48% and a 
worse position -21.41% if a land value (which is a justified cost) is included. 
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6. Conclusions 

6.1 In conclusion the subject site does not constitute a viable prospect for delivery of additional 
office floorspace.  This is both in terms of a refurbishment of the existing building on site with 
additional employment floorspace built on the remainder of the site and in terms of a wholly new 
build scheme. 

6.2 The key reasons for this are as follows: 

a) The level of demand in the local market is such that schemes like Buckshaw Parkway 
that offer both standing new office space and future development options has not 
progressed  

b) Vacant floorspace in the wider area is a further indicator of generally weak demand 

c) The abnormal development costs weigh down on the ability to deliver a scheme even 
should stronger demand exist 

d) As a consequence of generally weak demand and the identified costs of delivery, an 
assessment of viability has shown that a typical office scheme would not be brought 
forward owing to viability challenges (echoing the experience of Buckshaw Parkway)  

6.3 Furthermore, although not the focus of this report, it is worth highlighting that the site does not 
represent a credible option for large format industrial/warehousing type uses owing to a number 
of site constraints namely; 

a) The incongruity of that use given the site’s location, outlook and surrounding uses 

b) The presence of culverts that cross the site in an east-west direction preventing large 
floorplates and significantly compromising the efficiency of any layout 

c) Sharing of existing site access with the adjacent Runshaw College 

d) Tree Preservation Orders that will restrict development at the western end of the site 

 

6.4 On this basis we consider that the justification for a change of use from employment use to a 
sustainable alternative is clear.  

  



   

 

 

 

 

 

 

 

 

 

Appendix I – Culvert and TPO Plans  

 

 

 

  







Appendix I – Location of TPOs (Source: Chorley Council) 

 



 
 

 

 

 

 

 

 

 

 

 

 

Appendix II – SFP Refurbishment Cost Plan 
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Building 10C30, Euxton Lane, Chorley, Lancashire, PR7 6FE

1.0 Cost Commentary

1.1 Introduction

The Purpose of this Order of Cost Estimate is to provide an indication of the potential order of magnitude of cost for the proposed 

upgrade and refurbishment of the existing office development known as Building 10C30 located on Euxton Lane in Chorley, 

Lancashire. There is currently minimal design information and as such all costs are to be considered in the context of the 

qualifications, assumptions and exclusions noted below:

1.2 Qualifications / Assumptions

- All costs are indicative at this stage and should be considered as an order of magnitude as to what the scheme may cost and are 

intended as a means of assessing the viability of the outline scheme proposals.

- Costs are base dated 4Q2021

- Costs assume competitive tendering to main contractors.

- Costs assume works will be undertaken in a single phase.

- Costs assume design to current building regulation standards

- All assumptions are subject to the input of an Architect, Structural Engineer, MEP Services Consultant and any other design 

specialist deemed necessary to determine the scope of the works and provide drawings and specifications.

- Costs assume a Cat A design office specification based on schemes of a similar nature and are to be read in conjunction with the 

cost commentary below.  

- All assumptions are subject to the input of an Architect, Structural Engineer, MEP Services Consultant and any other design 

specialist deemed necessary to determine the scope of the works and provide drawings and specifications.

1.3 Contingencies

A Design Reserve Contingency have been included at 10% of construction costs for design development.

1.4 Preliminaries

Main contractor's preliminaries have been included at 16% of construction costs.

1.5 Exclusions

- On site air testing, acoustic testing

- Local authority fees, charges

- Professional fees

- Financing costs

- Site investigation works, analysis, reports

- Latent defects insurance 

- Service connections, diversions, relocations

- Removal of asbestos

- Temporary accommodation and/or decanting costs

- IT / data / communication  including hardware, software, cabinets, racks and the like

- Removal of loose furniture and fittings

- Structural works or repairs

1.6 Provisional Sums

- Refer to Cost Plan; all costs are to be considered as provisional at this stage.

1.7 Information used for the preparation of the Order of Cost Estimate

- CSC Euxton House, Chorley - Existing Furniture Layouts
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Building 10C30, Euxton Lane, Chorley, Lancashire, PR7 6FE

2.0 Cost Summary

2.1 Schedule of Accommodation

Area m2

Central reception area 325

Toilets 210

Stair Cores (escape) 100

Plant rooms, store areas and the like 270

Office Accommodation 4,716

TOTAL 5,621

2.2 Cost Summary

Element Cost Cost / m2

£     p £     p

1 Enabling Works 281,050 50

2 External Envelope 1,353,325 241

3 Internal Fit-Out 3,231,552 575

4 External Works 546,750 97

5 Preliminaries 811,902 144

6 Overheads and Profit 497,966 89

7 Contingencies 672,254 120

TOTAL ORDER OF COST (excl Fees & VAT) £7,394,799 £1,316
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Building 10C30, Euxton Lane, Chorley, Lancashire, PR7 6FE

3.0 Order of Cost Estimate

Item Quantity  Unit Rate Total Collection

£     p £     p £     p

1 Enabling Works

Soft strip; including removal of existing floor finishes, wall 

finishes, ceiling finishes, fixtures and fittings and the like; 

dispose off site 5,621 m2 35 196,735

Disconnect existing services; make safe; strip out existing 

MEP service installations, sanitaryware and the like; dispose 

off site 5,621 m2 15 84,315 £281,050

2 External Envelope

Roof Finishes

Overlay existing roof finish with single ply membrane 

system; including preparation, new substrate, junction 

details and the like 2,810 m2 210 590,100

Replacement rainwater installations 2,810 m2 15 42,150

Aluminium capping to existing parapet 223 m 175 39,025

External Walls

Isolated repairs to existing external walls; allowance Item 25,000

Render to existing external walls; assume through coloured 

render product; including preparation, detailing to junctions 

and the like 1,895 m2 130 246,350

External Windows and Doors

Aluminium windows and external doors; to be installed in 

existing openings 282 m2 650 183,300

Aluminium curtain walling; to be installed in existing 

openings 379 m2 600 227,400 £1,353,325

3 Internal Fit-Out

Core Areas; internal finishes

Toilets 210 m2 750 157,500

Stair Cores (escape) 100 m2 350 35,000

Central reception area 325 m2 450 146,250

Central feature staircase Item 25,000

Plant rooms, store areas and the like 270 m2 250 67,500

Office Accommodation; internal finishes

Finishes to window reveals including heads and cills 661 m2 40 26,440

Drylining to external walls 1,895 m2 35 66,325

Raised access floor 4,716 m2 65 306,540

Fixtures and fittings; central reception area; allowance Item 25,000

MEP Installations

Disposal installations 5,621 m2 15 84,315

Water installations 5,621 m2 20 112,420

Heat source 5,621 m2 50 281,050

Space heating 5,621 m2 100 562,100

Ventilation systems 5,621 m2 45 252,945

Electrical, lighting installations

Toilets 210 m2 200 42,000

Stair Cores (escape) 100 m2 150 15,000

Central reception area 325 m2 250 81,250

Plant rooms, store areas and the like 270 m2 150 40,500

Office accommodation 4,716 m2 100 471,600

Communications, security and controls 5,621 m2 65 365,365

Test and commission 5,621 m2 5 28,105

BWIC with services; forming holes, pattresses, boxing in 

pipes and the like; general fire proofing works 5,621 m2 7 39,347 £3,231,552

4 External Works

Allowance based on upgrade of existing soft and hard 

landscape; scope tbc; estimated area 7,290 m2 75 546,750 £546,750

5 Preliminaries

Main Contractor Site Running Costs and Site Management 15% 811,902 £811,902
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Building 10C30, Euxton Lane, Chorley, Lancashire, PR7 6FE

3.0 Order of Cost Estimate

Item Quantity  Unit Rate Total Collection

£     p £     p £     p

6 Overheads and Profit

Main contractors overheads and profit 8% 497,966 £497,966

7 Contingencies

Design Development / Risk Allowance 10% 672,254 £672,254

TO SUMMARY £7,394,799
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Appendix III – Development Appraisals 



 DXC 
 New Build 

 Euxton Lane 
 Chorley 
 PR7 6FE 

 Development Appraisal 
 Tim Claxton Property Limited 

 December 16, 2021 



 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 New Build 

 Appraisal Summary for Merged Phases 1 2 3 4 5 6 7 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV 

 New Build Plot A  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot B  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot C  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot D  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot E  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot F  1  19,125  16.50  315,563  315,563  315,563 
 Totals  6  114,750  1,893,375  1,893,375 

 Investment Valuation 

 New Build Plot A 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot B 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot C 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot D 

  Project: \\Client\C$\Users\TimCl\OneDrive\Documents\TCP Limited\Bellway Homes\Euxton Lane Chorley\Euxton Lane DRAFT B1 New Build.wcfx 
  ARGUS Developer Version: 8.30.001  Date: 12/16/2021  



 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 New Build 

 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot E 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot F 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 Total Investment Valuation  23,216,177 

 GROSS DEVELOPMENT VALUE  23,216,177 

 Purchaser's Costs  (1,346,538) 
 Effective Purchaser's Costs Rate  5.80% 

 (1,346,538) 

 NET DEVELOPMENT VALUE  21,869,639 

 NET REALISATION  21,869,639 

 OUTLAY 

 ACQUISITION COSTS 
 Town Planning  150,000 
 Survey  20,000 

 170,000 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

  Project: \\Client\C$\Users\TimCl\OneDrive\Documents\TCP Limited\Bellway Homes\Euxton Lane Chorley\Euxton Lane DRAFT B1 New Build.wcfx 
  ARGUS Developer Version: 8.30.001  Date: 12/16/2021  



 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 New Build 

 New Build Plot A  22,500  127.83  2,876,175 
 New Build Plot B  22,500  127.83  2,876,175 
 New Build Plot C  22,500  127.83  2,876,175 
 New Build Plot D  22,500  127.83  2,876,175 
 New Build Plot E  22,500  127.83  2,876,175 
 New Build Plot F  22,500  127.83  2,876,175 
 Totals       135,000 ft²  17,257,050  17,257,050 

 Contingency  5.00%  949,138 
 Demolition/Grubbing Out  466,000 

 1,415,138 
 Other Construction Costs 

 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 Make good footway/road  16,000 
 Site Arisings  211,000 
 Service Diversions  98,946 
 SW Attenuation  310,000 
 Foundations  134,000 
 Retaining Walls  58,000 

 2,553,651 

 PROFESSIONAL FEES 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 
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 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 New Build 

 Other Professional Fees  6.00%  199,319 
 1,195,914 

 MARKETING & LETTING 
 Marketing       114,750 ft²  1.50  172,125 
 Letting Agent Fee  15.00%  284,006 
 Letting Legal Fee  5.00%  94,669 

 550,800 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  218,696 
 Sales Legal Fee  0.50%  109,348 

 328,045 

 TOTAL COSTS BEFORE FINANCE  23,470,597 

 FINANCE 
 Debit Rate 6.000%, Credit Rate 0.000% (Nominal) 
 Construction  912,581 
 Letting  1,381,605 
 Other  1,167,788 
 Total Finance Cost  3,461,975 

 TOTAL COSTS  26,932,572 

 PROFIT 
 (5,062,933) 

 Performance Measures 
 Profit on Cost%  -18.80% 
 Profit on GDV%  -21.81% 
 Profit on NDV%  -23.15% 
 Development Yield% (on Rent)  7.03% 

  Project: \\Client\C$\Users\TimCl\OneDrive\Documents\TCP Limited\Bellway Homes\Euxton Lane Chorley\Euxton Lane DRAFT B1 New Build.wcfx 
  ARGUS Developer Version: 8.30.001  Date: 12/16/2021  



 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 New Build 

 IRR% (without Interest)  -4.41% 
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 DXC 
 Refurbishment & New Build 

 Euxton Lane 
 Chorley 
 PR7 6FE 

 Development Appraisal 
 Tim Claxton Property Limited 

 December 20, 2021 



 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 Refurbishment & New Build 

 Appraisal Summary for Merged Phases 1 2 3 4 5 

 Currency in £ 

 REVENUE 

 Rental Area Summary  Initial  Net Rent  Initial 
 Units  ft²  Rent Rate ft²  MRV/Unit  at Sale  MRV 

 Refurbishment  1  50,764  13.00  659,932  659,932  659,932 
 New Build Plot A  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot B  1  19,125  16.50  315,563  315,563  315,563 
 New Build Plot C  1  19,125  16.50  315,563  315,563  315,563 
 Totals  4  108,139  1,606,620  1,606,620 

 Investment Valuation 

 Refurbishment 
 Market Rent  659,932  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  8,091,951 

 New Build Plot A 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot B 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 

 New Build Plot C 
 Market Rent  315,563  YP @  8.0000%  12.5000 
 (3mths Rent Free)  PV 3mths @  8.0000%  0.9809  3,869,363 
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 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 Refurbishment & New Build 

 Total Investment Valuation  19,700,040 

 GROSS DEVELOPMENT VALUE  19,700,040 

 Purchaser's Costs  (1,142,602) 
 Effective Purchaser's Costs Rate  5.80% 

 (1,142,602) 

 NET DEVELOPMENT VALUE  18,557,438 

 NET REALISATION  18,557,438 

 OUTLAY 

 ACQUISITION COSTS 
 Town Planning  150,000 
 Survey  10,000 

 160,000 

 CONSTRUCTION COSTS 
 Construction  ft²  Build Rate ft²  Cost  

 Refurbishment  60,505  110.83  6,705,809 
 New Build Plot A  22,500  127.83  2,876,175 
 New Build Plot B  22,500  127.83  2,876,175 
 New Build Plot C  22,500  127.83  2,876,175 
 Totals       128,005 ft²  15,334,334  15,334,334 

 Contingency  5.00%  474,569 
 474,569 

 Other Construction Costs 
 External Works  10.00%  670,581 
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 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 Refurbishment & New Build 

 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 External Works  10.00%  287,617 
 Demolition and grubbing out  215,000 
 SW Attenuation  175,000 
 Electricity Diversion  38,000 
 Gas Disconnection  20,000 
 BT Diversion  40,946 
 Retaining Walls  30,000 
 Dispose of Site Arisings  205,000 
 Make Good Existing Roads / Footway  16,000 
 Abnormal Foundations  75,000 

 2,348,379 

 PROFESSIONAL FEES 
 Other Professional Fees  6.00%  442,583 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 
 Other Professional Fees  6.00%  199,319 

 1,040,540 
 MARKETING & LETTING 

 Marketing       108,139 ft²  1.50  162,209 
 Letting Agent Fee  15.00%  240,993 
 Letting Legal Fee  5.00%  80,331 

 483,532 
 DISPOSAL FEES 

 Sales Agent Fee  1.00%  185,574 
 Sales Legal Fee  0.50%  92,787 

 278,362 

 TOTAL COSTS BEFORE FINANCE  20,119,717 
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 APPRAISAL SUMMARY  TIM CLAXTON PROPERTY LIMITED 
 DXC 
 Refurbishment & New Build 
 FINANCE 

 Debit Rate 6.000%, Credit Rate 0.000% (Nominal) 
 Construction  700,665 
 Letting  1,716,081 
 Other  719,766 
 Total Finance Cost  3,136,511 

 TOTAL COSTS  23,256,228 

 PROFIT 
 (4,698,790) 

 Performance Measures 
 Profit on Cost%  -20.20% 
 Profit on GDV%  -23.85% 
 Profit on NDV%  -25.32% 
 Development Yield% (on Rent)  6.91% 

 IRR% (without Interest)  -4.25% 
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