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1.1 This Socio-Economic Benefits Note has been prepared by Wisher Consulting to support an outline planning 

application (with all matters reserved save for the principal means of access) for a residential development of 

up to 350 homes (Use Class C3) and a community hub (Use Class C3 and F), with associated habitat creation, 

landscaping, open space, parking, footpaths/cycleways, drainage and other infrastructure at the Former 

Camelot Theme Park, Chorley (the site). 

Construction Effects 

1.2 The scheme will have a likely construction cost in the order of £80 million, over an assumed 7-year delivery 

period – so circa £12 million of construction spend per annum.   

1.3 The government, via the Homes and Communities Agency (HCA), have provided labour co-efficient ratios for 

the construction sector1. These ratios suggest that for the house-building sector every £1m of annual 

construction spend will generate 20 jobs over the course of that year.  On this basis, the scheme will support 

240 construction jobs across the construction programme. This job estimate relates to all jobs created in the 

construction supply chain as a result of the scheme. Not all of these jobs will necessarily be on-site. 

Why are these Construction Impacts Important? 

• The construction industry offers very accessible employment opportunities, with extensive use of 

apprenticeships and trainees.  

• There are 1,860 residents in Chorley registered as unemployed, and the construction industry offers a 

recognised pathway into employment. Source: ONS Claimant Count Data. March 2025. 

• The construction sector offers more social mobility than any other sector of the UK economy. 53% of 

those in management or professional roles in construction were from families where the main earning 

parent was from a skilled trade of a lower occupational group. Source: The Real Face of Construction 

2020. Chartered Institute of Building.   

Housing Market Supply  

1.4 The scheme will deliver up to 350 good quality homes, including a very significant 50% affordable housing 

component – potentially delivered either on or off-site. The development mix will span a range of property 

sizes. 

1.5 As Chorley moves to delivery of the new Standard Method of housing need, which equates to 564 new 

dwellings per annum, these new homes will be much needed.       

 

1 Cost Per Job Guidance. Best Practice Note. Homes and Communities Agency (HCA). 3rd Edition. 2015.  
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1.6 The provision of such a significant number of affordable housing units (175) – which could be delivered as 

either affordable rental units or potentially affordable ownership products on or off-site - provides:  

• An entry point to home ownership for local key workers and younger families in Chorley. 

• An opportunity for more segments of the local community to live in suitably sized housing. 

• Numerous health and well-being benefits for occupiers. Affordable housing, particularly social rent, 

often provides the only option for families to escape poorer quality and over-crowded accommodation. 

1.7 Recent research by the Vistry Group – The Value of a Social Tenancy – found that the value of social housing 

to local communities equates to £18,000 per affordable unit per annum2. Using this metric the Story Homes 

scheme at the former Camelot Theme Park will deliver £3.1 million of local social value per annum.   

1.8 The Local Government Association has produced guidance on how to build cohesive communities3. The 

guidance clearly identifies the pivotal role of new housing, especially affordable housing, in nurturing 

successful communities: 

“Access to good quality, affordable housing is an important aspect of fostering cohesive neighbourhoods. Living 

in poor quality or temporary housing can put great strain on individuals and families, and can disproportionality 
affect certain groups…A lack of affordable local housing provision can contribute to people’s sense of ‘being 

left behind’ or unfairness…Older residents may also feel increasingly socially excluded when their children 

cannot afford local housing near them and need to move away” (p49). 

Why are these Housing Market Benefits Important? 

• Housing affordability ratios in Chorley are such that many local residents are struggling to purchase, and 

rent, locally. The average affordability ratio over the last five years stands at 6.6 times earnings in Chorley 

– higher than both the other Central Lancashire authorities.     

• Delivery of affordable homes across the whole of the UK has been well below the real level of need. 

These trends are also evidenced in Chorley and delivery of local affordable housing should be welcomed. 

Preserving Community / Social Ties  

1.9 The new homes will help retain and attract existing families and newly forming households in the Chorley area. 

This in turn will preserve essential family/community ties and social networks within Chorley that are at risk 

of being broken through a lack of housing options for local people.  

1.10 The family and community ties are particularly important for childcare and care for the sick/elderly. The 

Foreword to the newly approved 2025 Chorley Housing Strategy emphasises the importance of building settled 

communities:  

“Without good quality housing in the right place, we risk having unsettled communities where too many people 

just pass through and can’t put down roots which are the foundations to our strong communities in Chorley”.     

Why are these Social Effects Important? 

• The retention of family units and younger people in Chorley is essential for a strong district.  

• Strong and established family and community bonds underpin cohesive communities and caring/support 

networks.   

 

2 This figure captures various saving to public bodies from having residents in safe and secure accommodation and the enhanced economic/skills 

contribution from residents in stable accommodation.    

3 Building Cohesive Communities - An LGA Guide. March 2019.  
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Labour Market Benefits 

1.11 The scheme will provide housing for a population of 840 extra residents in Chorley (350 homes * standard 

household size of 2.4 residents).  

1.12 Of these 840 residents, some 500 are expected to be of working age4.  

1.13 This new working age population will deliver significant labour market benefits, by providing housing for 

professional workers through to housing for key workers – all of whom are essential to the operation of the 

Chorley economy and addressing current skills shortages. 

1.14 Significant future employment growth is anticipated in Chorley, Leyland and a number of key employment sites 

set out within the current Draft Central Lancashire Local Plan - all within a roughly 3-mile radius of the former 

Camelot Theme Park. Residents at the proposed development will therefore provide a valuable source of labour 

for these employment growth nodes.  

Why are these Labour Market Benefits Important? 

• Across the UK recruitment difficulties and skills shortages are constraining economic growth. These 

issues are equally evident in Chorley – with the latest Lancashire Skills Survey reporting that 36% of 

current vacancies are classed as “hard to fill” as a consequence of skills shortages, well above the 

national average of 25%.   

• In addition to existing skills shortages, several employment sites within close proximity to the former 

Camelot Theme Park site are also expected to expand and will need to find new sources of labour. 

Household Spending Effects 

1.15 The scheme will also create local expenditure benefits and positive demand for household services.  

1.16 The latest reliable data for household spending in the UK shows expenditure at £592 per week for 20195, 

inflated to £677 in 2025 prices. This includes spend on food, leisure and household/personal services,  

1.17 Using this data, the scheme will generate additional household spending of some £12.3 million per annum, a 

reasonable proportion of which will be retained locally in Chorley and Lancashire more generally.    

1.18 Retail and service businesses currently face the twin perils of consumer uncertainty (borne out of both changing 

retail patterns and the current cost of living crisis) and increases to their own cost base. Additional revenues 

are much needed. 

1.19 No location is immune from these challenges. Whilst Chorley town centre received a generally favourable 

assessment in the recent Central Lancashire retail health-check6, most forecasters project continued margin-

squeeze for UK retailers and the need to find new sources of turnover growth.      

Why are these Household Expenditure Impacts Important? 

• Chorley town centre, and other local retail centres, need to secure new sources of turnover growth to 

protect against margin squeeze.  

• Physical improvements to Chorley town centre, funded by the Levelling Up Fund, are about to commence 

and it is vital they are accompanied by a vibrant private sector retail sector.  

 

4 Based on Census 2021 data which shows 61% of residents in Chorley are working age.   

5  UK Living Costs and Food Survey for 2019. 2020 and 2021 survey data is also available but it is significantly distorted by COVID lockdowns.   

6 Central Lancashire Retail and Town Centres Policy Advice. 

https://centrallocalplan.lancashire.gov.uk/media/1476/er7a-central-lancashire-retail-and-town-centres-policy-advice-final-study.pdf
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Fiscal/Tax Benefits 

1.20 Annual Council Tax will be payable on all occupied units on a recurring basis.  

1.21 For the purposes of this assessment, it is assumed that the 350 units will all be Council Tax Band D properties.  

1.22 The current Chorley Council Tax charge for Band D properties is circa £2,300 per annum. The total annual yield 

across 350 new homes would therefore be approximately £800,000. This will flow to Chorley Council each and 

every year.   

1.23 The Council Tax revenues from the scheme will provide a welcome boost to local government funding.  

Why are these Fiscal Impacts Important? 

• As with all local authorities in the UK, Chorley Council is under continual financial pressure to balance its 

budget and to find new ways of securing income. Council Tax revenues are important sources of income 

to the Council as part of this effort. 

• This sentiment is reinforced in the latest Chorley Council 2023/24 Statement of Accounts: 

• “The Council faces continued challenges with uncertainty of funding and a difficult national and global 

economic environment. This is compounded by the Council’s operating environment in which costs and 

demands on services are growing each year, with finite resources to respond” (p4). 

• “Council Tax and Business Rates are the major source of funding for local services, and it is essential that 

all councils monitor their collection rates and raise as much income as possible” (p19). 

 

Conclusion 

1.24 The proposed development will deliver a range of much-needed socio-economic benefits in Chorley that should 

be afforded significant weight in any planning decision: 

• 350 good quality homes, including a very significant 50% affordable housing component potentially 

delivered either on or off-site. The affordable housing will deliver £3.1 million of local social value per 

annum in Chorley.  

• Preservation of essential family/community ties and social networks within Chorley that are at risk of 

being broken through a lack of housing options for local people. 

• Housing for 500 working age residents, who will broaden the local labour market and help (i) fill current 

skills shortage vacancies and (ii) meet business expansion needs.    

• Household expenditure of some £12.3 million per annum, a reasonable proportion of which will be 

retained locally in Chorley and Lancashire more generally. 

• Approximately £800,000 of additional Council Tax, that will flow to Chorley Council each and every 

year.   

• 240 construction jobs across the construction programme.  

1.25 A summary of the main socio-economic benefits of the scheme is provided over page.  
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240 construction jobs (on and off-site) 
sustained every year, for circa 7 years

Major source of apprenticeships and 
local training opportunities
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Housing for 500 
working age 
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experience 

into local area 

Vital for 
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Council services
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into local Chorley 
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services 

350 new homes, 
including 175 

affordable units 
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year
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and build family 
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Key objective of 
new of Chorley 

Housing Strategy 


