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1. INTRODUCTION 

1.1.1. This Statement of Case is submitted by Preston City Council in connection 

with the outline application for appearance, layout, scale and access from 

D’Urton Lane for 1no. place of worship and associated parking facilities (all 

other matters reserved) which has been called-in for determination by the 

Secretary of State. 

1.1.2. Subject to the satisfactory completion of a section 106 obligation, the planning 

application was recommended for approval by the Director of Development 

and Housing at the Planning Committee on the 3rd February 2022. The 

Planning Committee resolved to approve the application in line with the 

officer’s recommendation. Prior to the decision notice being issued the 

National Planning Casework Unit (NPCU) issued an Article 31 Holding 

Direction on the 11th March 2022. 

1.1.3. The Council’s evidence will address the conflict with Policy 1 of the Core 

Strategy and Policy EN1 of the Local Plan, and the material planning 

considerations which out-weigh the conflict with the development plan in 

favour of the application.  
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2. APPLICATION SITE AND SURROUNDING CONTEXT 

2.1.1. The application site relates to an area of vacant grassland formerly occupied 

by the construction compound for the Broughton Bypass, extending to 0.89 

hectares, at the western end of D’Urton Lane. The M55 motorway is located 

to the south of the site, with the Broughton Bypass (James Towers Way) 

located to the west of the site. To the east of the site is sparse and intermittent, 

small-scale residential development. To the north of the site, is D’Urton Lane 

which incorporates part of the Guild Wheel.  

2.1.2. The application site is located within the open countryside as identified on the 

Policies Map of the Adopted Preston Local Plan 2012-2026 (Site Allocations 

and Development Management Policies). 

2.1.3. The application site sits in an elevated position. The access point is level with 

D’Urton Lane however, the existing access into the site raises up to reach the 

overall height of the land, which is similar to that of the M55 motorway located 

to the south separated by the motorway slip road. 

2.1.4. The following planning applications, which relate to the application site, have 

been submitted in recent years: 

i) 06/2013/0528 – Renewal of permission 06/06/0589 for construction of 

Broughton Bypass and improvements to existing highways (Article 16 

consultation) – Approved by Lancashire County Council December 2013.  

ii) 06/2019/0117 – Amendments to approved drawings listed in condition 

no.2 to planning permission 06/2013/0528 and LCC/2014/0112 to 

regularise departures from the approved design (Article 16 Consultation) 

– Approved by Lancashire County Council September 2014. 
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3. THE PROPOSED DEVELOPMENT 

3.1.1. Preston City Council validated the planning application on 19th March 2021. 

3.1.2. The application seeks outline approval for access, appearance, layout and 

scale for 1no. place of worship and associated parking facilities. The 

application form confirms the place of worship will be used as a mosque and 

the vehicular access to the site will be provided from the existing access on 

the south side of D’Urton Lane, which would be amended to form a T-junction 

with pedestrian access either side of the access. There will also be a 

pedestrian access from the footpath on James Towers Way leading up to the 

site. Steps will be provided to the north side of the building, whilst the footpath 

would continue around the south side of the building. 

3.1.3. The site plan shows the place of worship would be sited in the southwest 

corner of the site, with the proposed parking spaces located in the centre of 

the site and along the east and western boundaries of the application site. The 

proposed car park will comprise of 150 parking spaces, including 10 spaces 

for staff, 77 car share spaces, 47 standard spaces, 4 electric vehicle charging 

points and 12 mobility spaces. 

3.1.4. The proposed building is to be an oval shaped, three-storey building with a flat 

roof, including a minaret which will be formed from curved precast concrete 

panels clad in brickwork. The building is to have a maximum height of 12 

metres and the minaret would have a height of 30 metres. The building is to 

have uniform, triangular glazing to the perimeter façade with a larger triangular 

opening in the north elevation to be used as the entrance to the place of 

worship. The submitted design scheme is the winning design of an 
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International RIBA competition. The proposed floor plans indicate that the 

prayer hall would accommodate 248 prayer mats, and an ablution room, as 

well as the entry way and lobby areas will be located on the ground floor. On 

the first floor there will be a multi-purpose hall, adult Quran classroom, Mihrab, 

female ablution room, kitchen and a crèche. On the second floor there will be 

a relaxation room, meeting room, Islamic library and gallery. 

3.1.5. The application also proposes a single storey service building, which would 

be built into the slope of the northern boundary of the site next to D’Urton Lane. 

The building will have a flat roof and measure 32.9 metres wide by 6.55 metres 

deep and have a height of 3.9 metres from within the car park of the proposed 

development. From D’Urton Lane the building would have a maximum height 

of 5.3 metres and form part of the boundary of the site together with proposed 

boundary walls. The building will be used as a security office, reception, and 

service/meter room. 

3.1.6. The application proposes improvements along D’Urton Lane which include the 

provision of a 3m shared cycle/footway up to the junction with the D’Urton 

Lane through route and shared pedestrian cycleway priority. Double yellow 

lines are also proposed along the full length of D’Urton Lane from its junction 

with the D’Urton Lane through route to the end of the cul-de-sac, which is 

adjacent to the application site. 

3.1.7. The application had previously been taken to the Planning Committee on the 

8th July 2021, with a recommendation for refusal. However, the Planning 

Committee resolved to defer the application so that the applicant could submit 

further information in connection with design, the need for the proposal and 
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the proposed car parking arrangements.  The Committee also requested a site 

visit. The applicant submitted the requested information, and it was considered 

that the information submitted was sufficient to overcome the previous 

recommended reasons for refusal. 
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4. RELEVANT PLANNING POLICY & GUIDANCE 

4.1.1. The planning policy context for the application site is set out at a national level 

by the National Planning Policy Framework (NPPF) and at a local level by the 

Central Lancashire Core Strategy (adopted July 2012) and The Preston Local 

Plan 2012-26 (site Allocations and Development Management Policies DPD) 

(Adopted July 2015) and the Broughton Neighbourhood Development Plan. 

4.2. National Planning Policy Framework 

4.2.1. The Council’s evidence will consider the application proposal against the 

policy guidance contained in the National Planning Policy Framework (NPPF). 

The Council will also refer to the National Planning Policy Guidance (PPG) 

which supplements the above. 

4.3. National Design Guide 

4.3.1. The Council’s evidence will consider the application proposal against the 

design guidance contained within the National Design Guide. 

4.4. Central Lancashire Core Strategy 

4.4.1. The Central Lancashire Core Strategy was formally adopted in July 2012. The 

Council’s evidence will address the extent to which the application proposal 

does or does not comply with the relevant policies within the adopted Core 

Strategy.  

4.4.2. The following policies within the Core Strategy, which are considered relevant 

to the proposal (however the Policies highlighted in bold type are considered 

to be most important in the consideration of the application).  
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• Policy 1 – Locating Growth 

• Policy 3 - Travel 

• Policy 13 - Rural economy 

• Policy 16 – Heritage Assets 

• Policy 17 - Design of new buildings 

• Policy 18 - Green infrastructure 

• Policy 21 - Landscape character areas 

• Policy 22 – Biodiversity and Geodiversity 

• Policy 25 - Community facilities 

• Policy 26 - Crime and community safety 

• Policy 27 – Sustainable resources and new developments 

• Policy 29 - Water management 

• Policy 30 - Air quality 

 

4.5. Preston Local Plan 

4.5.1. The Preston Local Plan was formally adopted in July 2015. The Council’s 

evidence will address the extent to which the application proposal does or 

does not comply with the relevant policies within the adopted Local Plan. The 

Council will also refer to supplementary planning documents (SPDs) listed 

below, which supplement the above policies. 

4.5.2. The following policies within the Local Plan are considered relevant to the 

proposal (however the Policies highlighted in bold type are considered to be 

most important in the consideration of this application): 

• Policy ST1 - Parking standards 

• Policy ST2 - General transport considerations 

• Policy EN1 - Development in the open countryside 

• Policy EN2 - Protection and enhancement of green infrastructure 

• Policy EN7 – Land Quality 
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• Policy EN8 – Development and Heritage Assets 

• Policy EN9 - Design of new development 

• Policy EN10 - Biodiversity and Nature Conservation 

• Policy EN11 – Species Protection 

 

4.6. Broughton Neighbourhood Development Plan 

4.6.1. The Broughton Neighbourhood Development Plan was formally adopted in 

December 2018.  The Council’s evidence will address the extent to which the 

application proposal does or does not comply with the relevant policies within 

the adopted Neighbourhood Plan. The evidence will explain why it is 

considered that the proposal complies with the relevant policies. 

4.6.2. The following policies within the Neighbourhood Plan are considered to be 

relevant to the proposal (however the Policies highlighted in bold type are 

considered to be most important in the consideration of this application): 

• Policy NE2 – Visual Impact of New Development 

• Policy CF1 – Guild Wheel, Public footpaths and bridleways 

• Policy HE1 – New developments close to Heritage Assets 

 

4.7. Joint Lancashire Minerals and Waste Local Plan 

4.7.1. The relevant policy is: 

Policy M2 – Safeguarding Minerals 

 

4.8. Supplementary Planning Documents 

4.8.1. Other material considerations in the consideration of this application include 

the following Supplementary Planning Documents: 
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• Design Guide (adopted 2012) 
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5. CASE FOR THE LOCAL PLANNING AUTHORITY  

5.1.1. Whilst it has been established that the proposal is contrary to Policy 1 of the 

Adopted Central Lancashire Core Strategy and Policy EN1 of the Adopted 

Preston Local Plan, the proposal must still be assessed in respect of the 

statutory s.38(6) standard planning balance. 

5.1.2. The weight that the Council attaches to each of these issues is discussed 

below. 

5.2. Conflict with the Development Plan 

5.2.1. The Council asserts that the proposal is contrary to Central Lancashire Core 

Strategy Policy 1 and Preston Local Plan Policy EN1, as the proposed 

development would be contrary to the hierarchy of locations for focussing 

growth and investment at urban, brownfield and allocated sites, within key 

service centres and other defined places. It fails to accord with the 

management of growth and investment set out in Policy 1 of the Central 

Lancashire Core Strategy. Furthermore, the proposed development is not the 

type of development deemed permissible in the open countryside under Policy 

EN1 of the Preston Local Plan, hence the loss of open countryside for the 

development proposed is contrary to that policy. As Core Strategy Policy 1 

and Policy EN1 of the Local Plan form the spatial strategy for growth and 

investment in Preston, this conflict is a fundamental conflict not only with the 

aforementioned policies, but with the Development Plan taken as a whole.  

5.2.2. Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that 

if regard is to be had to the Development Plan for the purpose of any 

determination to be made under the Planning Acts, the Development Plan is 



Land to the south of D’Urton Lane   APP/N2345/V/22/3296374  

12 
 

the starting point in that determination, and that determination must be in 

accordance with the development plan, unless material considerations 

indicate otherwise. The harm associated with this fundamental conflict with 

the development plan therefore attracts significant weight against the 

proposed development in the planning balance. 

5.3. Heritage 

5.3.1. To the north of the site, beyond the dual carriageway of the newly formed 

James Towers Way, lies the Parish Church of St John the Baptist (grade II*) 

with graveyard to the west. The Church, which has C16th and C19th elements, 

sits at the eastern end of Church Lane and the graveyard lies south of the 

lane. North of the Church there is Broughton C of E Primary School (grade II), 

which dates from the mid C19th, east of which is the Church Cottage Museum 

(grade II), a former C18th dwelling. These listed buildings former a cluster of 

designated heritage assets, which lie approximately 150m (at the closest 

point) north of the proposals site. 

5.3.2. The Council agrees with the applicant that the identified harm to the heritage 

assets would be considered low in nature and therefore, is considered to be 

‘less than substantial harm’ as defined by the NPPF. Historic England had no 

comments to make on the proposal. 

5.3.3. As required by Paragraph 202 of the NPPF any such harm should be weighed 

against the public benefits of the proposal. 

5.3.4. It is considered there are a number of public benefits to the scheme which 

outweigh the low level of harm to the heritage assets. 
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5.3.5. As such, in considering the potential harm to the setting of the listed buildings 

and having special regard to the duty imposed by Section 66(1) of the 

Planning (Listed Building and Conservation Area) Act 1990 to the desirability 

of preserving the listed buildings or their setting, the public benefits would 

outweigh the low level of harm caused to the significance of the St John the 

Baptist Church in accordance with Paragraph 202 of the NPPF. 

5.4. Design 

5.4.1. It is therefore, considered the design of the building would be a benefit to 

Preston and can be given significant weight in favour of approving the 

application. This approach is in accordance with the Paragraph 134 National 

Planning Policy Framework.  

5.5. Landscape Character 

5.5.1. The proposed development would see the loss of greenfield land however, it 

is not considered the application site makes a positive contribution to the 

landscape character. Therefore, the proposal would not have an adverse 

impact on the character of the surrounding landscape.  

5.6. Sustainability 

5.6.1. As previously mentioned, the building has been designed to encourage high 

levels of sustainability.   

5.6.2. It is considered the proposed development implements measures into the 

design of the building to reduce the carbon emissions and make the building 

sustainable. In doing so, it is considered the proposal complies with the 



Land to the south of D’Urton Lane   APP/N2345/V/22/3296374  

14 
 

environmental objective of the NPPF. This should be given, significant weight 

in favour of the application in the planning balance.  

5.7. Social Benefit 

5.7.1. The Council considers that the development complies with the social objective 

identified within the NPPF, which states that amongst other things, to support 

strong, vibrant, and healthy communities by fostering well-designed, beautiful, 

and safe places, with accessible services, that reflect current and future needs 

and support communities’ health, social and cultural well-being. This should 

be given moderate weight in the planning balance, weighing in favour of 

proposal.  

5.8. Need 

5.8.1. The submitted information has identified 311 households in the immediate 

local area for which the proposed building would be their closest aligned place 

of worship. It is considered that the submitted information demonstrates a local 

need in the area for a mosque. 

5.8.2. The site is beyond an existing settlement, and would meet a local community 

need, in accordance with Paragraph 85 of National Planning Policy 

Framework. This should be given moderate weight in the planning balance.  

5.9. Highway Safety 

5.9.1. The Council considers that the Car Park Management Plan would provide 

sufficient measures to control the use of the car park. It is considered that 

there would not be a severe impact on highway safety. 
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5.9.2. The proposed off-site highway works (3m shared cycle/footway) would 

improve the sustainability of the site and would further enhance the Guild 

Wheel cycle route. It is therefore, considered, the off-site highway works are 

an improvement and enhance safety and sustainability and therefore, should 

be given limited weight in favour of the application in the planning balance.  

5.10. Other Benefits 

5.10.1. There would be short term economic benefits to the scheme. This would be 

through the creation of jobs and apprenticeships throughout the construction 

phase of the development. It is considered that this benefit should be given 

limited weight in favour of the application in the planning balance. 
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6. CONCLUSION 

6.1.1. It is acknowledged that the proposed development would conflict with the 

development plan in that the application site is located in the open countryside 

as shown on the policies map of the Preston Local Plan 2012-26 (Site 

Allocations and Development Management Policies) and whilst it is 

considered the proposed development would meet a local need, it would not 

be small scale, it would also not constitute appropriate infilling, nor the 

conversion of buildings and does not constitute a redevelopment scheme as 

the site is not previously developed, hence on balance the proposed 

development does not comply with Policy 1 (f) of the Core Strategy. The 

proposed development is not the type of development deemed permissible 

under Local Plan Policy EN1 and the loss of open countryside is therefore 

contrary to this policy. The conflict with Core Strategy Policy 1 and Local Plan 

Policy EN1 must be given significant weight. 

6.1.2. However, notwithstanding the conflict with CS Policy 1 and EN1, the following 

table summarises the benefits of the proposal and the material considerations 

which weigh in favour of the application when undertaking the planning 

balance. 

Benefit Weight 

Innovative and sustainable design Significant weight 

Environmental benefit - high levels of 
sustainability, mitigating and adapting to climate 
change, including moving to low carbon economy. 

Significant weight  

Social benefit – supporting communities’ social 
and cultural well-being. 

Moderate weight 

Meeting an identified need Moderate weight  
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Off-site highway works – improvements to cycle 
and footpaths. 

Limited weight 

Short term economic benefits – creation of 
employment during construction phase. 

Limited weight 

6.1.3. The conflict with the development plan should be given significant weight in 

deciding the application and tips the balance towards a refusal of planning 

permission. However, the Local Planning Authority considers the other 

material planning considerations (as detailed in the above table) weigh in 

favour of the application in the balance under section 38(6) of the Planning & 

Compulsory Purchase Act 2004.  

6.1.4. It is therefore, considered that the benefits and material considerations 

outweigh the conflict with the development plan. 

6.1.5. Accordingly, the Council agrees with the Applicant that the application should 

be approved. 
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