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 INTRODUCTION 

1.1 This Statement has been prepared in support of planning application ref. 06/2021/0431 to address the 

test set out in National Planning Policy Framework (NPPF) para. 202 in respect to the issue of public 

benefit. 

1.2 When the application was presented to Planning Committee in July 2021, Committee raised a number 

of queries including a requirement to demonstrate a need for the development and an assessment of 

heritage impact.  Consequently, the applicant undertook a survey of demand for a new Mosque in the 

vicinity of the proposed development and presented this to the Council alongside an updated Heritage 

Assessment.  This statement now brings together these two issues to demonstrate the public benefit 

arising from the proposed development and therefore how it meets the tests set out in the NPPF. 
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 NEED FOR THE PROPOSED DEVELOPMENT 

2.1 The proposed development will be a place of worship, operating as a mosque to serve members of the 

Muslim faith and also reminiscent of the history of the Muslim population in Preston.  Many of the 

original Muslim immigrants arrived virtually penniless and alongside the existing workers, worked in 

the textile factories of the 1950s and 1960s such as Centenary and Tulketh Mill, before moving on to 

Courtaulds and other places.  As these factories closed many created new opportunities including 

establishing one of the Europe’s third largest denim washing factories in the 1980’s creating many jobs 

for many local people of many different communities.  Indeed, as a result of this, Preston was the denim 

manufacturing capital of Europe from the later 1980’s until the early 2000’s.  As such there is a genuine 

link between the old mills of Preston and the local population, including a significant proportion of the 

Muslim community, that the proposed design makes reference to. 

2.2 The applicants were previously involved in the establishment of the original Masjid-e-Salaam mosque 

on Watling Street Road, from its original change of use, to the development of the magnificent facility 

that now stands on the site.  The original mosque that was established in 1996 was to serve just 19 no. 

Muslim families that lived in the local area but demand grew and grew as more Muslim families moved 

into the area ultimately resulting in an overwhelming demand for a purpose built facility which is now 

an asset to the local area. 

2.3 Since that time, the number of Muslim families in Fulwood and north Preston has continued to increase, 

with a large number of professionals including doctors moving to the new housing areas of Cottam and 

in the vicinity of D’Urton Lane.  Unfortunately, although closer to where they work or their children go 

to school, these residents are now further away from the Mosques that they have previously visited. 

2.4 As attending prayers at the Mosque, particularly Jumah prayers on a Friday, remains an integral part of 

Muslim life, a number of these residents have approached the applicants to encourage them to create 

a new Mosque to serve that area.  The applicants have looked at a number of alternatives in the area 

including sites allocated for other uses on Eastway and elsewhere but none have proven to be available 

or have been developed for other purposes. 

2.5 The applicants therefore selected the application site on the basis of its availability, the fact that it was 

a brownfield site and due to its accessibility to those Muslim families of north Preston and Cottam.  The 

site had been subject to a Pre-application inquiry by Lancashire County Council with the opinion given 

that the site was suitable for development for residential purposes as it was previously developed and 

on the edge of the urban area.   
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2.6 A survey has been undertaken of the number of Muslim families in the immediate surrounding area of 

the application site.  The survey work undertaken has demonstrated that there are now over 300 

Muslim families in this vicinity, all of which are in close proximity to the application site.  Although 

located in Broughton Parish, due to the historical boundary, the site clearly relates more to north 

Preston and this is where the population that it will serve is located. 

2.7 There is therefore substantial evidence that there is a significant Muslim population in the very near 

vicinity of the application site for which this would be by far the closest place of worship.  This would 

also reduce the need to travel elsewhere in Preston for worship and reduce overall travel 

distances.  The residents overlap several wards and parishes with large numbers in Broughton Parish as 

well as the northern parts of Greyfriars and Sharoe Green Wards.  The site is the most accessible 

location to serve all of these areas as it has both pedestrian and cycle loinks including the Guild Wheel, 

in addition to vehicular connections. 

2.8 It is clear from the information submitted that there is a demonstrable substantial need in the 

immediate local area for a place of worship to serve the growing local Muslim population. 
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 PUBLIC BENEFIT 

3.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England.  In respect to heritage matters and the consideration of planning applications, the following 

paragraphs are key: 

194. In determining applications, local planning authorities should require an applicant to describe 

the significance of any heritage assets affected, including any contribution made by their 

setting. The level of detail should be proportionate to the assets’ importance and no more than 

is sufficient to understand the potential impact of the proposal on their significance. As a 

minimum the relevant historic environment record should have been consulted and the 

heritage assets assessed using appropriate expertise where necessary. Where a site on which 

development is proposed includes, or has the potential to include, heritage assets with 

archaeological interest, local planning authorities should require developers to submit an 

appropriate desk-based assessment and, where necessary, a field evaluation. 

195. Local planning authorities should identify and assess the particular significance of any heritage 

asset that may be affected by a proposal (including by development affecting the setting of a 

heritage asset) taking account of the available evidence and any necessary expertise. They 

should take this into account when considering the impact of a proposal on a heritage asset, to 

avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the 

proposal 

197. In determining applications, local planning authorities should take account of: 

a) the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation; 

b) the positive contribution that conservation of heritage assets can make to sustainable 

communities including their economic vitality; and 

c) the desirability of new development making a positive contribution to local character 

and distinctiveness. 

199. When considering the impact of a proposed development on the significance of a designated 

heritage asset, great weight should be given to the asset’s conservation (and the more 

important the asset, the greater the weight should be). This is irrespective of whether any 

potential harm amounts to substantial harm, total loss or less than substantial harm to its 

significance. 
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202. Where a development proposal will lead to less than substantial harm to the significance of a 

designated heritage asset, this harm should be weighed against the public benefits of the 

proposal including, where appropriate, securing its optimum viable use.  

3.2 The Revised Heritage Assessment submitted in October 2021 addressed the requirements of these 

paragraphs in respect to providing the information required to make a valid assessment in terms of 

heritage.  It concluded that of the listed buildings within the wider local vicinity of the application site, 

it is only the Grade II* listed Parish Church of St John the Baptist upon which the proposed development 

would have any potential for impact and that this would only be in terms of its very wider setting given 

that it is approximately 200m from the location of the Church and when travelling to the Church from 

the village of Broughton to the north the view of the Mosque would be minimal [Fig. 1] and indeed, less 

of an impact than the adjacent Broughton bypass which Historic England did not consider imp[acted 

upon the setting of the listed Church. 

 

Fig. 1 View from Garstang Road looking south towards the Parish Church of St John the Baptist and 

showing the minaret of the proposed Mosque. 

3.3 As such, the assessment took a precautionary approach and concluded that there would be no more 

than less than substantial harm to this wider setting.  In such circumstances, para. 202 of the NPPF sets 

out the tests to be undertaken in the determination of a planning application, stating that this harm 

should be weighed against public benefits, and where appropriate securing the optimum viable use of 
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the heritage asset.  In this case the asset is not the subject of the application but it is worth noting that 

the existing use as a Parish Church will not be affected by the proposed development and indeed, the 

peak operational time for the Church which is Sunday will not coincide with the peak operational time 

for the Mosque which is early Friday afternoon for Jumah prayers. 

3.4 In respect to public benefits there are two in particular that will result from the proposed development, 

such that the requirements of para. 202 are more than satisfied.  First of all the issue of need has been 

addressed in some detail both in the application and in the previous section of this statement.  There 

is a substantial and growing Muslim population in north Preston for which this development will satisfy 

their spiritual needs whilst also supporting more sustainable modes of travel to a local facility rather 

than elsewhere in Preston. 

3.5 In addition to satisfying the need for a substantial part of the local population for which the demand 

will only grow, it is also worth noting that the design is the winning entry to an RIBA-led international 

design competition which attracted over 300 entries and has been much lauded in the architectural 

press.  The winning design, known as the Brick Veil, was by Luca Poian Forms with the architect having 

previously worked for Foster and Partners and SOM, whilst the final shortlist included two New York 

firms, Mcheileh Studio and Tabe Shouri; Lebanese-based BLANKPAGE Architects; and a joint bid by 

Cambridge’s Borough Architects with Buchhandler-Nelli and Elca. 

3.6 In winning the competition, the architect stated:  

‘Working on projects that will have a profound community impact is at the core of our ethos, as well as 

delivering uniquely iconic architecture that will stand the test of time. This competition was a truly 

unique opportunity to achieve both goals hand-in-hand, and we’re looking forward to fostering a close 

relationship with our client as well as with other key community stakeholders to ensure the project is 

delivered to the highest standard.’ 

3.7 Clearly the design is of the highest quality, reflecting the highest standards in architecture, and will be 

an asset to the City of Preston.  This itself is a substantial public benefit.  Indeed, it is hoped, like the 

new Cambridge Mosque, that it will be nominated for the Stirling Prize of Architecture or other 

prestigious award.  To be of such a high quality of design the building does have to be visible and in a 

suitable location where it will make a positive impression upon the built environment.  The design 

reflects the nature of the site and its proximity to three major highways, pulling the emphasis back from 

an infrastructure dominated landscape to one where there is high quality design.  It is not simply a 

design that could be picked up and dropped elsewhere as it would not have the same affect. 

3.8 In selecting the winning design, the panel were reminded that the city of Preston is synonymous with 

cotton. Being associated with both the rapid expansion of its population in the late 18th and 19th 

Century and the struggle for worker’s rights and the growth of the Labour movement in Lancashire.  
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Cotton helped create the city we know today, and as noted in the previous section, one of the key 

characteristics is the long-lasting impact upon Preston’s architectural heritage. Although not many of 

the original mills remain, with at one stage more than a 100 being in existence, those that do are 

synonymous with the Preston skyline and are key landmarks within the city. 

3.9 The Brick Veil provides the opportunity to create a legacy and tribute to the people of Preston and its 

former role as one of the cotton capitals of the world. Although most of the mills have long been 

demolished, Centenary Mill and Tulketh Mill still greet visitors to Preston from the east and the west 

respectively and are a source of pride and nostalgia for the residents of the city. From the north there 

is no building of a similar nature and the location for this proposal provides a unique opportunity to 

develop an iconic building which will announce to visitors that they are arriving in Preston – the city of 

cotton. 

3.10 The original mills were built from the fortunes made by the cotton industry and the Brick Veil will 

continue this tradition with funding raised from the Asian Muslim community who themselves were 

part of the cotton story of Preston between the 1960s and 2000s, again  as described in the previous 

section.  This will also demonstrate how cotton has been a continuous thread throughout the history 

of Preston since the late eighteenth century and has helped integrate multi-cultural communities. 

3.11 The Brick Veil, although substantially smaller in scale, will create a new landmark which draws upon the 

history of Preston as a city of cotton. The form and design of the building is reminiscent of a cotton mill 

and will appear in views as a contemporary interpretation of the classic cotton mill design, saying 

‘Welcome to Preston, City of Cotton.’ The minaret will have the appearance of one of the Victorian mill 

chimneys with the brick skin of the facilities creating a form which is clearly reminiscent of the main 

body of a mill.  The location is passed by about 110,000 cars every single day and each time they see 

the Brick Veil they will remember Preston and its cotton past. 

3.12 As such, when taken with the clear need for the facility and the much-lauded highest quality of 

architecture, with its links to the history of Preston, which is now proposed, there are clear public 

benefits which would override the perceived impact impact even if this was considered to be at most, 

less than substantial harm. 
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 CONCLUSION 

4.1 This statement has tested the development proposals against the requirements of para. 202 of the 

NPPF.  It has demonstrated that the public benefits of the proposed development through addressing 

a substantial and growing need for the Muslim population of the immediate local area of north Preston 

and the outstanding architectural quality of the proposed design are such that these far outweigh any 

perceived less than substantial harm. 

4.2 Accordingly, the test of para. 202 is more than satisfied and there are no reasons relating to this that 

planning permission cannot be granted. 
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