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DXC Chorley, Euxton Lane: Bellway Homes 
Project name: DXC Chorley  

Author: KW/ST 

  
Project number: P21-0962 

Reference: P21- 0962 / N002v3 / PL / KW & ST 

 

This note supplements the points we make in Section 4 of our Employment Statement supporting the 
current planning application for Bellway Homes on a previously developed and underutilised brownfield 
site in close proximity to Buckshaw Train Station. 

The site and buildings are compromised: 

• From a physical and practical point of view, the existing site is occupied by an outdated, visually 
poor converted former warehouse that is now a two-storey office building with a very large 
floorplate. Despite the existing building being a former B8 use, it could not be converted back to 
modern day standards and the building height is too low to meet most operator’s needs for 
logistics space. 

• The building has an extremely poor energy rating, suffers from excessive solar gain in the summer, 
poor ventilation and poor insulation so it is very hot in the summer and cold in the winter. Indeed, 
the building has an EPC rating of G (see Appendix 1), which is the lowest possible energy rating. 
To put this into context, its numerical rating is 152, which is 15 x worse than a newly built office 
building and almost 4 x worse than a building typical of its age. In this context, this is not a building 
which is desirable and likely to attract occupiers – especially given the cost-of-living crisis and 
ever rising energy prices.  In any event, because the energy rating is so poor, the building cannot 
be marketed or tenanted to new occupiers without getting an exemption. An exemption would 
have to demonstrate that it is unviable to carry out the works to make it more sustainable, so it 
would continue to be unsustainable. 

• If the existing office block was to be demolished and then redeveloped for a new office 
development, it would represent an ‘out of centre’ location, as office uses are classed as a Main 
Town Centre use. Given the site is not formally allocated for employment land use, it would have 
to satisfy the sequential test – to establish no other sequentially preferrable sites are located 
within or closer a defined Town Centre. It would fail that test – given the vacant office space at 
Buckshaw Parkway, which is a sequentially preferrable site.  

• The site does not easily lend itself to comprehensive redevelopment of other employment land 
uses, such as B8 for the following reasons. 

a. The protected trees located centrally within the site would make it very hard to expand 
the existing building or create a sizeable floorplate of a suitable scale to accommodate 
significant additional employment floorspace.  

b. Two culverts also run centrally through the site, which would present a real challenge to 
overcome in delivering a large logistics employment unit of the site.  
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c. Even if the trees and culvert were not present, the scale of such a building on the southern 
side of the railway would appear out of character, noting the openness of the Green Belt 
and typically lower-level development located to the south of the tracks. Accessing a 
larger B8 unit along the existing roads which pass the college to the east would also pose 
a potential highway safety issue due to the conflicting nature of the land uses and the 
need for large HGV’s to pass the college under this scenario. 

• Due to the location of this site on a main gateway into the settlement, proximity to the college 
and sporting facilities, we do not consider it would represent a suitable site for general B2 uses. 
Such uses would typically create bad neighbour issues and are unlikely to prove any more viable 
than offices in this location. 

The site is not specifically designated for protected ongoing employment use in the Local Plan: 

• Whilst the site is one that has been in former employment use, it is identified only as ‘white land’ 
within the defined settlement boundary on the Chorley Local Plan proposals map.  

• Other Local Plans in Central Lancashire specifically identify sites on the Proposals Map and within 
Local Plan policies that are to be protected under Policy 10 of the Core  Strategy (e.g. see Policy 
E2 in the South Ribble Local Plan).  

• Chorley chose not to adopt this approach and instead allocated a range of new employment sites 
within the Site Allocations Document and demarked these on the proposals map. This site is not 
one of those sites.   

• As such, the site is not ‘allocated’ for employment use in the adopted Local Plan. See paragraph 
1221 in the NPPF which is of relevance.  

• Furthermore, the site is not even ‘designated’ for existing employment uses in the adopted Local 
Plan. See paragraph 1232 in the NPPF which is of particular relevance. 

The evidence base that did identify the site is now very old and out of date: 

• The site is not listed in the Council’s latest employment land assessment as contributing to the 
employment land supply within the borough.  

• The only reference to the site is within the Central Lancashire Core Strategy employment 
evidence based report that dates back to 2009. Our view is that evidence base is now out of 
date, particularly in the context of Buckshaw Village because: 

a. It is now over 13 years old; 

b. the Chorley Local Plan Site allocations document was adopted subsequently and 
allocated better, new sites for employment within the immediate vicinity of this site such 

 

1 Planning policies and decisions need to reflect changes in the demand for land. They should be informed 
by regular reviews of both the land allocated for development plans, and of land availability.  
2 Local planning authorities should also take a positive approach to applications for alternative uses of 
land which is currently developed but not allocated for a specific purpose in plans, where this would help 
to meet identified development needs.  This includes using employment land for homes in areas of high 
housing demand.  
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as the Strawberry fields site and land to the north of Buckshaw Village train station being 
developed by Orbit Developments for new offices. 

c. It did not take account of permitted change of use rights (allowed through Class E); 

The availability of employment land in the Borough and locality has moved on: 

• The employment needs of the Borough are already being met and the redevelopment of this site 
for residential use will not undermine the delivery of Chorley’s employment land requirements.  

• There is already more than sufficient office space in the area to cater for local demand. Of 
particular note are the Strawberry Field proposals, where Reserved Matters consent (Reference: 
22/00402/REMMAJ) was granted at the July 2022 planning committee for integral office space 
in 3 No. mixed industrial/employment units (Use Classes B1/B2/B8). The Strawberry Field 
development was subject to significant grant funding to help the Council bring forward the state-
of-the-art office space, which the DXC site would struggle to compete with.  

• Orbit Development’s Buckshaw Parkway’s Office Development is located to the immediate north 
- west of the DXC site, as shown on the visuals below. Orbit Developments website3 confirms that 
as of August 2022, 79,275 sqft of office space remains vacant and available (see Appendix 2), 
including the entirety of building 2. Therefore, 79,275 sqft of office space is already available in 
the immediate local area, confirming that there is more than enough office space/land supply in 
the locality without the DXC site. It also highlights issues with market uptake/demand in this area, 
given that Orbit Developments have owned the site for over 8 years, with ongoing marketing. 

 

3 https://www.orbit-developments.co.uk/property/buckshaw-village-office-park/ 
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• There is also vacant office space currently being marketed at East Terrace Business Park, again in 
very closely proximity to the site (circa 0.4 miles to the west of the site). 1,950 sqft of office space 
is being marketed here (Appendix 3), again suggesting there is sufficient supply in office space 
relative to demand.  

All of the above points are made in the context of a site that is not formally allocated for employment 
land use. It will not undermine Chorley’s employment land requirements, which are already being met. 
There is plentiful office land supply in the immediate locality of the site. Conversely, it will deliver much 
needed housing on a brownfield site within the defined settlement boundary – in a Borough which can 
only demonstrate between 2.4 – 2.6 years of housing land supply.  

We therefore respectfully suggest the Council can reach the same planning balance conclusions reached 
at the former BAE site at Buckshaw Village – to the immediate north of the DXC site. Persimmon’s 
residential development, which was not supported by a marketing exercise demonstrating no 
employment interest on an allocated employment site, was approved at May 2022 planning committee 
with the following conclusion: 

“It is considered that the proposal complies with the spirit of policy 10 of the Central 
Lancashire Core Strategy as there are adequate alternative employment sites within the 
Borough in more suitable locations” 
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Appendix 1 – Energy Performance Certificate (EPC) 
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Energy performance certificate (EPC)

Euxton House 
Euxton Lane 
EUXTON 
PR7 6FE

Energy rating

G
Valid until: 25 July 2032

Certificate number:4656-2802-1752-5384-3268

Property type Offices and Workshop Businesses

Total floor area 5363 square metres

Rules on letting this property

This property has an energy rating of G. The landlord cannot grant a tenancy to new or existing tenants,
unless an exemption has been registered.

From 1 April 2023, landlords will not be allowed to continue letting a non-domestic property on an existing
lease if that property has an energy rating of F or G.

Properties can be let if they have an energy rating from A+ to E. The recommendation report sets out
changes you can make to improve the property’s rating.

Energy efficiency rating for this
property

This property’s current energy rating is G.

Net zero CO2
A+ 

A 
B 

C 
D 

E 
F 

G

Under 0 

0-25 

26-50 

51-75 

76-100 

101-125 

126-150 

Over 150 152 |G

Properties are given a rating from A+ (most
efficient) to G (least efficient).

Properties are also given a score. The larger the
number, the more carbon dioxide (CO2) your
property is likely to emit.

You may not be able to let this property.!
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Breakdown of this property’s energy performance

Main heating fuel Natural Gas

Building environment Heating and Natural Ventilation

Assessment level 3

Building emission rate (kgCO2/m2 per year) 40.46

Primary energy use (kWh/m2 per year) 354

Recommendation report

Guidance on improving the energy performance of this property can be found in the recommendation
report (/energy-certificate/4588-9050-4411-0117-7910).

How this property compares to
others

Properties similar to this one could have ratings:

If newly built 10 | A

If typical of the existing stock 41 | B

https://find-energy-certificate.service.gov.uk/energy-certificate/4588-9050-4411-0117-7910
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Contacting the assessor and accreditation scheme

This EPC was created by a qualified energy assessor.

If you are unhappy about your property’s energy assessment or certificate, you can complain to the
assessor directly.

If you are still unhappy after contacting the assessor, you should contact the assessor’s accreditation
scheme.

Accreditation schemes are appointed by the government to ensure that assessors are qualified to carry out
EPC assessments.

Assessor contact details
Assessor’s name Lionel Braceiner
Telephone 0161 702 3813
Email lionel@lmbenergyassessors.co.uk

Accreditation scheme contact details
Accreditation scheme Elmhurst Energy Systems Ltd
Assessor ID EES/019534
Telephone 01455 883 250
Email enquiries@elmhurstenergy.co.uk

Assessment details
Employer lmb commercial ltd
Employer address 60 Cavendish Road, Manchester, M7 4WA
Assessor’s declaration The assessor is not related to the owner of the

property.
Date of assessment 19 July 2022
Date of certificate 26 July 2022

mailto:lionel@lmbenergyassessors.co.uk
mailto:enquiries@elmhurstenergy.co.uk
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Appendix 2: Available office space – Buckshaw Parkway 
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Appendix 3 – 2 East Terrace Business Park  

 

 

 



 
  

  

LOCATION 

The property is situated adjacent to the popular Buckshaw Village development in Euxton, 

within close proximity to Buckshaw Parkway Railway Station which sits on the Manchester 

to Preston West Coast line. The property has good access on to Euxton Lane, which in turn 

provides access to Junction 28 of the motorway. The site is also accessible from Junction 8 

of the M61 motorway at Chorley. This is an established business area, surrounded by 

similar office users, including solicitors, accountant, and educational/training facilities. 

Nearby amenities include Tesco, Aldi, Costa and Subway. 

 

DESCRIPTION 

Modern two storey office situated within an established location providing good quality 

accommodation which includes carpeted floors, suspended acoustic tile ceiling, recessed 

lighting and data networking. 

 

The space is predominantly open plan but includes private offices and a fully fitted staff 

kitchen.  There are separate male, female and disabled WC’s located on the ground floor 

adjacent to the entrance to the office, which has full height feature glazing with open tread 

staircase. 

 

There are 12 dedicated parking spaces in the secure car park.   

 

FLOOR AREA  

362 sq m (3,901sq ft) 
 
TERMS 

The property is available by way of a new full repairing and insuring lease with terms to be 

agreed.  

 

RENTAL £46,800 per annum exclusive.  

 

SERVICE CHARGE 

A service charge is levied to cover the cost of maintenance and management of the estate. 

 

BUSINESS RATES 

R.V. £29,500 (2017 list) Estimated Rates Payable £14,720 (2020/2021).   

 

VAT  

All terms quoted are exclusive of, but may be liable to, VAT at the prevailing rate. 

 

LEGAL FEES  

Each party to be responsible for their own legal costs in connection with the transaction.  

VIEWING 
Strictly by appointment 
 

CONTACT 
JOE ASSALONE 
01772 769000 
joe@pinkus.co.uk 
 

 

PRESTIGIOUS 

OFFICE 

PREMISES 

  

TO LET 

2 East Terrace 

Business Park  

Euxton Lane  

Chorley  

PR7 6TB 

 

 

mailto:joe@pinkus.co.uk


 

LOCATION PLAN 

 

   EPC

 

 
 
ROBERT PINKUS for themselves and for the vendors and lessors of this property whose agents they are, give notice that: (1)  
The particulars are produced in good faith, are set out as a general guide only and do not constitute part of a contract, (2) No person in the 
employment of The Joint Agents has any authority to make or give any representations or warranty whatsoever in relation to this property, 
(3) Unless otherwise stated all prices and rents are quoted exclusive of VAT 

For full details of available 

commercial premises 

throughout the North West, 

please visit: 

www.pinkus.co.uk 

1 Winckley Court,  

Chapel Street, 

Preston  

PR1 8BU 
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