
Land to the South of D’Urton Lane, Preston, PR3 5LD | 23/05/2022 
Applicant’s Statement of Case  (Cassidy + Ashton Group Ltd)  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 1 | Page 

 

Architecture + Building Surveying + Town Planning

 

 

 

 

 

  

Applicant’s Statement 

of Case  (Cassidy + 

Ashton Group Ltd) 
TOWN AND COUNTRY PLANNING ACT 1990 – SECTION 77 AND TOWN AND COUNTRY 

PLANNING (INQUIRIES PROCEDURE)(ENGLAND) RULES 2000 

 

APPLICATION BY CASSIDY + ASHTON GROUP LTD 

SITE ADDRESS: LAND TO THE SOUTH OF D’URTON LANE, PRESTON PR3 5LD 

 

LPA REF: 06/2021/0431 

PINS REF:  APP/N2345/V/22/3296374 

 

 

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 23/05/2022 
Applicant’s Statement of Case  (Cassidy + Ashton Group Ltd)  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 2 | Page 

TABLE OF CONTENTS 

 INTRODUCTION     3 

 APPLICATION SITE AND PROPOSED DEVELOPMENT 5 

 PLANNING POLICY CONTEXT    8 

 CASE FOR THE APPLICANT    12 

 CONCLUSION     19 

 

APPENDICES TO THE STATEMENT OF CASE [UNDER SEPARATE COVER] 

Appendix CA1 – Holding Direction Letter from The Secretary of State (Dated 11th March 2022) 

Appendix CA2 – Letters confirming the Call-In from The Secretary of State, to the LPA and the Applicant 

(Dated 5th April 2022) 

Appendix CA3 – Letters confirming the Start Date of the Inquiry from The Planning Inspectorate to the LPA 

and the Applicant (Dated 11th April 2022) 

Appendix CA4 – Updated Preliminary Ecological Assessment (Dated 20th May 2022) 

Appendix CA5 – Copy of Site Plans, Decision Notices and Officer Reports for Approved Schemes at D’Urton 

Lane (including Planning Application No’s. 06/2015/0031, 06/2019/0010, 06/2020/0372, 06/2015/0067, 

06/2016/0239, 06/2018/1230) 

Appendix CA6 – Planning Policy Context 

Appendix CA7 – Pre-Application Letter from Lancashire County Council (Dated 15th September 2020) 

Appendix CA8 – Consultation Response from Growth Lancashire Ltd (Dated 28th October 2021) 

Appendix CA9 – Copy of Site Plans, Decision Notices and Committee Reports for Similar Applications 

(including Bartle Village, Trax Motor Sport and The Eternal Wall of Answered Prayer) 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 23/05/2022 
Applicant’s Statement of Case  (Cassidy + Ashton Group Ltd)  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 3 | Page 

 INTRODUCTION 

1.1 An outline planning application [06/2021/0431] was submitted to Preston City Council by 

Cassidy + Ashton Group Ltd on 19th March 2021.  The application was given the following 

description of development by the local planning authority: 

Outline application for 1no. place of worship and associated parking facilities (access only 

applied for) with some matters reserved 

1.2 At the same time as the application was being progressed, an International Design 

Competition run by the Royal Institute for British Architects [RIBA] was being held to choose 

a design for the proposed development. The chosen design would inform the subsequent 

reserved matters application.  

1.3 The application was presented to Preston Planning Committee on 8th July 2021 with a 

recommendation for refusal.  However, contrary to the recommendation, members of the 

Planning Committee resolved to defer the application to allow further information to be 

submitted in respect to matters of design, need, highways and car parking, and an analysis of 

the impact of the outline proposal upon heritage assets. 

1.4 Following the July Planning Committee, supplementary information was submitted to address 

the queries raised by Committee and to also allow consideration of matters of scale, layout 

and appearance alongside access.  The completion of the RIBA Design Competition allowed 

the winning design to be included as part of the application. 

1.5 Subsequently, Preston City Council resolved to grant outline planning permission on 3rd 

February 2022 subject to the completion of a s106 agreement relating to the management of 

car parking on and around the site and parking restrictions along D’Urton Lane. 

1.6 As part of the planning process, the application was the subject of consultation. In that 

consultation, 427 letters of objection and 625 letters of support were received. Following the 

submission of amended plans and some additional information, a supplemental consultation 

was carried out with a further 17 letters of objection and 2 letters of support received. 

1.7 On 11th March 2022 a holding direction was issued by the Secretary of State [SoS] for Levelling 

Up, Housing and Communities to allow time for the SoS to consider whether the application 

should be referred to him for his determination [Appendix CA1].  On 5th April 2022 [Appendix 
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CA2], the application was called-in by the SoS with the SoS saying that he particularly wanted 

to be informed on: 

a) The extent to which the proposed development is consistent with the development 

plan for the area; and 

b) any other matters the Inspector considers relevant. 

1.8 On 11th April 2022, the Planning Inspectorate issued a Start Date for the Called-in application 

with a public inquiry to open on 2nd August 2022 [Appendix CA3]. 

1.9 The documents submitted alongside the outline planning application remain valid and also up 

to date.  In order to assist the Inspector, a further Phase 1 Ecological Habitat Survey of the site 

has been undertaken also which demonstrates that there has been no material change to the 

ecological interest of the site since the application was submitted {Appendix CA4].  Further 

information, pertaining to the matters identified as in dispute in the statements of case of a 

Rule 6 party, will be provided in the proofs of evidence at the appropriate stage.  
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 APPLICATION SITE AND PROPOSED DEVELOPMENT 

2.1 The application site and proposed development are described in the draft agreed Statement 

of Common Ground. 

Further Site Description 

2.2 The site is largely level. Other than the access, the site is contained by mature trees on three 

of its four sides.  The fourth is open and is situated at the top of a short bank adjacent to the 

start of the Broughton Bypass [James Towers Way] and is contained by a post and rail fence 

and newly planted hedgerow.  The access was created originally to allow the site to be utilised 

as a construction compound for the construction of the Broughton bypass and much of the 

hardcore laid to serve that compound remains on site. There has been no formal restoration 

of the land but none appeared necessary. The land can be considered as previously developed 

land under the NPPF(2021), Annex 2. The site itself is raised approximately 7.5 metres above 

the level of the Broughton Bypass.  

2.3 The site lies at the most western portion of an area of land which is about semi-circular in 

shape and contained by the Broughton Bypass to the west, D’Urton Lane to the north and the 

M55 to the south.  A cul-de-sac of D’Urton Lane runs east to west through the area but 

culminates at the western end where there is only pedestrian and cycle access out to the 

bypass. 

2.4 This semi-circular area of land is dominated visually, and aurally, by highways infrastructure 

and is predominantly residential in land use either currently or in terms of extant planning 

permissions [Appendix CA5].  Four new dwellings have been built on land immediately to the 

east of the application site, whilst planning permission has been granted for five dwellings on 

the land to the east of that and four dwellings on the land beyond that..  The exception is on 

the north side of D’Urton Lane where there are equestrian facilities to the rear of the dwelling 

house, although an application for residential development has been made on this site. 

2.5 Beyond the bypass to the west is a former farm complex which is now dominated by industrial 

uses, set alongside agricultural uses.  To the immediate north of the bypass lies a car park for 

the use of visitors to the church and school, whilst beyond this is St John the Baptist, a grade 

II* listed building, Broughton in Amounderness Primary School and associated buildings.  To 

the east, beyond D’Urton Lane there are a scattering of houses and land with planning 
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permission for 29 dwellings. To the immediate south, adjoining the M55 is the built up area 

of the City of Preston. 

2.6 The “Guild Wheel” cycle route runs east to west along the northern boundary of the site and 

around the rest of Preston.  A public footpath runs north from the site, with a crossing over 

the bypass, before continuing north towards the church.  Footways link the site to residential 

development to the south.  There are bus stops within 400m of the site. 

Further Description of the Proposed Development 

2.7 The application proposal is known as the “Brick Veil” and would create a new landmark for 

Preston drawing upon its history as a city of cotton and related built heritage. The design of 

the building is conceived to appear as a contemporary interpretation of a traditional cotton 

mill design, with the minaret reflecting the appearance of a mill chimney and the brick skin 

echoing the body of a mill, for worship.  

2.8 Being located adjacent to the walking and cycling paths of the Preston Guild Wheel, the 

building’s elliptical form is designed to be experienced from multiple points by those actually 

moving past the site and appreciate the structure from various vantage points. 

2.9 The design is intended to appear as a highly refined building that celebrates simultaneously 

Islamic tradition and homage to British craft: a weaving of cultural influences into the fabric 

of modern life.  Its most notable feature will be its highly refined and articulated brick facade, 

which is conceived as an urban-scale curtain (the “Veil”) which also frames the main entrance 

of the building.  

2.10 Internally, and in line with custom, the building will be laid out as a series of layers in plan, 

inviting male visitors into a lobby at ground level and female visitors to their dedicated prayer 

facilities on level one. Adjacent to the main foyer, two dedicated stairs create appropriately 

separate routes for male and female worshippers, inviting them to their respective ablution 

and prayer areas. Full accessibility has also been appropriately prioritised, and a dedicated 

passenger lift would be situated within the structure of the minaret, adjacent to the entrance, 

for female visitors also. 

2.11 The centre piece internally is the prayer hall. The hall would have no significant ornamentation. 

Instead, the hall has been designed to create the appropriate place of worship through an 

interplay of light and shadow which will be integral to the religious experience for worshippers. 
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2.12 The building has been designed to properly address its wider civic role in assisting in creating 

a heightened sense of community. Located on level one, a flexible multi-purpose hall will be 

built alongside the Islamic library, which will be located just above it at level two. A large 

skylight will provide natural daylight for both spaces. 

2.13 The mosque will be built of precast concrete wall panels set around the perimeter of the 

building which will provide both vertical support to the roof and floors.  The oval roof will have 

a simple, lightweight construction of deep glulam timber beams radiating out from the central 

spine wall to the perimeter, where they will be supported on timber fins that sit on top of the 

perimeter wall.  The concrete panels will be shaped to be wider in cross section at their base 

and tapering towards the top, echoing the traditional masonry construction of castles, 

cathedrals and mills. 

2.14 In line with the principles of sustainable design, the design has been developed to maximise 

passive solutions to maintain a comfortable internal environment by using the building form 

and construction thereby minimising running cost and reducing CO2 emissions. 
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 PLANNING POLICY CONTEXT 

3.1 The Planning Policy context is set out in the draft Statement of Common Ground. 

3.2 The applicant will consider the application against all of the policies set out in the Statement 

of Common Ground, and any other development plan policy of relevance, but with particular 

emphasis upon the following [Appendix CA6]: 

Central Lancashire Core Strategy 

 

• Policy 1 - Locating growth 

• Policy 16 – Heritage Assets 

• Policy 17 - Design of new buildings 

• Policy 25 - Community facilities 

• Policy 27 – Sustainable Resources and New Developments 

 

Preston Local Plan 

 

• Policy ST2 - General transport considerations 

• Policy EN1 - Development in the open countryside 

• Policy EN8 – Development and Heritage Assets 

• Policy EN9 - Design of new development  

 

Broughton Neighbourhood Development Plan: 

 

• Policy NE2 – Visual Impact of New Development 

• Policy CF1 – Guild Wheel, Public footpaths and bridleways 

• Policy HE/HE1 – New developments close to Heritage Assets 

Central Lancashire Core Strategy 

3.3 The key themes from the Core Strategy include seeking to target the majority of growth and 

investment in the main urban areas [Policy 1], particularly on previously developed land, 

whilst acknowledging that there will be a need for some greenfield development in North 

Preston and other areas. 
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3.4 Heritage assets should be safeguarded from inappropriate development but development 

that protects or enhances heritage assets should be supported [Policy 16].  The Core Strategy 

states that high quality design is integral to the Core Strategy and thus central to the planning 

of new developments and sets out key considerations of new development [Policy 17]. 

3.5 Policy 25 relates to Community Facilities and requires that local communities have sufficient 

provision based upon demonstrable need, and ensuring that new facilities are accessible by a 

range of modes of transport.  New developments should incorporate sustainable resources 

and minimise energy use and maximise energy efficiency [Policy 27]. 

Preston Local Plan 

3.6 Preston Local Plan seeks to ensure that all development proposals demonstrate that road 

safety and the convenient movement of all highway users will not be prejudiced; that 

appropriate provision is made for public transport, cycles and for those on foot; existing routes 

are protected; the needs of disabled people are catered for; and future transport corridors 

are not prejudiced {Policy ST2]. 

3.7 Policy EN1 restricts development in the area defined as open countryside on the proposals 

map to certain specific forms of development which include development for the purposes of 

forestry, agriculture or other uses appropriate to a rural area; re-use of existing buildings or 

infilling within groups of buildings in smaller rural settlements. 

3.8 Development proposals that affect a heritage asset or its setting will be permitted where they 

accord with national policy and make a positive contribution to character and local 

distinctiveness through high quality new design that responds to its context [Policy EN8].  The 

local plan stresses the important of good design and how that is enshrined in national planning 

policy guidance.  The principles of the Central Lancashire Design Guide should be followed and 

applications will be approved where they make a positive contribution to the character and 

local distinctiveness of the area through high quality new design that responds to its context 

[Policy EN9]. 
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Broughton Neighbourhood Development Plan 

Policy NE2 of the Broughton Neighbourhood Development Plan requires the visual impact of 

new development to be minimised by tree planting and landscaping, particularly for sites on 

the defined edge of the settlement of Broughton.  Policy CF1 requires developments not to 

have a negative impact on the Guild Wheel, public footpaths or bridleways.  General Policy 

HE/Policy HE1 seeks to apply Policies EN8 and EN9 of the Local Plan whilst they also identify 

the key views which define the historic setting of the village.  One of these views is the view 

due west of St John’s Church. 

National Planning Guidance 

3.9 The National Planning Policy Framework [NPPF] supports the retention and development of 

accessible local services and community facilities including places of worship [para. 84, d)].  

Para. 85 goes on to state: 

“Planning policies and decisions should recognise that sites to meet local business and 

community needs in rural areas may have to be found adjacent to or beyond existing 

settlements, and in locations that are not well served by public transport. In these 

circumstances it will be important to ensure that development is sensitive to its surroundings, 

does not have an unacceptable impact on local roads and exploits any opportunities to make 

a location more sustainable (for example by improving the scope for access on foot, by cycling 

or by public transport). The use of previously developed land, and sites that are physically well-

related to existing settlements, should be encouraged where suitable opportunities exist.” 

3.10 The NPPF also provides strong support for high quality design.  In particular para. 134 states 

that significant weight should be given to: 

“… outstanding or innovative designs which promote high levels of sustainability, or help raise 

the standard of design more generally in an area, so long as they fit in with the overall form 

and layout of their surroundings.” 

3.11 The NPPF requires planning applications in the vicinity of heritage assets to take into account 

the significance of the asset with sufficient detail to make an assessment [paras. 194-195].  

Great weight should be given to the preservation of a heritage asset and where substantial 

harm is demonstrated permission should be refused unless there are overwhelming public 
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benefits [para. 201].  Where development will result in less than substantial harm, this harm 

should be weighed against the public benefits of the proposal [para. 202]. 
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 CASE FOR THE APPLICANT 

Introduction 

4.1 The application to be considered at the Inquiry was considered by Preston City Council’s 

Planning Committee on 3rd February 2022.  The Committee application was recommended for 

approval and after a lengthy debate, members voted in favour of the recommendation.  The 

permission was subject to the completion of a s106 agreement. 

4.2 The application remains supported by a full suite of technical information to address the 

requirements of all of the statutory consultees.  Each of the issues were considered in depth 

and where additional information was requested, this was provided by the applicant to the 

satisfaction of the relevant statutory consultee.  

Key Planning Issues 

4.3 The key planning issues raised during the determination of this application are set out below.  

The issue of planning policy leads onto the other matters. 

4.4 There are no significant matters of dispute with the local planning authority.  The key issues 

are: 

• Planning Policy 

• Need 

• Car Parking and Highways 

• Design quality 

• Landscape and visual impact 

• Heritage 

• Technical issues – including but not limited to; sustainability, drainage, ecology, trees, noise, 

glint and glare and air. 

Planning Policy 

4.5 The starting point for the determination of a planning application is the Development Plan.  

Planning applications should be determined in accordance with the Development Plan, unless 

material considerations indicate otherwise. 
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4.6 The application site lies in a location which is defined as open countryside in the Preston Local 

Plan under Policy EN1, and lies outside the area identified in the Core Strategy as where the 

majority of growth and investment should be located under Policy 1. The proposed 

development conflicts with the terms of Policy EN1.  There are other policies within the 

Development Plan that are strongly supportive of the application. The National Planning 

Guidance is also strongly supportive of the proposed development and other significant 

material considerations that indicate that the application should not be determined in 

accordance with certain terms of the Development Plan.  This is the position reached by 

Preston City Council in seeking to determine the planning application. 

4.7 While within the terms of Policy EN1, the site falls also to be understood in context. As the 

land previously occupied by the building compound for the Broughton bypass, the site is 

previously developed land within the meaning of Annex “ to the NPPF(2021).  Following the 

removal of the buildings erected to enable construction of the bypass, little work was done to 

return the site to its original open countryside state.  Thus the site is, in reality, more reflective 

of the urban fringe than open countryside in character. The site is also enclosed to the south, 

west and north by significant highway infrastructure, with dwellings to the east. In openness 

terms, the site has lost much of the visual and spatial association with open countryside 

because of its construction compound history and the ongoing presence of compacted ground.  

To the extent that the site can be described, in the strict and policy sense, as ‘open 

countryside’, it presents in fact as a significantly degraded portion of such land.  

4.8 It is not disputed that the site is within the terms of Policy EN1 and is outside also of those 

areas identified in Policy 1 of the Core Strategy as calling for the majority of growth and 

development. Weight falls to be given to this designation. However, in assessing the weight 

to be attributed to the designation of the site as open countryside, that weight falls to be 

diminished to reflect the site in its real context.   

Need 

4.9 The applicant undertook a survey of families within the immediate local area of the proposed 

Mosque to quantify the extent of demand.  Over 300 Muslim families were identified as living 

within the local area that would have the Mosque as their local Place of Worship.  This would 

not only serve a local need but also have significant time and environmental benefits by 

reducing the need to travel elsewhere in Preston to attend prayers and other services and 

events.  Insofar as it is suggested that there is limited local need in Broughton village, there is 
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substantial demand in the wider Broughton Parish and immediately adjoining wards. This is 

especially true in respect of the significant number of new dwellings in the Broughton Parish 

South area. This change brought about by these new dwellings, and the need to “reach out to 

our new residents by linking them through footpaths, amenities and community activities to 

the village centre” is something that was recognised in the Broughton Neighbourhood 

Development Plan (para 1.2.2).  This is emphasised further in para. 6.1 (B) which states: 

“Broughton Parish South – A thriving and attractive residential community to the South of 

the M55 forming an extension to Preston’s Urban Area, looking in part towards Broughton 

Village for school, church, community, and leisure/recreation including the Guild Wheel but 

also boasting its own local shopping and health facilities, food and drink offer and enhanced 

cricket club facilities.” 

4.10 Notwithstanding the identified need, the development will also have wider community 

benefits.  It will be a place of worship for the Muslim community but will also be open to all 

of the community at other times in order to bring the local community together.  The design 

includes a multipurpose hall for the use of the whole community, and provides a location for 

intercultural and interfaith meetings.  

4.11 The identified need for this development is also a material consideration indicating in favour 

of the development. 

Car Parking and Highways 

4.12 The proposal was subject to pre-application discussions with Lancashire County Council 

[Appendix CA7] and further, extensive, discussions were undertaken whilst the application 

was being considered by Preston City Council. The result of these discussions was that both 

Lancashire Highways and National Highways have no objection to the proposal.  

4.13 The existing access into the site was created to provide access into the construction 

compound for Broughton bypass.  The Highways Authority have confirmed they have no 

objection to the existing and established access point providing access into the site for the 

proposed Mosque. 

4.14 The site adjoins the Guild Wheel cycle route which runs along the stretch of D’Urton Lane that 

adjoins the northern side of the site.  The applicant engaged with the Friends of the Guild 

Wheel group and Lancashire County Council Highways, and a series of offsite improvements 

to the cycle route along this stretch of D’Urton Lane have been agreed.  The Friends of the 
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Guild Wheel and Lancashire County Highways authority have no objections in respect to the 

impact of the proposed development upon the Guild Wheel.  Indeed, the improvements to 

the route will make the site more accessible for cyclists in the future. 

4.15 Lancashire Highways and National Highways both agree that the scale of development and 

the amount of traffic generated will not have any material impact upon the capacity of the 

strategic highway network.  This is particularly so noting that the majority of trips to the 

application site will fall outside of the morning and evening peak travel times, as a result of 

the timing of Islamic religious observances (the height of which are at 12:00-15:00 on a Friday 

afternoon).  A Transport Assessment has been produced which supports this conclusion.   

4.16 The proposed car park will provide 148 spaces and a series of measures have been agreed 

which will be implemented through a Car Park Management Plan to control use of the car 

park.  These include but are not limited to; the use of marshals, a restriction on the use of 

spaces with only one occupant in a vehicle and a booking scheme for the spaces.  The Highway 

Authority are satisfied that these measures will ensure that the Mosque will operate 

successfully without harm to the highway network and have no objection to the scheme. 

Design Quality 

4.17 The design of the proposed Mosque was selected following a competition organised by the 

RIBA.  The competition was launched in February 2021 with first submissions in April 2021.  

Over 300 entries were received and these were reduced by the judging panel to a short list of 

5.  The winning design by Luca Poian Studio was announced on 31 August 2022.  The judging 

panel included Chartered Architects and representatives of the RIBA themselves such that 

there was appropriate expertise to judge the quality of design. 

4.18 The quality of design is, in essence, outstanding. This is in so far as not only is the building 

design itself of the highest quality, but its context and relationship to the cotton history of 

Preston and the role played by the Muslim community in that is also recognised, to provide a 

modern interpretation of some of the most iconic historical buildings of the City of Preston. 

The design is also one which meets the highest requirements of sustainability and energy 

efficiency.  

4.19 It is also worthy of note that notwithstanding other objections made, Broughton Parish 

Council also acknowledge that the design is good. The design aligns and applies the 

characteristics of good design set out in the National Design Guide (2021). The quality of the 
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design is a material consideration indicating strongly in favour of the development [para. 134, 

NPPF].  

Landscape and Visual Impact 

4.20 The application site is dominated by highways infrastructure and the remnants of the 

construction compound for Broughton bypass.  As such it can be regarded as a poor quality 

landscape, more reflective of urban fringe than open countryside in character. 

4.21 The proposed mosque is intended to be visible and iconic, creating a landmark for north 

Preston, reflected by its high quality design and situation at a strategic gateway to Preston.  

However, despite this intention, its visual influence will still be limited, as the building itself 

only extends to a height of 12m and the narrow minaret only extends to 30m such that the 

building will still only be visible from the local area.  The site itself will be the subject of a 

detailed and high quality landscape scheme. 

4.22 It is therefore considered that the development will not harm, but will in fact enhance the 

landscape quality of the site, whilst the visual impact upon the wider local area will not be 

detrimental but will in fact enhance what is currently a location dominated by highway 

infrastructure and degraded previously developed land. Such enhancement is a material 

consideration indicating in favour of the development.  

Heritage 

4.23 The site itself does not lie in a conservation area nor contain any listed buildings or other 

heritage assets.  The site is of no heritage value in itself. To the north are a group of listed 

buildings of which one is St John the Baptist’s Church, a grade II* listed building. The 

application site is separated from the heritage assets by a belt of mature trees and the recently 

constructed Broughton bypass which itself was subject to a planning application and the 

impact upon the heritage assets was considered.  Historic England had no objection to that 

application. 

4.24 The application was supported by a heritage statement which considered the potential impact 

of the proposed development upon the significance and the setting of the heritage assets.  

The Council’s own heritage advisor [Appendix CA8] also considered the impact and Historic 

England were consulted given the Grade II* status of the Church.  Historic England raised no 

objection to the proposed development.   



Land to the South of D’Urton Lane, Preston, PR3 5LD | 23/05/2022 
Applicant’s Statement of Case  (Cassidy + Ashton Group Ltd)  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 17 | Page 

4.25 The conclusion reached by the heritage statement and the Council’s own heritage advisor was 

that the impact would be minimal and certainly no greater than less than substantial harm to 

the wider setting of the heritage assets.  Of particular note in that analysis was the setting of 

significant foliage shielding the church, along with the placement of the Broughton Bypass 

which modifies the appreciation of the church in glimpsed views such that the proposed 

development is of little impact.  As such, if the development would result in public benefits, it 

would accord with the requirements of the Development Plan and national planning guidance. 

Other Technical Issues 

4.26 A number of other matters were considered as part of the application.  These included but 

were not limited to; sustainability, drainage, ecology, trees, noise, glint and glare, air, waste 

and ground conditions. In each case the requirements of the statutory consultees were 

addressed in full and there were no outstanding objections at the time the application was 

considered by Preston City Council Planning Committee on 3rd February 2022. As appropriate, 

these matters will be addressed further at the proof of evidence stage of proceedings.  

Planning Balance 

4.27 The determination of planning applications requires an initial review of the relevant 

Development Plan policies and the evaluation of whether there is compliance overall with the 

Plan policies, followed by the identification of any other material considerations that are 

relevant to the consideration of a proposed development. 

4.28 The application does not accord with Policy 1 of the Core Strategy and Policy EN1 of the Local 

Plan.  Policy 1 is more relevant with the overall distribution of future development rather than 

individual schemes for community facilities.  The scheme conflicts with the wording of Policy 

EN1. 

4.29 There are a number of policies within the Development Plan that are strongly supportive of 

the proposed development.  These include support for the provision of community facilities 

[Policy 25] and for sustainable and energy efficient forms of development [Policy 27].  Notably 

at a national level, there is recognition that community facilities are an essential element of 

rural areas and sometimes cannot be accommodated within existing settlement boundaries.  

In such cases there is encouragement that such facilities should, wherever possible, be 

accessible by sustainable forms of transport, should be on previously developed land and 

should relate well to existing settlement boundaries [paras. 84-85, NPPF].  Outstanding design 
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should also be given significant weight in the planning decision making process [para. 134, 

NPPF]. 

4.30 The consideration of the application is therefore to be a question of planning balance.  On the 

one hand there is, most notably, Policy EN1 which identifies the site as countryside where 

there are restrictions on most forms of development, whilst on the other hand, there is a 

demonstrable need for the form of development proposed, the design is of outstanding 

quality and there are no technical objections.  In addition, the building will be highly 

sustainable and will have significant community benefits.  These matters are considered by 

the applicant to outweigh any conflict with the Development Plan such that planning 

permission should be granted as Preston City Council resolved to do on 3rd February 2022. 

Section 106 Agreement and Planning Conditions 

4.31 There is an agreed s106 agreement and an agreed set of planning conditions that would be 

applied to a planning permission for the proposed development.  The s106 agreement 

addresses the operation of the car park and the conditions address normal planning matters. 

4.32 The s106 agreement and agreed set of planning conditions respond to all of the concerns of 

the statutory consultees. The applicant has engaged with these consultees throughout the 

application process, and continues to do so. As a result of the quality of the application, the 

s106 agreement and the agreed planning conditions, there are no outstanding objections from 

the statutory consultees.  

Other planning applications of relevance 

4.33 In considering the application, a number of other applications are considered relevant in so 

far as they raise matters of a similar nature in terms of either the policy situation or in so far 

as being of a similar nature [Appendix CA9].  These applications include: 

• Bartle Village -Preston Application Reference 06/2020/0888 

• Traxx -Preston Application Reference 06/2020/1361 

• D’Urton Lane housing schemes -Various Preston Application References 

• Eternal Wall of Answered Prayer – North Warwickshire Borough Council  Reference 

PAP/2019/0701 
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 CONCLUSION 

5.1 For the reasons set out in the body of this statement of case, noting the position of Preston 

City Council to determine to grant such permission and the lack of objection from statutory 

consultees, the applicant requests that the Inspector recommend that conditional planning 

permission be granted for this outstanding contemporary development. 
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