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1. Introduction 
1.1. Following the Case Management Conference on 5th January 2023, this Employment Land and 

Viability Statement of Common Ground has been prepared at the request of the Planning 
Inspector.   

1.2. We note that a separate SOCG was requested by the Inspector in relation to viability at the 
pre-inquiry meeting.  The parties will work together to see if further matters on viability can 
be agreed prior to the inquiry starting and once the Council have had time to review the 
Appellant's evidence on this.  

1.3. The first ground for refusal states:  

“The proposed development would result in an unacceptable reduction in the type and 
quantity of employment land supply contrary to policy 10 of the Central Lancashire Core 
Strategy.” 

2. Policy 10 of Central Lancashire Core Strategy 
(July 2012) 

2.1. Policy 10 (Employment Premises and Sites) of the Central Lancashire Core Strategy states 
the following: 

'All existing employment premises and sites last used for employment will be protected for 
employment use. There will be a presumption that ‘Best Urban’ and ‘Good Urban’ sites will 
be retained for B use class employment use. Proposals on all employment sites/premises 
for re-use or redevelopment other than B use class employment uses will be assessed 
under the following criteria:  

(a) there would not be an unacceptable reduction on the type, 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. 

Any proposals for housing use on all employment sites/premises will need to 
accommodate criteria (a)-(f) above and also be subject to: 

 (g) convincing evidence of lack of demand through a rigorous and active 12 month 
marketing period for employment re-use and employment redevelopment;  



 

KW/ST | PL | P21-0962 / R014v3– SOCG Employment Land
  4 

(h) an assessment of the viability of employment development including employment re-
use and employment redevelopment.' 

3. Matters Agreed 
3.1. The following points are agreed.  

Past Use 

3.2. The appeal site was last used for Eg(i) office use. 

3.3. The offices became largely unoccupied during the Covid-19 lockdown period and were fully 
vacated in early 2022.      

Designated Status of the Site within the Development Plan 

3.4. See General SOCG paragraphs 2.2 and 3.2.  

Employment Land Policy 

3.5. The relevant adopted employment land policies within the Development Plan relating to the 
provision and supply of employment land include the following: 

• Core Strategy Policy 1 

• Core Strategy Policy 9 

• Core Strategy Policy 10    

• Local Plan Policy EP1 

• Local Plan Policy EP2 

• Local Plan Policy EP11 

3.6. Paragraph 123 of the NPPF is a key relevant material consideration (alongside other policies 
within the Framework). 

Policy 10 

3.7. It is agreed that Policy 10 is out of date given that the tilted balance is engaged and based 
on footnote 8 of NPPF Paragraph 11 d (ii) as Policy 10 is one of the most important policies 
for determining the application/appeal. 

3.8. In terms of Policy 10, it is agreed that the appeal proposals accord with: 

• criterion b) as there is a clear need for residential development. 

• criterion f) as there would be a net improvement in amenity.  

• criterion e) which is not contested. 
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Assessment of the Appeal Site in Core Strategy and Employment Land Assessments 

3.9. Core Strategy Policy 10 seeks to protect all existing employment premises and sites last 
used for employment use and applies a presumption that ‘Best Urban’ and ‘Good Urban’ 
sites will be retained for B use class employment use.1  

3.10. Paragraph 5.36 of the Core Strategy notes that all parts of Buckshaw Village “are or have 
the potential to be ranked as ‘Best Urban’”.  

3.11. The appeal site was assessed in the 2009 Drivers Jonas Employment Land Study, as part of 
the wider Runshaw College and XTON Business Park and this employment area was ranked 
as ‘good urban’ and not ‘best urban’ (see Appendix 1 – proforma and extract/summary in 
report).  The appeal site was not assessed as a stand-alone site. At the time of the 2009 
assessment, the existing offices were fully let.  

3.12. BE Group’s 2017 Employment Land Assessment did reassess other existing employment 
sites in Chorley and Buckshaw Village in terms of their quality, grading them ‘A/B’ or Best or 
Good Urban and the following existing employment sites were classed as key employment 
sites within Chorley: 

• Common Bank Area, Chorley (this does not include the appeal site) 

• Ackhurst Business Park, Chorley (this does not include the appeal site) 

• Chorley Business and Technology Park, Euxton (this does not include the appeal site 
and is located to the west of Central Avenue and is within Buckshaw Village) 

• Momentum/Southern Commercial Area/Revolution, Buckshaw Village (these areas do 
not include the appeal site and are located to the north of the railway line in 
Buckshaw Village) 

3.13. The appeal site and the wider XTON Business Park were not identified or assessed within 
the BE Group 2017 Employment Land Assessment. The existing offices on the appeal site 
were fully let at this time.  

3.14. Neither the 2019 nor February 2022 BE Group Employment Land Study Update Reports 
assess the quality of the appeal site, however, the existing employment allocations in the 
Chorley Local Plan are reassessed and ranked in accordance with a revised scoring matrix 
set out in Appendix 6 and 7 of the report.  

Employment Land Needs 

3.15. The Central Lancashire Employment Land Study Update (February 2022) represents the 
Council’s latest and most up to date assessment of future employment land needs. It 
considers employment land needs over a 17-year period between 2021-2038 and therefore 
beyond the adopted plan period up to 2026.   

3.16. The recommended employment land needs set out within the February 2022 assessment 
are based on calculations accounting for past land take up over a 30 year period, including 

 

1 Central Lancashire Local Development Framework, Adopted Core Strategy (2012) – Pg 88, Policy 10, Paragraph 1 
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an additional 5 year buffer and an allowance for employment land losses. It is agreed there is 
no precise national guidance in respect of the methodology for assessing employment land 
needs, other than that set out in the NPPG at ID: 2a-027-20190220, which states: 

‘Strategic planning policy making authorities will need to develop an idea of future needs 
based on a range of data, which is current and robust, such as: 

- sectoral and employment forecasts and projections which take account of likely 
changes in skills needed (labour demand) 

- demographically derived assessments of current and future local labour supply 
(labour supply techniques) 

-  analysis based on the past take-up of employment land and property and/or future 
property market requirements 

- consultation with relevant organisations, studies of business trends, an understanding 
of innovative and changing business models, particularly those which make use of 
online platforms to respond to consumer demand and monitoring of business, 
economic and employment statistics. 

3.17. The employment land need figures presented within the Chorley Market Update (August 
2022) repeat those set out in the February 2022 assessment. 

Employment Land Supply and Surplus/Shortfalls 

3.18. BE Group’s Employment Land Study Update (February 2022) sets out the Council’s latest 
evidence base on employment land supply. Since that time, certain changes have occurred 
including the submission and determination of revised planning applications. These ongoing 
changes will be considered in Council Monitoring. 

3.19. The realistic employment land supply at the following sites is agreed.  

• EP1.3: Land to the North East of M61 junction (Gale Moss) Chorley – 6.9 ha of available 
employment land. 

• EP1.5: Euxton Lane, Chorley – 9.85 ha of available employment land. 

• EP1.6: Cowling Farm, Chorley – 3.5 ha of available employment land. 

• EP1.7: Land at Ackhurst Business Park, Chorley: - 0 ha. 

• EP1.8: Lyons Lane Mill, Townley Street – 0.33 ha of available employment land.  

• EP1.10: Stump Lane. Chorley – 0 ha. 

• EP1.11: The Revolution, Buckshaw Avenue, Buckshaw Village – 3.26 ha of available 
employment land. 

• EP1.12: Group 1, Buckshaw Village – 0 ha. 

• EP1.13: Southern Commercial, Buckshaw Village – 2.88 ha.  
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• EP1.14: Fairport, Market Place, Adlington – 0.6 ha of available employment land. 

• EP1.15: Land east of Wigan Lane, Clayton-Le-Woods – 8.03 ha of available 
employment land. 

• Planning Application 1: Land adjacent Weir Mill, Crosse Hall Street, Chorley – 0 ha. 

• Planning Application 2: Twin Lakes Industrial Estate, Brickcroft Lane, Croston – 1.9 ha 
of available employment land.  

3.20. In relation to Site EP1.13, this is one of the closest available employment allocations to the 
appeal site and is located within Buckshaw Village. It is allocated for former B1 uses as well 
as B2 and B8 uses under Policy EP1 in the Chorley Local Plan. There is an extant planning 
permission (Reference: 09/00659/REMMAJ) on site EP1.13 for a scheme (known as 
Buckshaw Parkway) of five large, three-storey office buildings of 1,970-3,154 sqm each. One 
of the buildings has been developed and remains vacant, having been available to let since 
its construction. It is agreed the 4 remaining office buildings remain undeveloped and that 
this site is located closer to Buckshaw Village District Centre and Buckshaw Parkway 
Railway Station than the appeal site, in an ‘edge of centre’ location for main town centre 
uses including offices (as defined by the NPPF Glossary). 

Viability 

3.21. In terms of viability matters, the following is agreed.   

3.22. A viability report has been prepared and this has demonstrated that office re-use and 
office redevelopment are not viable on the appeal site. 

3.23. The following five concepts represent a reasonable spread of development options to test 
as part of any further new viability assessment work (office reuse and redevelopment has 
been tested in the original viability assessment): : 

1. A new build business/office park  

2. Refurbishment of the existing building for offices; 

3. A new build trade style industrial scheme providing a range of units from 
8,000 sq ft to 20,000 sq ft; 

4. A new build industrial scheme similar to Strawberry Meadows; 

5. A new build mid-box B8 warehouse scheme  

4. Matters not Agreed 
4.1. The following matters are not agreed. 

Employment Land Policy 

4.2. Weight to be afforded to the policies within the adopted development plan. 

4.3. Weight to be afforded to paragraph 123 of the NPPF and to other policies of the NPPF. 



 

KW/ST | PL | P21-0962 / R014v3– SOCG Employment Land
  8 

Policy 10 

4.4. The weight to be given to Policy 10 and whether Policy 10 criteria a, c, d, g and h have been 
satisfied is not agreed.:  

Assessment of the Site 

4.5. The quality and ranking of the appeal site in the employment land studies outlined at 
paragraphs 3.19 to 3.14 above.  

Assessment of Employment Land Needs 

4.6. The weight to be afforded to the various employment land assessments relevant to the area, 
including the February 2022 Central Lancashire Employment Land Study Update and the 
methodology and variables applied to determine the employment land needs for the area 
and supply.  

Supply 

4.7. The employment land supply figures on the following employment allocations are not 
agreed: 

• EP1.1: Great Knowley, Chorley 

• EP1.2: Botany Bay, Chorley 

• EP1.9: Woodlands Centre, Southport Road, Chorley 

• EP1.17: Rear of New Street, Mawdesley 

4.8. To aid the Inspector, the Council's and Appellant's Employment Land Supply figures are 
presented in the Table at Appendix 2.  

Marketing and Viability 

4.9. Whether the redevelopment of the site for industrial use is viable.  

4.10. Whether Policy 10 criterion g has been satisfied and whether there is a need for convincing 
evidence of lack of demand through a rigorous and active 12 month marketing period for 
employment re-use and employment redevelopment.  

4.11. The need for an assessment of viability of office, industrial and/or warehouse uses to be 
informed by a marketing exercise to provide convincing market evidence on the scale and 
nature of demand for the full range of E(g) or B-Class uses. 

 

 

 



 

KW/ST | PL | P21-0962 / R014v3– SOCG Employment Land
  9 

Appendix 1: Runshaw College and XTON Business Park Assessment 
2009 Employment Study 

 

  



C H O R L E Y ,  P R E S T O N  &  S O U T H  R I B B L E  
E M P L O Y M E N T  L A N D  R E V I E W  T O  2 0 2 1  

 

1 3 7

 

Euxton Lane (40) GU

The site is currently occupied by 
Runshaw  college and XTON business 

park.  Generally the site is well 
maintained, however, some buildings are 

in need of improvement.  The site is 
across the railway line from Southern 

Commercial Buckshaw site.  The site has 
very good road frontage and achieves a 

good score for market attractiveness. 

The site achieves a good score for strategic 
planning and sustainability.  This is 

influenced by a park and ride site near to the 
site and  re-opening / refurbishment of the 
rail station proposed to be completed in 

March 2009 as part of the regeneration of 
the broader area which will further enhance 

the site’s sustainability credentials. 

College and business park with limited opportunities for 
infill.

Market Street (48) GU

The site adjoins and is highly visible from 
a main road and achieves a good market 
attractiveness score.  Buildings are of an 

average quality and surrounding land 
uses are generally compatible.  Access/ 
egress and parking are good although 
local roads appear to have fairly heavy 

traffic flows. 

The site achieves a good score for strategic 
planning and environmental sustainability.
This occupied site is previously developed 

land and is close to a train station.  

Relatively large site with average quality buildings in a 
good location with very good frontage. 

Adlington South 
Business Village (49) 

GU

This site contains both modern high 
quality employment and office 

development and also building stock in 
need of improvement.  A good to very 

good score is achieved for market 
attractiveness.  The site adjoins the A6 

and has a very good road frontage. 

The site achieves an moderate to good 
score for sustainability and planning despite 
its location outside of a centre.  It is within an 

urban area and very close to a public 
transport interchange.  The site is in an area 
ranked as within the top 5% most deprived 
wards on the indices of multiple deprivation 
therefore the redevelopment of parts of the 
site has the potential to deliver economic/ 

regeneration objectives. 

Modern office/ employment development at the front of 
the site with older, poorer quality employment buildings 
to the rear.  Potential to bring the whole site up to the 

same standard. 

Pincroft, Market 
Street (50) 

GU

The site achieves a good market 
attractiveness score.  It adjoins the A6 

and road visibility is good.  No site-
specific policy constraints or flood risk 
identified for this moderately, irregular 

sized site occupied by Pincroft in a mix of 
building types. 

A good ranking is awarded for this site 
influenced by its proximity to public transport 

and location with a deprived urban ward 
despite its location outside of any existing 

centre but still within an urban area. 

Large site with single occupier – Pincroft.    



Site Title and Number 40 Euxton Lane, Euxton 
GENERAL   
Local 
Authority 

Chorley 

Site Size 9.71 ha 
General Site 
Description  

The site is currently occupied by Runshaw College and XTON business park  

Appraisal 
Criteria

Detailed Indicators Commentary 

MARKET ATTRACTIVENESS 
Ease of access to the motorway or 
major arterial route (i.e. an ‘A’ Road)

The site is within 1 mile of A49 and A6 Accessibility 

Quality of local road access Local roads are wide and not congested, access is very 
good.

Quality of the external environment 
(vacant / part vacant sites and 
redevelopment opportunities)
Quality of the existing portfolio, internal 
and external environment (occupied
sites / re-use opportunities)

Generally the site is well maintained, however, some 
buildings are in need of maintenance. 

Site occupiers of Xton Business Park part of the site are: 
Runshaw College 
Classic Features Ltd 
CSC

BAE Systems buildings and external areas are of 
reasonable quality and condition providing an average 
range of building type and size / adequate provision of 
parking, circulation and servicing. Quality of surrounding 
environment is likely to be attractiveness of the site for 
most users. 

Duration of availability (vacant / part 
vacant sites)

The site is not vacant. 

Marketing and enquiry interest Site is not being marketed by agents (not vacant). 
Adjoining Land Uses The site adjoins other employment uses, open space 

which will be developed to the north and some residential.
The site is across the railway line from Southern 
Commercial Buckshaw site.   

Business 
Image 

Road Frontage Visibility The site has a highly visible frontage to a main road in the 
area.

Physical site features (e.g. site size, 
shape, topography, pylons, drainage 
ditches and known underground utilities 
infrastructure dissecting the site) 

(vacant / part vacant sites and 
redevelopment opportunities)

The site is large, regular in shape and flat. 

Environmental constraints and abnormal 
development requirements [e.g. 
landscape / nature conservation 
designations, heritage features (listed 
buildings and conservation areas), 
TPO’s and identified development 
requirements / issues / constraints set 
out in Local Plan policies, site 
development briefs etc] 

(vacant / part vacant sites and 
redevelopment opportunities)

The site has a limited number of constraints including a 
locally listed building Rushaw College and TPO. 

Site is within the ‘Arc of Opportunity.’    

Flooding There is no flood risk on this site (outside of any identified 
flood risk zone). 

Site
Development 
Constraints 

Contamination

(vacant / part vacant sites and 
redevelopment opportunities)

The site is likely to have a limited amount of contamination
on it from previous factory/works uses) which can easily 
be mitigated. 



Appraisal 
Criteria

Detailed Indicators Commentary 

MARKET ATTRACTIVENESS 
Ownership / Owner Aspirations Unknown – various owners. 
Site access Access to the site is very good.  Entrance/ egress is 

clearly defined and wide enough for a variety of vehicles, 
visibility is good and pedestrians are also catered for in 
terms of access.  Parking on site is well marked. 

Appraisal 
Criteria

Detailed Indicators Commentary 

STRATEGIC PLANNING AND SUSTAINABILITY 
Ease of access to public transport The site is on a bus route. Re-opening / refurbishment of 

the rail station proposed to be completed in March 2009 as 
part of the regeneration of the broader area will further 
enhance the site’s sustainability credentials in terms of 
access to public transport. 

Accessibility 
to Non Car 
Transport 
Modes 

Ease of walking and cycling There are footpaths and cycle routes along the main road. 
Land classification The site is predominantly brownfield. Enhancement 

of the 
Environment 

Potential to enhance environmental 
quality 

(vacant / part vacant sites and 
redevelopment opportunities)

The site has some opportunity to intensify the use of land 
by introducing additional, good quality employment 
buildings and improving building maintenance on the 
existing buildings, particularly the locally listed building. 

Sequential location The site is located out of centre, but within the urban 
areas.

Economic Activity The site is located in an area of good economic activity 
(67.7-72.5%).

Multiple Deprivation Indices The site is within an area ranked in the most affluent 
wards (75%) for multiple deprivation. 

Regeneration 
and 
Economic 
Development 

Economic Development College and business park with limited opportunities for 
infill.
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Appendix 2: LPA and Appellants Employment Land Supply Figures



Summary of Council's and Appellant's Employment Land Supply for Chorley BC

BE Group Site Ref: Site Name

BE Group: 

Revised Site 

Area, ha 

(February 2022 

Study)

Pegasus 

Suggested 

Site Area, ha

EP1.1: Great Knowley, Chorley 11.73 18.8

EP1.2: Botany Bay, Chorley 5.9 8.4

EP1.3: Land to the North East of M61 junction (Gale Moss) Chorley 6.9 6.9

EP1.5: Euxton Lane, Chorley 9.85 9.85

EP1.6: Cowling Farm, Chorley 3.5 3.5

EP1.7: Land at Ackhurst Business Park, Chorley 0 0

EP1.8: Lyons Lane Mill, Townley Street Chorley 0.33 0.33

EP1.9: Woodlands Centre, Southport Road, Chorley 0.8 5.16

EP1.10: Stump Lane, Chorley 0 0

EP1.11: The Revolution, Buckshaw Avenue, Buckshaw Village 3.26 3.26

EP1.12: Group 1, Buckshaw Village 0 0

EP1.13: Southern Commercial, Buckshaw Village 2.88 2.88

EP1.14: Fairport, Market Place Adlington 0.6 0.6

EP1.15: Land east of Wigan Lane, Clayton-Le-Woods 8.03 8.03

EP1.17: Rear of New Street, Mawdesley 0.6 0.3

Plan App.1: Land adjacent Weir Mill, Crosse Hall Street, Chorley 0 0

Plan App.2: Twin Lakes Industrial Estate, Brickcroft Lane, Croston 1.9 1.9

Totals 56.28 69.91

Source: BE Group figures taken from Table 18 of Central Lancashire Employment Land Study Update, February 2022



 

 

Town & Country Planning Act 1990 (as amended) 
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