
 

 
Jackie Wilding 

Director of Resources 

3 February 2022 

Your reference:  
Our reference: LAS/ZB 
Ask for: Zube 
 

 
 
 
To:  Members and Officers of  
 the Planning Committee 
 Councillors Moss (Chair), Bax (Vice-Chair), Aldridge, Borrow, Darby,  
          Green, Hull, Iqbal, Landless, Mein and Patel 

 
 
 
 
 
Dear Sir/Madam 
 
Planning Committee - 3 February 2022 
 
I am now able to enclose, for consideration at the above meeting, the following report 
that was unavailable when the agenda was printed. 
 
Agenda No Item 

 
 5. Planning Applications List  (Pages 1 - 6) 

 
  Report by the Director of Development and Housing is enclosed giving 

details of: 
 

 
(ii) late changes list. 
 
 

 
 
Yours faithfully 
 
 
 
Jackie Wilding  
 
Director of Resources 

Member Services 
Resources Directorate 

Town Hall 
Lancaster Road 

Preston PR1 2RL 
 

www.preston.gov.uk 
tel. 01772 906309 

z.bapu@preston.gov.uk 
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PRESTON CITY COUNCIL 
PLANNING COMMITTEE meeting 3rd February 2022 
LATE CHANGES LIST 
 

Listed below are changes to the list of planning applications made as a result of additional 
information received since the publication of the agenda. 

  

_____________________________________________ 
 
Agenda Item 5a: 06/2021/0431 
Address/Location – Land to the south of D’Urton Lane  
Pages: 25 - 58 
 
Changes: 
 
Section 3.5 Consultation responses: 
Historic England – No comments to make. 
 
Broughton Parish Council – Object. Further comments have been received, which can be 
summarised as follows: 

• In the 2016 and 2021 consultation regarding the Broughton Neighbourhood Plan no 
one mentioned there was a need for a mosque; 

• The proposal will cause an increase in traffic causing congestion and pollution; 

• The independent and valid car occupancy survey by CTS has been refused admission 
into the process, although the applicants’ traffic plan has been accepted without any 
detailed review; 

• Infill on other land on D’Urton Lane has been limited to housing developments not a 
large mosque; 

• The scale of the mosque is not appropriate; 

• This would not be a community facility serving local people and has no discernible 
benefit to the existing local community in Broughton Parish. At the last census 99.2 % 
of the community were not Muslim and therefore there is no basis for a building of this 
nature; 

• Preston City Council has no supplemental guidance on places of worship, meaning 
there is no coherent plan against which to make an assessment of needs as per other 
City Councils; 

• No financial benefit to the community, no jobs will be created within the village; 

• An external courtyard will be used as an additional prayer space; 

• The opening hours are not known and could leave to noise and environmental pollution; 

• Increased traffic will have an impact on air quality; 

• Heritage England and local heritage groups have not been approached; 

• The proposal would be out of keeping with the historic village and will overshadow the 
Grade II listed church. The test of paragraph 202 of the Framework remains unsatisfied; 

• The proposal is not small scale; 

• There are factual inaccuracies in the paperwork; 

• Requested to review the letters received in support and objection to the application; 

• The proposal conflicts with the development plan; 

• The application has been called in by the Secretary of State; 

• The public benefit statement submitted does not demonstrate the public benefits meet 
the needs of the general public or even the needs of the small Muslim community in 
Broughton; 

• No independent verification of the submitted need survey; 
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• The site is not accessible; 

• If it does not meet the need and growth is expected, how would it be catered for on this 
site? Would that be deliverable or practical given the constraints on space, traffic, 
drainage and of course the impacts on Heritage. 

 
The following comments received from the Parish Council are not material planning 
considerations and will not be considered further: 

• Information relating to the sale of the application site and whether there were any 
existing or new restrictions on this site. 

 
Furthermore, a separate email has been received from the Chair of the Parish Council, Pat 
Hastings, which raises concerns with the recommendation made and that the Parish Council 
have had little time to review the recommendation. The email also states that Historic England 
should have been consulted on the proposal as this directly impacts the setting of the listed 
building. It has been requested that the application is deferred for another month to allow a 
meeting with Officers to explain the change in position regarding the recommendation. 
 
Councillor Ron Woollam – Objects to the proposal, the letter of objection can be summarised 
as follows: 

• The proposal would be contrary to the development plan; 

• The building whilst imposing, is clearly overdevelopment and will have a negative 
impact on the character and history of the surrounding area. 

• There are existing parking problems on D’Urton Lane and there is inadequate parking 
proposed which would have an adverse impact on highway users; 

• The height and extent of the building will distract drivers on the motorway with 
increased potential for accidents; 

• Drainage in this location is poor and will be exacerbated by this development; 

• During consultations with residents about the Broughton Local Plan there has not been 
any need established for a place of worship in the Broughton area; 

• Worshippers will be travelling from a wide area which will generate a high volume of 
traffic; 

• The site is not easily accessible by walking or cycling so many worshippers will travel 
by car. 

 
Publicity – Since the publication of the committee report, a further 6 letters of objection have 
been received which can be summarised as follows: 

• The additional traffic will cause highway safety issues and congestion; 

• There is insufficient parking provision; 

• Not enough local facilities and school places to cope with the new development in the 
area; 

• The design and scale of the proposed building is out of keeping with the area and an 
overdevelopment of the site; 

• The proposal would worsen existing flooding issues surrounding the site; 

• The objections of the local people have not been listened to; 

• The proposal does not comply with the development plan. 
 
Since the publication of the committee report a further 1 letter of support has been received 
which can be summarised as follows: 

• The place of worship located on Carlton Drive, Preston should be used as an example 
and can be monitored.  

 
The following comments raised are not material planning considerations and therefore, will not 
be considered further: 
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• There are no details of the applicant or where the funding for the proposal has come 
from;  

• The building would create a shadow causing issues with communications, televisual 
and mobile connectivity. 

 
Officer comment 
This application first appeared on the agenda for the 8th July 2021 meeting of the Planning 

Committee, and was recommended for refusal by officers for the following three reasons: 

1. The application site is located in the open countryside as shown on the policies map 

of the Preston Local Plan 2012-2026 (Site Allocations and Development Management 

Policies). 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 2012-

2026 (Site Allocations and Development Management Policies), hence the loss of 

open countryside for the development proposed is contrary to that policy. The 

proposed development is contrary to the spatial strategy set out in Policy 1 of the 

Central Lancashire Core Strategy and Policy EN1 of the Preston Local Plan 2012-26 

(Site Allocations and Development Management Policies). 

 

2. The site is located at the western end of D’Urton Lane, which serves eight residential 

properties, accommodated the Guild Wheel cycle route and a traffic regulation order 

prohibits parking on both sides of the lane. The significant shortfall in parking spaces 

would have an unacceptable impact on highway safety, contrary to paragraph 109 of 

the Framework, and the efficient and convenient movement all highway users would 

be prejudiced contrary to Policies ST1 and ST2 of the Preston Local Plan 2012-26 

(Site Allocations and Development Management Policies). 

 

3. Due to the absence of matters of appearance, scale and layout, it is not possible to 

assess the level of harm to the setting of the nearby listed buildings, one of which is 

grade II*, which would be affected by the proposed development. In considering the 

potential harm to the setting of the listed buildings, and having 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 application 

fails to demonstrate that the proposed development would preserve the setting of the 

nearby listed buildings and there is no certainty that harm would not occur. The 

proposed is contrary to Policy 16 of the Core Strategy, Policy EN8 of the Preston Local 

Plan 2012-26 (Site Allocations and Development Management Policies) and the 

Framework.  

 

At its meeting on 8th July 2021, members of the Planning Committee resolved to defer the 

application so that the applicant could bring forward details of the design and layout of the 

proposed building, further information on parking and evidence of proof of need. In response 

to the deferral, and to address the above reasons for the refusal, the applicant provided a suite 

of additional information, listed in Section 3.7 of the February 2022 report (the “main report”). 

To overcome the previous recommended reason for refusal no.2, the applicant provided a 

Traffic Management Plan, Car Park Management Plan (CPMP) and an updated Highways 

Technical Note. As outlined in the main report, the CPMP seeks to manage car parking on the 
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site during Friday Jumah prayers through the use of 77 car share spaces to maximise the use 

of the proposed 150no. spaces via an online booking system. Based on 2 persons sharing a 

vehicle , the provision of 77 car share spaces, if fully occupied, would result in a minimum of 

154 people attending a Friday Jumah prayer session, which can accommodate 248 

worshippers per session. If the other spaces accommodate individual drivers a total of 231 

worshippers would be able to park on site requiring 31 worshippers to access the site by other 

means, equating to 12.5% of the 248 worshippers per session. This level of detail relating to 

how the car park would operate was not originally supplied when the application was 

submitted, leading to officers raising concerns in relation to parking provision. These concerns 

have now been addressed. Furthermore, double yellow lines would be provided along D’Urton 

Lane, as part of the proposed off-site highway works, to ensure on-street parking would not 

occur along D’Urton Lane. These works would be secured by condition and implemented prior 

to the first use of the development. As outlined in the main report, County Highways raise no 

objections to this approach, subject to the CPMP being secured by way of a Section 106 

Obligation. Officers therefore consider this satisfactorily addresses the recommended reason 

for refusal set out above as reason no.2. 

To overcome previous recommended reason for refusal no.3, matters of appearance, layout 

and scale have now been applied for, and a proposed site layout, floor plans and elevations 

have been submitted. An updated Heritage Statement has also been provided. As outlined in 

the main report, the Council’s Heritage Advisor considers that the proposed development 

would result in negligible harm to the setting of the Grade II* listed building. As required by 

paragraph 202 of the Framework, any harm should be weighed against the benefits of the 

proposal. These benefits include the demonstrated need for a place of worship in this location, 

the innovative and high quality design which draws upon the history of Preston as well as the 

high sustainability of the proposed building. Further benefits, include the development 

promoting social inclusion by using religious or cultural facilities as destinations to promote 

social interaction and integration and supporting the social and cultural well-being of the local 

community. Officers consider these public benefits would outweigh the negligible level of harm 

caused to the significance of the heritage asset, details of which were lacking when the 

application was originally submitted. Officers therefore consider this satisfactorily addresses 

the recommended reason for refusal set out above as reason no.3. 

Returning to previous recommended reason for refusal no.1, as outlined in the main report 

both in the “Principle of Proposal” and “Conclusion”, the proposed development remains 

contrary to Policy 1 of the Central Lancashire Core Strategy, and Policy EN1 of the Preston 

Local Plan 2012-26 (Site Allocations and Development Management Policies). The conflict 

with the development plan is given significant weight in deciding all planning applications and 

tips the balance towards a refusal of planning permission. However, the Local Planning 

Authority is also required to have regard to all other material planning considerations in 

considering this application and weigh them in the balance under section 38(6) of the Planning 

& Compulsory Purchase Act 2004.  It is considered positive weight should be given to the 

benefits of the proposed development, which in this case are the growing need for the Muslim 

population of the immediate local areas of north Preston and the innovative architectural 

quality of the proposed design would create a landmark building to the north of the city. Further 

public benefits include promoting social inclusion by using, amongst other things, religious or 

cultural facilities as destinations to promote social interaction and integration. The proposed 

building would serve current and future needs and support the social and cultural well-being 

of local communities. Furthermore, the proposed development would make use of materials 

and technology to minimise environmental impact and promote high levels of sustainability, 

mitigating and adapting to climate change, including moving to a low carbon economy. These 

material planning considerations are benefits that weigh in favour of the application (in the 
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planning balance) tipping the balance towards an approval. In this particular case, the 

submitted details of design and appearance, which members of the Planning Committee 

requested when they deferred the application in July, indicate that the proposed mosque would 

be of innovative design and highly sustainable (in terms of carbon emissions). A Local 

Planning Authority is directed in the Framework to give those two benefits significant (positive) 

weight in the planning balance.   

As such, in considering whether planning permission should be granted or refused, it is 

considered the conflict with the development plan (tipping for refusal) and the innovative, high 

sustainable design of the building (tipping for approval) pull in different directions, but the other 

material considerations that weigh in favour of the application, such as the identified need for 

a place of worship in this location tip the balance in favour of approval. It is considered the 

material planning considerations outweigh the conflict with the policies of the development 

plan and the recommended reason for refusal set out above as no.1 can no longer be 

supported. 

The National Planning Casework Unit (NPCU) has received a request for the Secretary of 

State to call in the application. If the Planning Committee are minded to approve the 

application then the NPCU could issue an Article 31 holding direction, to allow the Secretary 

of State to consider whether or not to call in the application. As the time of writing, no Article 

31 holding direction has been issued.  

Section 3.6 Analysis 
Traffic and Highway Safety 
Access and off-site highway works 
The final sentence of this section refers to double yellow lines are only proposed along D’Urton 
Lane in the event the Car Park Management Plan fails to be effective and the Council find 
evidence of overflow parking on D’Urton Lane. The applicant has submitted a “Proposed 
Access and Highway Improvements” plan, which show the double yellow lines would be 
implemented regardless, and would form part of the off-site highway works. These would be 
secured via a Section 278 Agreement with Lancashire County Council, as Local Highway 
Authority, and be covered by condition 13. 
 
Parking provision 
As a result of the above, the final bullet point in the paragraph relating to the Section 106 
Obligation and the Car Park Management plan should be deleted, as the double yellow lines 
will no longer be secured via this agreement. 

 
Change to recommendation to: 
 

1. Subject to a Section 106 obligation being secured relating to the management of 
car parking on the site, planning permission be granted subject to conditions 
addressing those matters in paragraph 2.1. 

 
AND 
 
2. In the event that a satisfactory Section 106 obligation is not concluded by 9th 

February 2022, or other agreed extension of time, delegate authority to the 
Director of Development and Housing to refuse planning permission on the 
grounds that the obligations which make the development acceptable have not 
been legally secured. 
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Agenda Item 5b: 06/2021/1319 
Address/Location – Friargate Social Club, 75-79 Maudland Bank 
Pages: 59 - 68 
 
Changes:  
 
1.1 Friargate Social Club, 75-79 Maudland Bank, Preston, PR1 2YL 
Amend description of development to read as follows: 
 
Reserved matters application (access, appearance, landscaping, layout, and scale) for 
demolition of former social club and erection of 4 storey building with basement floor providing 
129no. units of student accommodation, pursuant to outline planning permission 
06/2018/0614. 
 
The above corrects the description of development with the updated number of units from 
142no. to 129no. units.  
 
No change to recommendation. 
__________________________________________________________________________ 
 
Agenda Item 5c: 06/2021/1489 
Address/Location – Foresters Hall, Great Shaw Street 
Pages: 69 - 102 
 
This application has been withdrawn by the applicant / agent. 
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