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 SUMMARY OF PROOF 

1.1 My name is Alban Cassidy and I have been a Chartered Town Planner for almost thirty years.  

I am also a Director and Head of Town Planning at Cassidy + Ashton. 

1.2 My evidence is provided to address issues relating to Planning Judgment and Planning Policy 

in order to inform the Inquiry on the Planning Balance in relation to the determination to grant 

planning permission for a new place of worship on a site resulting from a residual isolated 

area land arising out of the recent construction of a bypass immediately north of the 

motorway on the north side of Preston. 

1.1 In Section 3 I set out the Chronology of the Application identifying how each of the issues 

raised by Statutory Consultees was addressed and that when the application was resolved to 

be approved by Preston City Council in February 2022, all technical issues had been 

successfully resolved. 

1.2 My Section 4 provides further detail on the application site and proposed development 

including the form of construction and how a mosque functions. 

1.3 In Section 5 I identify and consider the relevant planning policies both at a local level in terms 

of the Development Plan and at a national level in respect to the NPPF.  I acknowledge the 

conflict with Core Strategy Policy 1 and Local Plan Policy EN1 but consider the extent and 

impact of this conflict.  I also identify policies in support which include Policy AD1(a) which 

supports the provision of community facilities close to the residential areas and a range of 

technical policies that the application complies with.  On this matter I conclude that although 

there is technically a conflict with the development plan, the impact of Policy AD1(a) counters 

this.  In any event I note that there are material considerations that would outweigh any 

conflict with the Development Plan. 

1.4 The Case for the Applicant is set out in my Section 6.  I summarise the evidence of the 

applicant’s professional team and set out the key material considerations in favour of the 

development.  I summarise these as: 

 Meeting a clear and demonstrable need for a place of worship to serve the local and 

growing Muslim community; 

 Providing a new community facility that will be available for all members of the local 

community; 
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 Creating a high-quality piece of architecture that can be enjoyed by anyone passing 

the site; 

 The development of a highly sustainable building which will raise standards in the 

local area; 

 Providing a long term use for a vacant parcel of derelict land; and 

 Improving safety on the Guild Wheel on D’Urton Lane. 

1.5 In my opinion these are significant material considerations in favour of the application.   

1.6 The evidence provided by Mr Russell has clearly demonstrated that the proposals will not 

result in any significant impact upon the local and strategic highway network, a position 

echoed by both National Highways and Lancashire County Council, but that the car park 

management proposals, which themselves are more controlled than any similar facility that I 

have come across, will ensure that traffic movements generated by the facility can be 

accommodated without negatively impacting upon local traffic movements. 

1.7 Ms Morris has undertaken a new heritage assessment of the proposed development and re-

considered the setting and significance of the heritage assets to the north of the site.  Her 

clear and unambiguous conclusion are that the majority of impacts are negligible and that one 

view is affected resulting in a low level of harm that qualifies as “less than substantial harm” 

and to which she attributes moderate weight.  I note that national planning policy in relation 

to a degree of harm that qualifies as “less than substantial” requires that in such 

circumstances there should be demonstrable public benefit resulting from a proposed 

development that is weighed against that moderate weight and in relation to which balance 

against benefits I set out below. 

1.8 Mr Carter has described the competition process and has demonstrated that the design of the 

proposed development is both innovative and of outstanding quality such that, in accordance 

with para. 134 of the NPPF, it should be given significant weight in the planning balance in 

favour of a grant of planning permission. 

1.9 Mr Ryder has undertaken a thorough Landscape and Visual Impact Assessment of the 

proposed development and identified the limited views that will be available.  He concluded 

that there will be no harm to the landscape setting of the village or the church but that the 

development enhance the landscape setting of the site and the local area.  Mr Ryder has also 
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set out his recommendations for a landscape strategy for the site which will improve the 

setting and add to the quality of architecture that is proposed. 

1.10 Evidence for the need for a mosque, as a necessary local and accessible place for the 

expression by its users of their faith, was submitted with the planning application and I have 

undertaken further analysis in respect to the comments made in relation to the call in 

inquiry.  The representations in support clearly show a local need and demand and I have set 

out in my evidence the role that a mosque plays in the Muslim community and why this must 

be provided in a local and also in an accessible location due to the shorter nature of the prayer 

meetings.  I have also demonstrated the extent to which members of Muslim households 

attend Friday prayers in particular and that the residents of new housing estates are 

introducing many Muslim families into the local area.  I conclude on this matter that there is 

a clear and demonstrable need for the proposed development and that the provision of this 

need would meet the requirements of a significant element of the local community such that 

this alone can be regarded as a significant public benefit for the Preston Muslim worshipping 

public. 

1.11 I also note that the mosque will not be limited to use by the Muslim community and that it 

will provide a new community facility for all members of the local wider community.  This is 

in accordance with the need identified in the BDNP.  Again, I regard this as a significant public 

benefit. 

1.12 The benefits of outstanding architecture are acknowledged at a national level.  The design 

benefits from having been tested in open competition for excellence and has been through 

an international design competition run by the Royal Institute of British Architects with the 

result that, judged independently by experienced Review Panel, the outstanding quality of the 

proposals are another significant public benefit in that the proposed development would raise 

the design standard of public places of worship – as a form of community facility - regionally 

and also likely nationally.  Not only is the design outstanding but it is truly innovative and will 

be to the highest standards of sustainability and ensures that a former residual construction 

site for a bypass construction can be applied to effective and beneficial use by the community 

on an otherwise hostile brownfield site on which it is difficult to envisage any other 

development 5occurring. This is a further highly significant public benefit that attracts also 

considerable weight. 
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1.13 The final benefit is the re-use of a vacant piece of land in a positive and beneficial fashion that 

is otherwise not allocated for a positive use and is otherwise merely an unattractive leftover 

area of compacted ground surrounded by noisy traffic infrastructure. 

1.14 These material considerations individually, and cumulatively together, that demonstrate a 

significant public benefit resulting from the proposed development which more than clearly 

outweigh the limited less than substantial harm of moderate weight that would result. 

1.15 My evidence also tests the proposals against the technical development management policies 

and other issues raised by objectors.  I conclude that the scheme complies with all technical 

requirements, as indicated by the lack of any outstanding objections from technical 

consultees.  In conclusion, it is my opinion that there although there is technically a conflict 

with the development plan, there is with compliance with Policy AD1(a) and all of the technical 

requirements of the plan.  Notwithstanding this there are also significant material 

considerations including very strong public benefits that indicate that the development should 

be approved, in accordance with the decision made by Preston City Council. 
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 INTRODUCTION  

Professional Qualifications and Experience 

2.1 My name is Alban Cassidy.  I have been a Chartered Member of the Royal Town Planning 

Institute (RTPI) since 1994 and I am also a Chartered Environmentalist and hold qualifications 

most notably in Town Planning at Degree level and Environmental Impact Assessment at 

Masters level. 

2.2 I have worked as a Planning Consultant since 1993 for a number of different companies and 

joined Cassidy + Ashton in 2001, becoming a Director of the company in 2013.  Cassidy + 

Ashton is a multi-disciplinary company with town planners, architects and building surveyors.  

I lead the Town Planning team at Cassidy + Ashton. 

2.3 During my 20 years at Cassidy + Ashton I have worked on many town planning projects across 

the whole of the UK including major projects such as the 1,400 dwelling Whyndyke Garden 

Village on the outskirts of Blackpool and the 1,100 dwelling development at Bartle on the 

outskirts of Preston.  I have also worked on a number of projects related to places of worship 

including winning planning permission on appeal for the Masjid-e-Salaam on Watling Street 

Road in Preston in 2011.  I also led the planning and heritage teams for the refurbishment of 

Preston Bus Station, a grade II listed building, which has won a number of awards including 

from the Royal Town Planning Institute, the Royal Institute of British Architects (RIBA), the 

World Monuments Fund, the Civic Trust and the Institute of Historic Building Conservation. 

Statement of Truth 

2.4 The evidence which I have prepared for this inquiry is true to the best of my knowledge and 

understanding. This Proof of Evidence (PoE) has been prepared and is given in accordance 

with the guidance of the Royal Town Planning Institute and I confirm that the evidence is 

based upon my true and professional opinion. 

Inspector’s Instructions 

2.5 The Secretary of State has directed that application ref. 06/2021/0431 be called in his own 

determination under the Town and Country Planning Act 1990. 

2.6 A Case Management Conference was held on 31st May 2022 [Core Document F1, Page 1969].  

The Inspector directed that he would like to be informed about the following main matters: 
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a) The extent to which the proposed development is consistent with the development 

plan for the area; 

b) The effect on the significance of designated heritage assets, in particular to the 

Church of St John the Baptist, Broughton C of E Primary School and the Church 

Cottage Museum; 

c) The effect on highway safety by way of traffic generation, car parking and the Guild 

Wheel cycling and walking route; 

d) The effect on the character and appearance of the area, including the countryside 

and Broughton village; and 

e) Planning balance (including the benefits of the scheme if not a separate issue) and 

conclusion. 

Extent of My Evidence 

2.7 My evidence consists of the following: 

 Introduction  

 Chronology of the application 

 Application site and proposed development 

 Planning policy context 

 Case for the applicant 

 Conclusion 

2.8 In addition to my own evidence, evidence has also been prepared by the following 

professional witnesses: 

 Highways – Mr Tim Russell 

 Heritage – Ms Mel Morris 

 Design – Mr Jonathan Carter 

 Landscape – Mr Stuart Ryder 

2.9 There are a number of other matters raised by 3rd parties which the Inspector asked that I deal 

with in my evidence.  These are addressed as part of the Case for the Applicant. 
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 CHRONOLOGY OF THE APPLICATION 

3.1 As first made, an outline planning application [reference no. 06/2021/0431] was submitted to 

Preston City Council by Cassidy + Ashton Group Ltd on 18th March 2021 and validated by the 

Local Planning Authority (LPA) on 19th March 2021 [Appendix APC1, Page 3]. The application 

was given the following description of development: 

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

applied for) with some matters reserved.” 

3.2 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 [Appendix APC2, Page 36]. 

3.3 The original intention to progress with the scheme was to seek a pre-application opinion from 

the LPA, whilst the international design competition was running, but at the time of 

submission on 19th February 2021, Preston City Council informed the applicant that they had 

temporarily suspended their pre-application service, partly as a result of Covid restrictions.  

This was expected to recommence in June 2021. 

3.4 Accordingly, the decision was made to withdraw the pre-application enquiry in March 2021, 

which the Council then refunded the fee [Appendix APC3, Page 51].  

3.5 Subsequently, a new application was made for outline planning application for a generic place 

of worship with all matters, except for access, reserved.  The intention was to obtain outline 

planning permission to establish the principle of the development, whilst the international 

design competition was progressing simultaneously. 

3.6 This approach took account of Preston City Council’s previous approach to applications within 

the D’Urton Lane Arc, where the Local Planning Authority adopted a positive approach 

towards new residential development particularly, on the basis of the particular nature of the 

land and its containment by substantial highway infrastructure which separated it from the 

open countryside beyond [Appendix APC4, Page 53].   

3.7 This approach was also reflected within the pre-application advice provided by Preston City 

Council’s Principal Planning Officer, to Lancashire County Council’s Estate Service on 27th April 

2018 [Appendix APC5, Page 203].  Pre-application advice was originally sought for new 
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residential development on the land in question, and the principle of development was 

assessed as follows: 

“The site is located within the open countryside and area of separation between Broughton 

and the main urban area of Preston as shown on the Policies Map of the adopted Preston Local 

Plan 2012-2026. Notwithstanding this, the site is enclosed by the M55 motorway to the south, 

Broughton Bypass (A6) to the west and existing properties on D’Urton Lane to the north and 

east. As such, it is considered that development at this site would represent infill development 

which is supported by adopted Central Lancashire Core Strategy Policy 1(f) and Adopted 

Preston Local Plan Policy EN1. Therefore the principle of the proposal is considered to be 

acceptable and given the infill nature of the proposal, the land is not considered to be a ‘valued’ 

and ‘distinct’ landscape that requires further protection in accordance with the Framework.” 

3.8 As such, Preston City Council hereby confirmed that the character of the application site was 

no longer depictive of that of the open countryside. In regard to matters of traffic and highway 

safety, the Planning Officer suggested pre-application engagement with Lancashire County 

Council (LCC) for their detailed advice.  

3.9 On 15th September 2020, LCC provided pre-application advice to transport consultants, Cora 

IHT Limited, in respect to development of the site specifically for a mosque [Appendix APC6, 

Page 207].  As a separate Highways Authority, Lancashire County Council (LCC) operate a 

separate pre-application service to Preston City Council.  It was noted in the pre-application 

response from LCC that given the scale and form of the development proposed, the traffic 

capacity was not considered to be an issue. The only concern was in relation to the 

development traffic impacts upon the safety of the Guild Wheel users, both pedestrians and 

cycle users on this section of D’Urton Lane.  Accordingly, it was recommended that a review 

should be undertaken of the existing footway provision and traffic management on D’Urton 

Lane, and the provision of measures to increase the safety of all highway users at this locality.   

3.10 As such, this enabled the evolution of the proposed development to progress with a level of 

certainty that the principle of development was acceptable, subject to other material 

considerations.  

3.11 Subsequently, the outline planning application was submitted on 18th March 2021 and 

validated by the LPA on 19th March 2021 [Core Documents C1-C42, Pages 996-1634]. As part 

of the planning process, the application was the subject of a statutory and public consultation 
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period, in which 427 letters of objection and 625 letters of support from the Public were 

received. 

3.12 The initial consultation responses received from the statutory consultees were generally 

positive particularly from; Cleansing, Environmental Health, Greater Manchester Ecology Unit 

(GMEU), Historic England, the Lead Local Flood Authority (LLFA), National Highways and 

United Utilities [Core Documents D7-D29, Pages 1651-1718]. LCC Highways were supportive 

of the proposed development in respect to the traffic and highways impact, but requested an 

updated Full Travel Plan and further consideration to traffic management in connection with 

the D’Urton Lane section of the Guild Wheel route [Core Document D26, Pages 1701].  

3.13 Similarly, the Friends of the Guild Wheel responded to the application on 7th May 2021 with 

concerns in relation to the safety and usability of the Guild Wheel [Core Document D13, Page 

1660]. Their concerns were subsequently addressed and their objection was withdrawn on 

24th May 2021 [Core Document D12, Page 1659]. 

3.14 A series of Highways Technical Notes were prepared for the approval of LCC, and whilst a 

number of concerns were resolved, on 6th July 2021 LCC Highways recommended an objection 

to the application until all matters were overcome to their satisfaction [Core Document D24, 

Pages 1697].  

3.15 Broughton Parish Council maintained an objection to the proposed development for a number 

of reasons, specifically; local need and compliance with planning policy, access, parking and 

traffic, scale and design, location of development in relation to the motorway, primary school 

and parish church, and drainage [Core Documents D1-D6, Pages 1635-1651].  

3.16 During the determination process, the Planning Officer requested a Heritage Statement to 

support the application, on 12th May 2021, which was subsequently submitted to the Council 

on 26th May 2021. However, Preston City Council suggested that it was not possible to assess 

the level of harm to the setting of the nearby listed buildings, given that the application was 

submitted in outline with only access applied for. As such, the Council’s Planning Officers did 

not initially accept the contentions then made. In particular, they raised questions in respect 

to the lack of design detail, the potential impact upon local heritage assets and the identified 

need for the mosque. 
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3.17 That application was presented to Preston City Council’s Planning Committee on Thursday 8th 

July 2021 with a recommendation for refusal, based upon the following 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, accommodates 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 of 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 listing buildings and there is no certainty 

that harm would not occur. The proposed is contrary to Policy 16 of the Core 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 01/07/2022 
Proof of Evidence of Alban Cassidy                                                                                 
BA (Hons) Cert. Ecol. MSc MIEMA MRTPI C.Env  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 13 | Page 

Strategy, Policy EN8 of the Preston Local Plan 2012-26 (Site Allocations and 

Development Management Policies) and the Framework. [Core Document E4, 

Pages 1856-1857] 

3.18 The matter was debated at some length at Planning Committee.  Representations were also 

made by the Parish Council and the applicant.  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 upon heritage assets 

[Core Document E6, Page 1965]. 

3.19 The completion of the RIBA Design Competition in September 2021 subsequently allowed the 

winning design to be included as part of the application, with a revised set of plans and a 

Design and Access statement prepared by the winning architects, submitted to Preston City 

Council [Core Document C2-C11, Pages 1003-1019 and C17, Page 1063]. Additional 

supplementary information was also submitted to address the queries raised by Committee 

along with a revised application form to also allow consideration of matters of scale, layout 

and appearance, alongside access [Core Document C1, Page 996].   

3.20 In order to demonstrate the public interest and need for the proposed place of worship – 

mosque -  a review of the electoral roll and discussions at existing mosques were undertaken, 

alongside door knocking in the north Preston housing areas.  From this information a series of 

plans were prepared and submitted identifying the quantum of recently approved new 

housing within North Preston, the location at which expected worshippers currently reside, 

and in turn the walking and driving catchment areas based upon this information. This 

evidenced a growing local Muslim population in the area, needing as part of their faith to 

travel to the development site, and who had the option of sustainable transport through 

walking, cycling or the bus network [Core Documents C30-C32, Pages 1399-1401].  

3.21 An updated Transport Assessment, an additional Technical Note and Car Park Management 

Plan were also submitted to evidence that the highways impacts of the proposed 

development would be insignificant and that a plan could be adopted to control the car park 

in an acceptable fashion [Core Documents C15-C16, Pages 1042-1062].  Following discussions 

between the applicant’s transport consultant and LCC Highways, the statutory consultee 

subsequently withdrew their previous objection [Core Document D22, Page 1692]. 
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3.22 On 22nd October 2021, National Highways confirmed that they had no objection to the 

application from a traffic generation and impact perspective.  However, they requested that 

the application was not determined until a Glint and Glare Assessment was submitted and the 

findings agreed with National Highways because of the situation of the Site [Core Document 

D18, Page 1677].  The Assessment was subsequently completed and on 3rd December 2021 

[Core Document C20, Page 1097], National Highways confirmed there was no longer an 

objection and set out the conditions that should be attached to any planning permission 

granted [Core Document D17, Page 1669].  

3.23 Alongside the demonstration of local need, an updated Heritage Statement was submitted, 

following a request from the Local Planning Authority, in order to assess the revised design 

against the nearby listed buildings [Core Document C21, Pages 1148]. A Statement of Public 

Benefit was prepared by Cassidy + Ashton Group Ltd to address the test set out in paragraph 

202 of the National Planning Policy Framework (NPPF) [Core Document C36, Page 1442].  

3.24 Following the submission of the amended documentation, all technical consultees confirmed 

they had no objection to the proposed development.  Of all the consultees, the only 

outstanding objection was from Broughton Parish Council. 

3.25 A supplemental public consultation on the revised application was undertaken by Preston City 

Council, with a further 17 letters of objection and 2 letters of support received. 

3.26 The applicant met with Planning Officers on 7th January 2022 to discuss the application and 

the issue of need and public benefit. 

3.27 The application, as amended so that only landscape remained a reserved matter, 

subsequently returned to Planning Committee on 3rd February 2022 with a recommendation 

for approval [Core Document E1, Page 1747], and it was resolved to grant outline planning 

permission for the proposed development, subject to the completion of a s106 agreement 

relating to the management of car parking on and around the site, and the provision of parking 

restrictions along D’Urton Lane with works to protect the Guild Wheel [Core Document E3, 

Page 1844]. 

3.28 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 [Core Document B3, Page 536].  
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3.29 On 5th April 2022, the application was ‘Called-In’ by the SoS, with the SoS’s letter stating that 

the matters in which he particularly wished to be informed about for the purpose of his 

consideration of the application were: 

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. [Core Document B4, Page 537] 

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

with a public inquiry to open at 10.00am on 2nd August 2022 [Core Document B5, Page 543]. 

3.31 All of the documentation submitted alongside the outline planning application remains valid 

and up to date.  However, in order to assist the Inspector a further Phase 1 Ecological Habitat 

Survey of the site has been undertaken which demonstrates that there has been no material 

change to the ecological interest of the site since the application was submitted [Appendix 

APC7, Page 213]. 
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 APPLICATION SITE AND PROPOSED DEVELOPMENT 

4.1 The application site (“the Site”) and proposed development are described in the agreed 

Statement of Common Ground.  This section of my evidence provides additional detail to 

assist the Inspector. 

Site Description 

4.2 The application Site consists of an area of land of approximately 0.9 ha (2.2 acres) which is 

located to the immediate south of the western end of D’Urton Lane.  D’Urton Lane is a 

predominantly residential road which runs along the northern edge of the City of Preston. 

4.3 The Site itself is largely level, but the land falls away immediately beyond the site boundaries 

other than to the east and where the access is located in the north east corner.  The site, other 

than the access, is largely contained by mature trees on three of its four sides, of a mixture of 

native deciduous and a short row of tall conifers to the south. The fourth which is open, sits 

at the top of a short bank adjacent to the start of the Broughton Bypass (the A6 - James Towers 

Way), but is contained by a post and rail fence and newly planted hedgerow.  

4.4 Prior to the construction of Broughton bypass, there was an access from D’Urton Lane in the 

north west corner of the site, which served several dwellings.  A new vehicular access point 

off D’Urton Lane in the north east corner was constructed to enable the site to be utilised as 

a construction compound for the Bypass, and much of the hardcore remains on site.  There 

has been no full and formal restoration of the land and it must therefore be considered as 

previously developed. 

4.5 The dominant feature of the site, both visually and aurally, is the adjoining highway 

infrastructure most prominently consisting of the M55 motorway (south of the Site) and 

James Towers Way [the Broughton bypass] (North of the Site) and also by the A6 Garstang 

Road and the remainder of D’Urton Lane (East of the Site). 

Site Location  

4.6 The Site is surrounded on all sides by large scale transport infrastructure: to the immediate 

south by the strategic route network comprised of the M55 and its Preston Junction; to the 

immediate West and North by a dual carriageway bypass; to the East by the link between the 
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bypass and D’Urton Lane. The international competition Panel described the Site as “hostile” 

and I would agree.  

4.7 The Site lies immediately adjacent, on the southern boundary, to the M55 motorway which 

itself forms the northern boundary of the built up area of the City of Preston.  The site itself 

is, therefore, on an island contained, along with adjoining land, within a semi-circular area of 

land which is bounded by James Towers Way [the Broughton Bypass] to the west, D’Urton 

Lane to the north and the M55 Motorway to the south.  

4.8 A cul-de-sac off D’Urton Lane runs east to west through the area but culminates at the western 

end of the lane, where there is only pedestrian and cycle access out to the bypass, as part of 

the Guild Wheel route, a 21-mile circular route around Preston.  Previously, D’Urton Lane 

continued beyond the site to the west where it formed a junction with the A6 Garstang Road. 

4.9 The Site itself lies adjacent to but outside of the policy settlement boundary and is washed 

over for the purposes of planning by: a) Countryside notation; b) a darker green swathe at the 

northern tip of the site representing a mineral safeguarding area. The immediately 

surrounding area, within the semi-circle of land, is predominantly residential in land use either 

currently, or in terms of extant planning permissions. The exception is on the north side of 

D’Urton Lane, where there are equestrian facilities to the rear of the dwellinghouse, although 

there are houses either side of this farmhouse. 

4.10 In terms of other land uses, to the west and beyond the A6 lies a former farm complex which 

is now dominated by industrial uses, set alongside agricultural uses.  James Towers Way to 

the north is a four lane road with a central reservation and a pedestrian crossing point at the 

end of D’Urton Lane.  Immediately north of this, there lies a car park for the use of visitors to 

the local church and school.  To the north of this again is Blundell Brook which is densely tree 

lined. Beyond this again is St John the Baptist Parish Church, a grade II* listed building, 

alongside Broughton in Amounderness Primary School, Church Cottage Museum and 

associated buildings. 

4.11 To the east of the site there is a new housing development with four dwellings erected to the 

rear of the existing house, land with extant planning permission for residential development, 

a small group of residential buildings and workshops/storage with land beyond having 

previously been the subject of a residential planning permission.  The current status of this 

land is in dispute with a developer having appealed against the Council’s refusal to grant a 
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lawful development certificate in respect to the commencement of a residential development 

on that land. 

4.12 Beyond D’Urton Lane to the east of the site, there is a scattering of further residential 

development, as well as land with planning permission for 29 dwellings. To the immediate 

south, adjoining the M55 Motorway, is the Ibis Hotel and the remainder of the built-up area 

of the City of Preston. 

4.13 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 the 

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

provide services towards Preston City Centre between every 5-30 minutes along the southern 

route, and to Morecambe every 30 minutes, Lancaster City Centre between every 20-60 

minutes and Blackburn Town centre every c. 60 minutes, along the northern route.  

Planning History 

4.14 Prior to the construction of the Broughton bypass, the land has no planning history of 

relevance to the determination of this planning application. 

4.15 Planning permission for the bypass was first granted on 19 July 2001 ref 06/00/0678 by 

Lancashire County Council [Appendix APC8, Page 228].  This consent was not implemented. 

4.16 A renewal application ref 6/06/0589 was approved on 30 July 2008 [Appendix APC9, Page 242]. 

4.17 A further application to renew the consent ref. 6/13/0527 and 6/13/0528 was granted 

planning permission on the 18 December 2013 [Appendix APC10, Page 253]. 

4.18 Following the renewal of the planning permissions in 2013, the County Council made the 

Lancashire County Council (Broughton Bypass Classified Road) (Side Roads) Order 2014 under 

sections 14 and 125 of the Highways Act 1980 which was sealed on 16 May 2014 [Appendix 

APC11, Page 267].  In addition, LCC made the Lancashire County Council (Broughton Bypass) 

Compulsory Purchase Order 2014 under sections 239, 240, 246, 250 and 260 of the Highways 

Act 1980 and section 40 of the Road Traffic Regulation Act 1984. The Order was sealed on 19 

May 2014 [Appendix APC12, Page 269]. 
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4.19 The Orders were the subject of a Public Inquiry which opened on 14 April 2015 with the 

Inspector’s recommendation, that the Orders be confirmed, issued on 9 June 2015 [Appendix 

APC13, Page 297]. The Secretary of State accepted the Inspector’s recommendations and 

confirmed the Orders on 3 July 2015 [Appendix APC14, Page 318]. 

4.20 Construction on the bypass commenced in early 2016 and it was opened in October 2017.  

4.21 Given the land’s proximity to the then proposed Broughton Bypass, the application site 

became a temporary construction compound and storage area for Lancashire County Council, 

as approved by LCC in December 2013, under planning application reference no. 06/13/0528 

for the ‘renewal of permission 06/06/0589 for construction of Broughton Bypass and 

improvements to existing highways.’ [Appendix APC15, Page 323]. 

4.22 A Variation of Condition planning application for ‘amendments to approved drawings listed in 

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

departures from the approved design (Article 16 Consultation)’ was subsequently approved in 

June 2019, under reference no’s. LCC/2019/0006 (Lancashire County Council) and 

06/2019/0117 (Preston City Council). This application incorporated the turning head from the 

temporary access to the compound area into the wider scheme, until the land was disposed 

of [Appendix APC16, Page 357].  

4.23 The Agenda for the LCC Development Control Committee that was held on 11th September 

2019 referred to the application site; 

“Although no planning permission exists for the development of this field, it may be brought 

forward for development at some point in the future with a probable access via the turning 

head.” [Appendix APC16, Page 364] 

4.24 The intention was therefore that following the completion of the bypass, that future 

development of the application site was intended to take place. 

Further Description of the Proposed Development 

4.25 The Brick Veil will create a new landmark for Preston, drawing upon its history as a city of 

cotton. The design of the building is intended to appear as a contemporary interpretation of 

a traditional cotton mill design, with the minaret having the appearance of a mill chimney and 

the brick skin being reminiscent of the main body of a mill.  
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4.26 Being located adjacent to the walking and cycling paths of the Preston Guild Wheel, the 

building’s elliptical form is designed to be experienced by those passing by the site, to 

appreciate the structure from various vantage points. 

4.27 The design is intended to appear as a highly refined building that celebrates Islamic tradition, 

whilst also paying homage to British craft. Its most notable feature will be its highly refined 

and articulated brick facade, which is conceived as an urban-scale curtain that frames the main 

entrance of the building.  

4.28 Internally, the building will be laid out as a series of layers in plan, inviting male visitors into a 

grand lobby at ground level and leading female visitors to their own dedicated prayer facilities 

on level one. Adjacent to the main foyer, two dedicated stairs create separate routes for male 

and female visitors, inviting them to their respective ablution and prayer areas. Full 

accessibility has also been prioritised, and a dedicated passenger lift will be concealed within 

the structure of the minaret, adjacent to the entrance for female visitors. 

4.29 The centre piece internally is the prayer hall, which will have no significant ornamentation, 

but has been designed to create an interplay of light and shadow, which will be integral to the 

religious experience. 

4.30 The building has also been designed to take on a wider civic role, which will assist 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. 

4.31 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. 

4.32 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 

costs and reducing CO2 emissions. 
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Mosque Operation 

4.33 The Brick Veil will operate as a traditional mosque in so far as it will provide the same prayer 

services during the week as other mosques in Preston, but the majority of these mostly week 

day will only be attended by a small number of worshippers, generally less than 20. 

4.34 The main prayer time will take place just after lunch on Fridays - which is the main prayer 

session of the week for Muslims [Jumah prayers] - in a similar way that Sunday morning is for 

Christians.  Ordinarily, Muslim prayer services are usually quite short and last in the region of 

ten minutes, although there might be a sermon at the main Friday prayers of a similar duration.  

Likely times for Jumah prayers would be 13.30 if there is one service or 1245 and 1330 if there 

are two services. 

4.35 Friday prayer services follow a similar pattern wherever the mosque is located.  Worshippers 

arrive at the mosque, remove their shoes and entre the ablutions area.  Here they perform 

ritual washing or “wudu.”  After wudu, worshippers enter the prayer hall which is also known 

as the “musallah” which is a large open space where all the worshippers initially sit on the 

floor.  Women can attend Friday prayers, but are not required to do so. 

4.36 Women are traditionally segregated from men by tradition and pray in a separate space or 

chamber, if they attend Mosque or more frequently, at home.  In the musallah, all worshippers 

face the "mihrab” which is a niche in the wall that indicates the direction of Mecca.  The 

direction of Mecca is also known as “qibla.”  Adjacent to the mihrab is the “minbar” which is 

the pulpit from where the Iman or Priest delivers his sermon. 

4.37 Once prayers have finished, worshippers retrieve their shoes from the shoe racks, and carry 

on with the rest of their day. 

4.38 It is not in Muslim tradition to travel far to pray, with worshippers inevitably attending the 

most local, most convenient mosque, whether from work or from home.  There are only three 

so-called destination mosques in the world, namely in Mecca, in Madina and in Jerusalem.  

Other than these, there is not the hierarchy that one would expect in Christianity from Chapels 

to Churches and up to Minsters or Cathedral.  The role that a mosque plays in the Muslim 

community is demonstrated in the article written by Fatima Ismail which I attach as my 

Appendix APC17, Page 377. 
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 PLANNING POLICY CONTEXT 

5.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that applications 

for planning permission must be determined in accordance with the Development Plan, unless 

material considerations indicate otherwise. 

5.2 The Development Plan is comprised of: the Preston Local Plan 2012-2026 Site Allocations and 

Development Management Policies (July 2015) and the Central Lancashire Core Strategy 

(2012); as, the site also lies within the boundary of the Broughton-in-Amounderness 

Neighbourhood Plan as identified in footnote 2 to the NPPF.  Para. 2 of the NPPF also notes 

that material considerations include the NPPF (July 2021).  

5.3 The detailed planning policy context is set out in the Statement of Common Ground (SoCG). 

The development plan does not specifically provide for discrete and new places of worship 

and does not allocate land for the same.  However, it does, through Policy 25 of the Core 

Strategy encourage new community facilities including Places of Worship to serve 

communities.  

5.4 I will consider the application against the policies set out in the SoCG, and other Development 

Plan policy of relevance, with particular emphasis upon the following: 

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 [Core Document A4, Page 

168] 

 

Preston Local Plan: 

 Policy ST2 - General Transport Considerations 

 Policy AD1 – Development within (or in close proximity to) the Existing Residential 

Area 

 Policy EN1 - Development in the Open Countryside 

 Policy EN8 – Development and Heritage Assets Policy EN9 - Design of New 

Development [Core Document A1, Page 1] 
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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 [Core Document A6, 

Pages 357] 

Central Lancashire Core Strategy 

5.5 The Central Lancashire Core Strategy was prepared jointly by Preston City Council, Chorley 

Council and South Ribble Borough Council and was adopted in July 2012.  

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

investment on well located brownfield sites and the Strategic Location of Central Preston, the 

Key Service Centres of Chorley and Leyland and the other main urban areas in South Ribble, 

whilst protecting the character of suburban and rural areas [Policy 1]. This Policy 

acknowledges that there will be a need for some greenfield development on the fringes of the 

main urban areas, including North Preston [Core Document A4, Pages 217-218].   

5.7 The policy sets outs a hierarchy for the location of new development in the borough (a-f). 

Under criterion (f) of Policy 1, proposals outside of the main urban areas, including smaller 

villages, substantially built up frontages and Major Developed Sites, will be restricted to 

typically small scale development and limited to appropriate infilling, conversion of buildings 

and proposals to meet local need, unless there are exceptional reasons for larger scale 

redevelopment schemes.  

5.8 The wording of criterion (f) requires a development within such a setting to meet all the 

requirements listed in this criterion, rather than being compliant with one in isolation. As such, 

whilst the applicant has demonstrated a clear local need for the development, it is not 

considered to be small-scale by definition, and therefore it is acknowledged that the 

development proposed does not comply with Policy 1 and in particular criterion (f). However, 

the applicant does not consider that the development proposed undermines the ambitions of 

Policy 1.  

5.9 Heritage assets should be safeguarded from inappropriate development, but development 

that protects or enhances the local character, setting, management and historic significance 

of heritage assets should be supported [Policy 16] [Core Document A4, Page 269].   
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5.10 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]. Good design should take into account of layout, landscaping and 

accessibility in order to be sympathetic to the location, as well as enhance the area where 

previous opportunities may have been missed [Core Document A4, Page 271]. The elevated 

position of the land in close proximity to a main gateway into the City would clearly benefit 

from a landmark development of good quality design, in accordance with Policy 17. The 

Central Lancashire Design Guide Supplementary Planning Document (SPD), adopted in 

October 2012, provides an overview of the design principles that the Central Lancashire 

authorities employ when considering planning proposals [Core Document A5, Page 320].  

5.11 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. Community facilities, such as village shops, community centres, 

places of worship and health facilities are recognised as the focus of community activity and 

contribute towards community cohesion. The Policy acknowledges that new facilities and 

services will be needed particularly in areas where a significant amount of new housing is 

proposed [Core Document A4, Page 288].  Through the application, the applicant has 

demonstrated that there is a significant increase in residential development along D’Urton 

Lane and within North Preston generally, which has brought a growing Muslim population to 

the locality.  

5.12 New developments should incorporate sustainable resources and minimise energy use and 

maximise energy efficiency [Policy 27] [Core Document A4, Page 295]. 

Preston Local Plan 

5.13 Preston Local Plan was adopted in July 2015. 

5.14 The 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] [Core Document A1, Page 91]. 
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IN2 

5.15 The Site lies in a situation resulting from the final carrying out of development of the 

Broughton Bypass that Policy IN2 provided to safeguard land for that bypass [Core Document 

A1, Page 29]. The Site itself comprises a part of the bypass land that was required for the 

construction processes relating to provision of that bypass. The bypass provision was a long-

standing planning policy commitment of the local planning authority in support of the County 

Council that first granted planning permission for the bypass in 2001, and that was renewed 

in 2008 and 2013 [Appendix APC9, Page 242 and Appendix APC10, Page 253, and Appendix 

APC15, Page 323], whilst also having been provided for in the 2004 Local Plan, as 

acknowledged in paragraph 3.28 of the Local Plan [Core Document A1, Page 29]. 

5.16 However, the Local Plan itself makes no provision for the future use of the island land area 

resulting from that bypass construction, nor for the restoration of that bypass-related 

construction site. Instead, the Plan simply washes the area over with an Open Countryside 

policy designation.  The site was sold prior to being made suitable for an alternative use.  In 

this context, the Site satisfies the definition of “Previously developed land” in the NPPF (July 

2021) because it can be said to be land within the curtilage of the bypass road structure and 

associated fixed surface infrastructure but that does not include provision for its restoration 

through development management procedures.  

5.17 Paragraph 85 of the NPPF expressly recognises that: 

“Planning policies and decisions should recognise that sites to meet … community needs in 

rural areas may have to be found adjacent to or beyond existing settlements” 

and supports the use of previously developed land, 

“where suitable opportunities exist” [para. 85, NPPF 2021]  

The Site is such a suitable opportunity to meet a community need and is adjacent to the 

defined settlement boundary of Preston.  

EN1 

5.18 Policy EN1 limits development in the area defined as open countryside on the proposals map 

to: 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 01/07/2022 
Proof of Evidence of Alban Cassidy                                                                                 
BA (Hons) Cert. Ecol. MSc MIEMA MRTPI C.Env  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 26 | Page 

a) that needed for the purposes of agriculture or forestry, other uses appropriate to a 

rural area; 

b) re-use or re-habitation of existing buildings; 

c) infilling within groups of buildings in smaller rural settlements. The terms of EN1 

provide for other uses appropriate to a rural area but this part of the policy is confined 

to land use and not to operational development. Therefore, the proposed 

development cannot come wholly within this policy. It is acknowledged that the 

development proposed as a whole does not comply with the exceptions listed in Policy 

EN1 and is, therefore, contrary to this particular policy. [Core Document A1, Page 95] 

AD1(a) 

5.19 Policy AD1(a) supports development within (or in close proximity to) the Existing Residential 

Area.  AD1(a) permits such development provided it meets criteria (a) to (d). 

5.20 The criteria state: 

a) the design and scale of development is sensitive to, and in keeping with, the character 

and appearance of the area; 

b) there would be no adverse impact on residential amenity, particularly by reason of 

noise, general disturbance and loss of privacy due to the activity under consideration 

or the vehicular/pedestrian movement it generates; 

c) the proposal would not lead to an over-concentration of non-residential uses, 

detrimental to residential character and amenity, and; 

d) the proposal would not lead to an over-intensification of use of the site. [Core 

Document A1, Page 42] 

5.21 The Council have previously used AD1(a) to consider planning applications adjacent and in the 

vicinity of the application site, as it is in close proximity to the designated residential areas to 

the south of the M55.  The application does satisfy all of the criteria in that the high-quality 

design and scale of the development fits comfortably on the application site, given its setting 

as demonstrated by the evidence of Mr Carter and Mr Ryder.  In terms of residential amenity, 

the extent of activity, when compared with the general activity on the surrounding highway 
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infrastructure is insignificant and there would be no over concentration of non-residential 

uses, given this is a single proposal.  The extent of development on the site is also modest with 

a substantial area remaining open. 

5.22 In relation to both EN1 and AD1, the Site itself does not have the characteristics typical to that 

of the general open countryside policy designation, as a result of the surrounding highways 

infrastructure tightly encompassing it and nearby residential development in the locality, and 

the Site is in close proximity to the Existing Residential Area, being situated on the immediate 

north side of the motorway that runs along the north side of Preston. As such, whilst the 

development proposal is not compliant with the letter of Policy EN1, it is not considered that 

the land use aspect of the proposals (for a place of worship) necessarily undermines the 

purpose of Policy EN1 in other areas designated as open countryside, due to the nature of the 

application Site.  In particular, the reasoned justification of paragraph 8.4 of the Local Plan 

concerns the protection of Open Countryside from “unacceptable” development. 

5.23 It is only necessary to look around the United Kingdom to conclude that a place of worship is 

not an unacceptable type of development in the open countryside and the listed church is an 

original example of such a type of development having taken place in the past.  Indeed, 

paragraph 84(d) and 85 of the NPPF (July 2021) reinforce such a type of development as a 

place of worship as being appropriate in rural situations and even where they are outside of 

the existing policy settlement boundary. Indeed para. 85 states: 

“The use of previously developed land, and sites that are physically well-related to existing 

settlements, should be encouraged where suitable opportunities exist” [para. 85, NPPF 2021]. 

EN8 

5.24 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, and also act as a 

catalyst for the regeneration of the area [Policy EN8(A)(i)-(vi)] [Core Document A1, Page 108].  

EN9 

5.25 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 
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character and local distinctiveness of the area through high quality new design that responds 

to its context [Policy EN9]. In particular, EN9(B) requires applications to be approved where 

they accord with the principles and guidance in the Design SPD, the relevant Core Strategy 

policies, national policy on the historic environment, and the relevant Design Council CABE 

Guidance; as well as taking the opportunity to make a positive contribution to the character 

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

context; and is accompanied by a satisfactory Design and Access Statement [Core Document 

A1, Page 111].  

5.26 The Design and Access Statement explained the Cultural Identity of Preston and how this 

helped produce a Design Vision for the proposed development through the influence of the 

Cotton Mills which had such an impact upon the history of the City.  This in turn with 

considered against the Urban Approaches to the site and the Architectural Character and 

Resolution of the proposed development.  The statement concluded by stating: 

“By virtue of its scale, form, and materiality, the mosque will be executed as a highly refined 

building that celebrates Islamic tradition whilst also paying homage to British craft.” [Core 

Document C17, Page 1066] 

Broughton Neighbourhood Development Plan [BNDP] 

5.27 The application Site lies within the area of the Broughton Neighbourhood Development Plan 

(“BNDP”) and that Plan is part of the development plan. The BNDP is separated into 3 areas 

by the existing road transport infrastructure. The Site lies at the southernmost edge of Area A 

as identified in paragraph 10.1.3 of the BNDP and the extract plans in that paragraph [Core 

Document A6, Page 401]. The Site is situated south of the red coloured dual carriageway and 

north of the blue coloured motorway, just to the left of the “B” in “Broughton Parish South”.  

5.28 The BDNP was prepared through consultation and engagement with local parish residents and 

through independent examination. Preston City Council made the Broughton-in-

Amounderness Neighbourhood Plan part of the Development Plan for the area in December 

2018, a year after the completion of the Broughton Bypass.  Once made, and as the decision 

making authority, Preston City Council became responsible for implementing the policies of 

the plan. The BNDP makes no provision for the restoration of land previously safeguarded for 

construction of the bypass nor for land isolated on all sides as a result of that much needed 
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transport infrastructure, nor for places of worship. Such development is therefore not 

inconsistent with the BNDP.  

5.29 Although the BDNP was prepared by the Parish Council working alongside the City Council, 

this does not mean that they are responsible for the consideration and operation of the 

policies themselves. On being made, the Neighbourhood Plan becomes part of the 

Development Plan at which point it becomes the responsibility of the decision-making 

authority [in this case Preston City Council] to apply the policies. 

5.30 In determining the application, and with the responsibility of implementing the policies of the 

plan, PCC did not itself identify any conflict with the policies of the Neighbourhood Plan. 

5.31 In order to consider the influence of the BDNP in respect of this application, it is appropriate 

to look in more detail at both the general thread that runs through the BNDP Plan and 

particular policies and background which assist in identifying this thread. In essence, the Plan 

is concerned with housing. In respect of Community Facilities, however, the BNDP Community 

Objectives at paragraph 10.3.2 include, helpfully, 

“to secure a significantly enhanced rage and quality of … community facilities”. [Core 

Document A6, Page 404] 

5.32 The proposed development would increase that range and its quality. 

5.33 The Objectives also include protecting the Guild Wheel footpath route from development that 

would be detrimental to the enjoyment of the benefit they provide, particularly in providing 

access to the Open Countryside beyond the Parish. The proposed development would 

increase the enjoyment of the Guild Wheel because it would result in a more attractive site 

and not the current derelict and vacant site it is now.  It would also provide a landmark feature 

which cyclists could use to orientate themselves when nearby.  There would also be 

improvements to highway safety on D’Urton Lane in line with the requests of the FoGW [Core 

Document D13, Page 1660]. 

5.34 Section 10 provides for Community Facilities.  Within this section, paragraph 10.1.4 identifies 

the existing provision of community facilities in the Neighbourhood Area include two places 

of worship for two different denominations: a Church of England church at St Johns’ Baptist 

Church and  a Roman Catholic church at St Mary’s Church [Core Document A6, Page 401].  
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5.35 Policies CF1 and AI2 relate to the “Guild Wheel”. Policy CF1 requires that development that 

impacts on the “Guild Wheel, public footpaths and bridleways” do not have a detrimental 

impact on the safety of uses or the landscape setting of these routes, and that proposals that 

improve these facilities and benefit users will be supported in principle [Core Document A6, 

Page 405]. Policy AI2 provides that development will not be permitted that would be to the 

detriment of the safety, amenity and enjoyment of users potentially reducing the numbers 

using the “Guild Wheel” [Core Document A6, Page 444].   

5.36 The policy seeks to protect the route of the Guild Wheel and the safety of the users of the 

route, from vehicular traffic, as well as their amenity. The Friends of the Guild Wheel (“FoGW”) 

were a statutory consultee in the determination process of the application. The FoGW and 

LCC Highways requested improvement works to the Guild Wheel route which the applicant 

agreed to [Core Document D12-D13, Pages 1659-1660, and D26, Page 1701]  

5.37 The Policies in Section 10 do not prevent the application of NPPF (July 2021), paragraphs 84(d) 

and 85 in respect of the development of the rural area for places of worship and, as may be 

expected in a diverse Nation, it is not inconsistent with the BNDP for that kind of development 

to be situated in the area of this Neighbourhood Plan. 

5.38 Policy NE1 provides for Local Green Spaces and these are shown on Plan 1 [Core Document 

A6, Page 376]. The Site lies to the west of the area identified as “NE1” and so the proposed 

development would not breach that policy. Reasoned Justification paragraphs 7.4.2 and 7.4.4 

note the introduction of the bypass “inevitably intrude[s] on the tranquil setting to the south 

of the church” and refers to a significant green corridor between the bypass and Blundell 

Brook. The Site is situated to the south of the Brook. The Justification also notes that the 

locality “plays an important role signalling the transition from urban Preston into rural 

Broughton”.  

5.39 Policy NE2 of the BNDP 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 [Core Document A6, Page 377].  The Site is not on the defined edge of Broughton 

settlement but is located farther to the south. Paragraph 7.4.5 of the Reasoned Justification 

notes this policy is concerned with “enclosure created by mature tree cover focussed around 

residential areas”.  
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5.40 Looking at this policy in more detail, it is clear that (whilst not exclusively related to housing) 

it is focused on housing development and also on sites on the edge of the village settlement 

itself.  The Site is not on the edge of the village settlement and is not housing development. I 

accept it can be relevant for other development but what may be being confused is the 

difference between visual impact and harm. I understand the policy to seek inclusion of trees 

as part of the landscaping of a development and does not require, and it would be 

inappropriate for it to do so, developers to hide all development.  The better-quality buildings 

are those that can be viewed and enjoyed from suitable locations outside of their site.  Such 

applies to the Church itself.  What the Policy required is an appropriate form of landscaping 

to help create that setting and I note that at this stage, landscape is a reserved matter. The 

proposed development should include as a planning condition provision for appropriate 

landscaping to ensure alignment with this policy if it were considered necessary by the 

Secretary of State.  

5.41 Section 11 relates to the Built Environment and Heritage. Paragraph 11.1.1-11 summarise the 

built environment of the Neighbourhood Plan area and its history and identify the motorways 

as having a “strong presence in the south” [Core Document A6, Pages 413-416].  

5.42 “General Policy HE” requires that heritage assets identified in the Heritage Register in the 

BNDP be protected in accordance with Policies EN8 and EN9 of the Preston Local Plan and 

national guidance, whilst they also identify the “significant views” which define the historic 

setting of the village [Core Document A6, Page 422].  One of these views, View 10, is the view 

due west (not south) across the graveyard of St John’s Church to that church. The proposed 

development does not affect that westerly view.   

5.43 The policy is supported by a map highlighting the views considered to have significance in 

terms of the historic setting of the village [Core Document A6, Page 422]. Development 

proposals are expected to protect these historic settings and will be resisted where it results 

in a significant detrimental impact. 

National Planning Policy Framework [NPPF] 

5.44 I have set out above the provisions of section 38(6) of the Planning Act 2008. Material 

considerations include the National Planning Policy Framework [NPPF], as revised in July 2021. 

The NPPF sets out the Government’s planning policies for planning decisions in England and 

how these policies should be applied.  
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5.45 The purpose of the planning system is to contribute to the achievement of sustainable 

development (Paragraph 7). At Paragraph 8, the NPPF provides that there are three 

overarching objectives towards achieving sustainable development: economic, social and 

environmental. The planning system is expected to perform economic, social and 

environmental roles, which are interdependent and need to be pursued in mutually 

supportive ways.  

5.46 Accordingly, at the heart of the NPPF is a presumption in favour of sustainable development, 

which should be seen as the golden thread running through both plan-making and decision-

taking (Paragraphs 10 and 11).  

5.47 The NPPF supports the retention and development of accessible local services and community 

facilities including in particular, places of worship [para. 84, d)].   

Supporting a prosperous rural economy 

84. Planning policies and decisions should enable: 

d) the … development of accessible local services and community facilities, such as … 

and places of worship [para. 84, NPPF 2021]. 

5.48 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” 

[para. 84, NPPF 2021]. 

5.49 I note that the NPPF requires decision makers to “enable” development comprised of places 

of worship.  I also note that the NPPF requires decision makers to recognise locations for 

community facilities may be outside of the settlement boundary and also adjacent to 

settlements. That is the position here. The NPPF requires: 
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5.50 “The use of previously developed land, and sites that are physically well-related to existing 

settlements, should be encouraged where suitable opportunities exist” [para. 85, NPPF 2021]. 

I have set out above why the Site comprises “previously developed land”. The Site is physically 

well-related to Preston for the reasons set out in the Transport proof of Mr Russell. In addition, 

the Site is physically close to the settlement boundary of Preston. In my opinion, the 

development proposed satisfies paragraphs 84(d) and 85 of the NPPF.  

5.51 In relation to transport matters, NPPF paragraph 85 makes particular provision for “rural” 

transport situations and accepts that locations may not be well-served by public transport and 

does not have an unacceptable impact on local roads. Here, the Site is well served by public 

transport and in my opinion and Mr Russell’s, as well as the Highway Authorities, can be 

regarded as not having an unacceptable impact on local roads. Paragraph 111 states that 

development should only be refused on highways grounds if there would be an unacceptable 

impact on highway safety, or the residual cumulative impacts on the road network would be 

severe. Here, Mr Russell has identified that there are no unacceptable impacts on highway 

safety nor residual severe impacts on the road network and a planning condition has been 

accepted by him to ensure such a situation could not arise. 

5.52 The NPPF also provides strong support for high quality design.  In particular paragraph 130 

provides for criteria against which to evaluate development design and paragraph 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” [para. 134, NPPF 2021]. 

5.53 Here, for the reasons given in the Design Statement by Mr Carter, and in particular that it 

evidences that the proposal is “innovative” and of exceptional design quality, regionally and 

likely also nationally, the development can in my opinion be said to raise the standard of 

design more generally in the area. Paragraphs 130 and 134 are here satisfied.  Therefore, 

significant weight should here be given to the proposed development in favour of it being 

permitted.   

5.54 Paragraph 197 states that in determining applications, local planning authorities should take 

account of; the desirability of sustaining and enhancing the significance of heritage assets and 

putting them to viable uses consistent with their conservation, the positive contribution that 
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conservation of heritage assets can make to sustainable communities including their 

economic vitality, and the desirability of new development making a positive contribution to 

local character and distinctiveness. 

5.55 Paragraph 199 states that 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. Here, the Heritage Proof evidences that some, but 

less than substantial, harm would occur to the church because the development would appear 

in one view with that asset.   

5.56 Paragraph 202 notes that 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. Here, the public benefits of the development can be summarised as: 

 Meeting a clear and demonstrable need for a place of worship to serve the local and 

growing Muslim community; 

 Providing a new community facility that will be available for all members of the local 

community; 

 Creating a high-quality piece of architecture that can be enjoyed by anyone passing 

the site; 

 The development of a highly sustainable building which will raise standards in the 

local area; 

 Providing a long term use for a vacant parcel of derelict land; and 

 Improving safety on the Guild Wheel on D’Urton Lane. 
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 CASE FOR THE APPLICANT 

Introduction 

6.1 The application to be considered by the Secretary of State at the Inquiry was considered by 

Preston City Council’s Planning Committee on 3rd February 2022 [Core Document E1, Page 

1747]. The application was recommended for approval, subject to planning conditions that 

the applicant accepts, and, after a lengthy and informed debate, members voted in favour of 

the recommendation.  The permission was subject to an agreed set of planning conditions and 

the completion of a s106 agreement.  Agreement on the s106 was reached between the 

applicant and the Council on 7th April 2022 [Core Document B14, Page 967].  As indicated 

above, the application is also subject to an agreeable set of planning conditions whose terms 

are anticipated to be agreed by the time of the Inquiry [Core Document B13, Page 959]. 

6.2 The application was supported by a full suite of technical information to address the technical 

requirements of the statutory consultees.  Each of the material 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.  The only consultee with an outstanding 

objection was Broughton Parish Council. 

Key Main Planning Matters 

6.3 A Case Management Conference [CMC] was held by the Application Inspector on 31st May 

2022 [Core Document F1, Page 1969].  At the end of the CMC, the Inspector issued clarification 

as to what he considered the main matters in the determination of the application are.  These 

main matters were set out in the Post Conference Note. 

6.4 The main matters identified by the Inspector for consideration by the Secretary of State were: 

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

plan for the area; 

b) the effect on the significance of designated heritage assets, in particular the Church 

of St John the Baptist, Broughton C of E Primary School and the Church Cottage 

Museum; 

c) the effect on highway safety by way of traffic generation, car parking and the Guild 

Wheel cycling and walking route; 
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d) the design quality of the proposed development; 

e) the effect on the character and appearance of the area, including the countryside 

and Broughton village; and 

f) the planning balance including need and the benefits of the scheme, as well as 

drainage and other considerations. [Core Document F1, Page 1969] 

Response to the Main Matters 

6.5 In setting out his requirements in respect to the presentation of evidence at the Inquiry, the 

Inspector made it clear that he expected that myself as the applicant’s Planning Witness 

should appear last, in order to be able to address any other issues relevant to the application 

and consider the planning balance.  As such it is therefore logical to address the issue of the 

development plan as part of this wider planning analysis and I do so following my summary of 

the evidence provided by the other witnesses appearing on behalf of the applicant in the 

following order: 

a) Highways; 

b) Design Quality; 

c) Heritage; 

d) Character and Appearance; 

e) (Reserved Matter) Landscape; 

f) Planning Judgement and Planning Policy.  

Highways 

6.6 It was noted in the Statement of Case that the proposal was subject to pre-application 

discussions with Lancashire County Council [Appendix APC6, Page 207] and further, extensive, 

discussions were undertaken whilst the application was being considered by Preston City 

Council. 

6.7 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 

Mosque [Core Document D22, Page 1692]. 
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6.8 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 

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. 

6.9 Mr Russell has undertaken an independent audit of the highways issue pertaining to the 

proposed development and his conclusions are as follows: 

“The Site is in a sustainable location and the level of car parking has been thoroughly 

considered and agreed with LCC. The car parking will also be the subject of a CMPM, secured 

through a S106 agreement, which will ensure the impact of traffic along D’Urton Lane is 

minimised. 

… 

The proposed development will be accessed by safe and appropriate vehicular, pedestrian and 

cycle arrangements and will provide improvements to the local pedestrian and cycle 

infrastructure, which will provide benefit to the wider public. 

… the traffic impact of the proposals has been fully considered by LCC and NH, both of whom 

confirmed the proposals are acceptable subject to the agreed mitigation works. 

The NPPF (July 2021) is a material consideration.  

The proposals accord with paragraph 85 as the development will not have an unacceptable 

impact on local roads whilst it exploits opportunities to make the location more sustainable 

through the improvement of the pedestrian and cycle infrastructure along D’Urton Lane. 

The proposals comply with paragraph 111 of the NPPF, which confirms that development 

should only be prevented or refused on highways grounds if there would be an unacceptable 

impact on highway safety, or the residual cumulative impacts on the road network would be 

severe. 

The proposals also accord with paragraph 112 of the NPPF as the development is suitably 

located to promote a choice of travel modes other than the private car, allows for the efficient 
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delivery of goods and access by service and emergency vehicles, and has been designed to 

enable charging of plug-in and other ultra-low emission vehicles.” 

6.10 Mr Russell therefore considers that the proposals accord with the statutory development plan 

and other material planning considerations, insofar as they relate to transport matters.  

6.11 In conclusion, he considers that there are no highway or transportation reasons why the 

proposals should not receive planning permission.  

Design Quality 

6.12 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 

[Appendix APC2, Page 36].  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. 

6.13 Mr Carter acknowledges that the quality of design is outstanding 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 to provide a modern interpretation of Preston’s archaeological past. 

6.14 In conclusion he states: 

“My view on the evidence presented to me is that Luca Poian Forms have developed a proposal 

of exceptional design quality. The original concept is strong and has been developed 

thoughtfully throughout the subsequent phases. The translation from design to built form is 

always critical and as such I would advise that there are a number of key design elements such 

as external brick detailing and landscape species scope that would benefit from conditioning 

through the planning process. As long as the same care and skill continues to be applied to the 

scheme during the detailed design and construction phase then I have no doubt that the result 

will be a building of great distinction and an asset on both the regional and national stage.” 

Heritage 

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

heritage assets.  To the north are a group of listed buildings of which the most significant is St 

John the Baptist’s Church which is a grade II* listed building.  The application site is separated 
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from the heritage assets by 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. 

6.16 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 [Core Document C21, Page 1148].  The Council’s own heritage advisor 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 [Core Document D21, Page 

1691]. 

6.17 Ms Morris has taken the opportunity to look at the proposals from a new perspective and has 

prepared a new Heritage Statement in order to assist in this process. 

6.18 Ms Morris identifies the key heritage asset as the Grade II* listed St John the Baptist Church.  

She identifies the elements of its setting that contribute t its significance as being: 

• linear views, based on paths and roads which are aligned with the church, where we 

can say with some certainty that the desire-line to the church is deliberate, designed 

(or intended) and of longevity, 

• local views within 500 metres, where the church can be appreciated within its 

ecclesiastical setting (the extensive graveyard) and its isolated relationship with the 

dispersed settlement, which once had a rural character. 

6.19 Ms Morris states that the road network has harmed the rural setting, and tranquillity, of the 

church over many decades and identifies the key elements that have caused this harm, which 

includes not only the major roads and the noise that results from them but also the 

urbanisation of the area from the creation of car parking serving the church on the south side 

of the Blundell Brook, as well as the street furniture and clutter around all road junctions. 

6.20 On the matter of setting she concludes that the setting of the church to the south has changed 

significantly from the early 20th century, when the building was fully-formed.  The changes 

are so great that they have the effect of largely, if not completely, severing the church from 

its rural setting on the south side of the Blundel Brook and visually disconnecting it from its 

ecclesiastical parish along D’Urton Lane and beyond. 
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6.21 In respect to the impact of development Ms Morris notes that: 

“In addition to very local views from Church Lane and the graveyard, there are four linear 

historic views of the church, which could be classified as designed or associative views – three 

of them are unaffected by the proposed development. The fourth view, which is a view from a 

public footpath, will be affected by the development but the impact is limited because: 

a. The development is off-set, further away than the church, and clusters with existing 

development at D’Urton Lane; 

b. The development does not affect the silhouette of the church or block views of the 

church, and its landmark quality is preserved; 

c. The larger mass of the mosque is not noticeable in the view, as it is well-screened; 

d. The minaret is slender, linear and appears as a distinct landmark in its own right; 

e. The presence of the A55 James Tower Way has diminished the rural setting of the 

church and the experience of the view.” 

6.22 Ms Morris overall conclusion is: 

“… that the impact on the grade II* listed Church of St. John the Baptist varies according to 

where the new development is experienced, ranging from low, in one view from the north-east, 

where only the minaret will be prominent, to negligible in other views from the current road 

network, to no impact in other key historic alignments to the church. A holistic assessment of 

impact is based on the impact being low to negligible in the “less than substantial” range.” 

Character and Appearance 

6.23 The effect upon the Character and Appearance of the area from a landscape perspective 

including the countryside and Broughton Village has been considered in the evidence of Mr 

Ryder. In addition, the Design Statement describes the character and appearance of the 

building environment. 

6.24 In relation to landscape, Mr Ryder concludes: 

 “That there is no conflict between St John’s Church and the Mosque in terms of 

landscape settings as one does not affect the other as they both have strong identities. 

 That the Mosque is a landscape and visual enhancement at the roundabout. 

 There will be no visual conflict between the Church and Mosque. 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 01/07/2022 
Proof of Evidence of Alban Cassidy                                                                                 
BA (Hons) Cert. Ecol. MSc MIEMA MRTPI C.Env  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 41 | Page 

 That the Mosque does not adversely affect the setting of St John’s Church and its 

environs. 

 That the Mosque does not affect the urban character of the main Broughton village. 

 That the Mosque does not reduce the gap between Preston and Broughton village. 

 That nearby residential receptors would not experience significant visual effects from 

the proposals. 

 In landscape and visual terms the building is a high quality and well-considered design 

suitable for this setting that will create an attractive landmark feature.” 

6.25 His final conclusions is that there is compliance with all identified policies that contain a 

landscape dimension. 

Reserved Matter (Landscape) 

6.26 Mr Ryder refers to the landscape proposals as: 

 “High quality design and materials extend to the external realm around the Mosque; 

 That the soft and hard landscape proposals but particularly boundary tree planting has 

been designed to accentuate the appeal of the proposals rather than try to screen sight 

to the Mosque; 

 Present an attractive external realm to the James Towers Way and D’Urton Lane to 

generate visual enhancement to both these road corridors; and 

 Provide a continuation of tree lines and cover on the Site to contribute to the landscape 

character of the area and provide additional tree setting to the Mosque; 

 Still maintain highway safety on James Towers Way and be readily maintainable 

without highway closures; and 

 Facilitate a small Green Infrastructure improvement in line with Preston City Council 

Local Plan Policy EN3 and recommendations in the Central Lancashire Design Guide.” 

Planning Judgement and Planning Policy 

6.27 I now turn to my own evidence and the relevant matters that the Inspector has asked me to 

consider in particular. I will begin by examining the extent to which the proposed development 
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is consistent with the Development Plan for the area before identifying what material 

considerations are of relevance to the application.  I will also consider those other matters 

identified by objectors before providing my own conclusions on the planning balance. 

Development Plan 

6.28 As set out in the SoCG and the Applicant’s SoC, I can confirm that the Statutory Development 

Plan for the application site consists of:  

 The Central Lancashire Core Strategy (CS) which was adopted in July 2012 and covers 

the period 2010-2026. 

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

Policies DPD) which was adopted in July 2015. 

 The Joint Lancashire Minerals and Waste Development Framework Core Strategy 

which was adopted in February 2009 

 The Joint Lancashire Minerals and Waste Local Plan Site Allocation and Development 

Management Policies which was adopted in September 2013. 

 The Broughton-in-Amounderness Neighbourhood Development Plan 2016-2026 

which was made in December 2018. 

6.29 The applicant has agreed with the local planning authority in the SoCG that the two Minerals 

and Waste Plans have no relevance to this application and do not need to be considered any 

further.  Thus, there are three elements to the Development Plan here, namely: 

a) the Central Lancashire Core Strategy; 

b) the Preston Local Plan; and 

c) the Broughton-in-Amounderness Neighbourhood Development Plan  

that together form the relevant parts of the Statutory Development Plan for the purposes of 

determining this planning application. 

6.30 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 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 determination must be made in accordance with the plan 

unless material considerations indicate otherwise.” 
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6.31 Section 38(6) requires an evaluation of whether the proposed development complies with the 

development plan taken as a whole. This means that a development need not necessarily 

comply with all policies in a plan because it is inevitable that some policies may pull in different 

directions. For example, in this instance, Local Plan Policies EN1 and AD1. In order to comply 

with this statutory requirement it is therefore necessary to first consider what the relevant 

parts of the Development Plan state in respect to an application of this nature, the extent of 

compliance and of non-compliance with each policy, before identifying whether there is 

compliance as a whole, and then to consider whether there are any material considerations 

that indicate that, if appropriate, the determination should be made other than in accordance 

with the plan or reinforce the compliance of the development with the plan. 

6.32 The SoCG identifies the two policies from the development plan that the application conflicts 

with.  Both of these are spatial policies and they are Policy 1 from the Core Strategy and Policy 

EN1 from the Preston Local Plan.  The SoCG also identifies the substantial number of Technical 

Policies that the application conforms with. 

Spatial Policies 

6.33 Policy 1 of the Core Strategy sets out the spatial strategy for Central Lancashire under Strategic 

Objective SO1.  It seeks to provide a framework for the management and location of growth 

and this is summarised in the supporting text to Policy 1 which states: 

“5.1 Planning for growth is about delivering managed change, investment and 

opportunities, whilst also enhancing the quality of life for local people…” [Core 

Document A4, Page 206] 

6.34 Strategic Objective SO1 has three “Cross Cutting Themes” which are: 

 Achieving Good Design 

 Promoting Health and Well Being; and 

 Tackling Climate Change. 

6.35 A hierarchy of development locations is established by the Policy.  These commence with the 

urban areas of Preston and South Ribble comprising the Central Preston Strategic Location, 

the northern suburbs of Preston including the North West Preston Strategic Location and 

settlements south of the River Ribble.  Beyond that and lower down the hierarchy are Key 

Service Centres, Strategic Sites, Urban Local Service Centres and Rural Local Service Centres.  
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For each level of the hierarchy there is a decreasing emphasis on growth and investment.  In 

respect to the Strategic sites which are at the apex of the hierarchy the Core Strategy itself 

identifies that: 

“5.26 … These are not ‘sites’ because it is not possible to define precise boundaries at this 

stage, but broad areas where sites will be identified in due course. 

… 

5.28 On Strategic Sites and Locations with a high proportion of residential development 

local services such as small shops, community centre and on-site open/play space will 

be expected to be provided by the developers.” [Core Document A4, Page 210] 

6.36 The Supporting Text moves on to identify that the Northwest Preston Strategic Location 

[NWPSL] will have the M55 as its northern boundary and will contribute up to 2,500 dwellings 

over the plan period to 2026 [Core Document A4, Page 214].  There is also recognition of the 

need for social infrastructure including a school and health centre with the inference already 

established in para. 5.28 that this will have to be provided by developers.  The detailed 

boundaries of the Strategic Location and delivery strategy are to be set out in the Site 

Allocations document which became the Preston Local Plan.  The clear intention of Policy 1 in 

respect to North West Preston was to provide the strategic framework for a substantial urban 

expansion supported by the appropriate infrastructure and community facilities, but 

providing for this in the North West and not North-East. This is understandable given the 

extent of extent of open land between the built up area and the motorway and the proposed 

highway infrastructure including the Western Distributor Road. 

6.37 The land identified as the NWPSL was subsequently allocated through the Preston Local Plan 

but to support the allocation, Preston City Council prepared a Masterplan for the area which 

was issued in March 2017 [Core Document A7, Page 451]. This indicated a long term potential 

capacity of over 5,300 additional dwellings for the area and the masterplan area included the 

recent and ongoing developments in the vicinity of the application site which have been 

identified and are shown in [Appendix APC18, Page 380]. 

6.38 In addition to substantial new housing allocations, the Masterplan also identified the need for 

additional community infrastructure to help to deliver healthy, attractive and sustainable 
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communities.  Section 4.2 of the Masterplan identified the need for community centres and 

that they should be local to the area that they are intended to serve. It also stated: 

“Large scale development such as this can create issues relating to social isolation and sterile 

social environments and therefore there will be a need to support and foster community 

activity and involvement. It is felt relying on existing facilities of those in the surrounding area 

which are too distant would be inadequate.” 

6.39 During the consultation process as part of the Masterplan preparation, a requirement for up 

to four community centres was identified, however the plan only allowed for one main 

community centre. 

6.40 Residential schemes within the NWPSL were progressed and approved in a relatively ad-hoc 

fashion with the majority being located west of the A6.  Of the larger sites, the one nearest to 

the application Site was located to the south of the eastern end of D’Urton Lane, and south of 

the M55. Paragraph 10.2.3 of the BNDP refers to that Masterplan and the Site can be seen 

adjacent to the then black dotted line of the then planned bypass [Core Document A6, Page 

403]. 

6.41 Outline planning permission for this development was granted at D’Urton Lane on 17th 

September 2014 [ref. 06/2013/0349].  This permission consisted of: 

“Outline application for the redevelopment of 25.9ha of land for mixed use development 

comprising of residential development of up to 300 dwellings (Class C3), 2.1ha of employment 

land (Class B1(b); B1(c); B2 and B8), 0.7ha mixed use centre (including Class A1-A5 local shops, 

services, food and drink; Class B1(b) employment; Class C2/C3 residential care/nursing home; 

and Class D1 local community facilities), open space provision, landscaping and associated 

infrastructure, internal roads and footways, access junctions and new link road between 

Eastway and D'urton Lane.” [Appendix APC19, Page 382] 

6.42 The housing element of this permission was subsequently taken forward by Story Homes, but 

they did not progress the 0.7ha mixed use centre that included a necessary and permitted D1 

Class use. Instead, a reserved matters application was subsequently approved for a Sue Ryder 

Centre under Class C2 [Appendix APC20, Page 445]. Although a much needed facility in itself 

as a replacement for their own outdated premises in Cuerden, this facility did not provide any 

benefit under then Class D1 to the newly created community and left no room for any 
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alternative community facilities as part of the overall development.  I note that Broughton 

Parish Council objected to the application south of the motorway on the grounds that the 

originally planned facilities were now to be lost (i.e. doctors’ surgery, pharmacy and 

convenience store).  In response, the Officer’s Report stated: 

  “As part of the outline planning permission for the 25.9 hectares residential-led mixed use 

Development on land to the north of Eastway, the application site was identified for a variety 

of potential community and commercial uses within Class A1-A5, Class B1(b), Class C2/C3 and 

Class D1. The Parish Council has objected to the application on the basis that the originally 

planned facilities are now to be lost (i.e., doctors’ surgery, pharmacy and convenience store). 

Outline planning permission ref: 06/2013/0349 approved a variety of potential uses on this 

section of the site including a mixed use centre (including Class A1-A5 local shops, services, 

food and drink; Class B1(b) employment; Class C2/C3 residential care/nursing home; and Class 

D1 local community facilities). This application proposes a Class C2 neurological care building, 

which is one of the uses approved by the outline permission. The outline permission did not 

require all the above uses to be included within the site, but permitted a variety of potential 

uses which could come forward. Therefore, the absence of any other uses is not considered to 

be unacceptable.” [Appendix APC20, Page 450] 

6.43 Other housing developments approved within the Parish in the vicinity of D’Urton Lane did 

not have community facilities.  A new commercial centre was created on Lightfoot Lane to the 

west and outside of the Parish. 

6.44 The Masterplan recognised the need for community facilities but made no allowance for 

future places of worship.  The Masterplan concentrated on such facilities as schools, shops 

and community centres but did not mention any religious places.  Such an approach did not 

necessarily reflect the needs of the potential future population of the area, given the extent 

to which there are existing places of worship in Preston serving a demonstrable need. 

6.45 In order to consider this point in more detail, it is necessary to understand the extent to which 

persons of different religious persuasion regularly attend a place of worship, the extent of 

facilities within an area, the manner in which these places are used, and the proportion of 

different religions in the population. 

6.46 I provide evidence on these matters as my Appendix APC18 and APC21 but the key points are 

as follows. 
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6.47 At the time of the 2011 Census, the Muslim Community was the largest non-Christian religion 

of the people of Preston as a whole, with 11.2% of the population identifying as Muslim.  This 

was a considerably larger proportion than for England as a whole where the percentage was 

5% [Appendix APC21, Pages 462-465].  However, whereas Christian Churches are distributed 

throughout Preston, Mosques are very much concentrated in central Preston with the most 

northerly Mosque being Masjid-e-Salaam on Watling Street Road, being a relatively new 

development having been granted planning permission on appeal in July 2011. 

6.48 The role a Mosque plays within the Muslim Community is different to and more intimate than 

that of a Christian Church (of any given denomination) to the Christian Communities.  

Appendix APC17 presents the views of Fatima Ismail as to the nature of that particular role is. 

Together with my own evidence set out in my Appendix APC18, Page 381, it can be seen that 

one of the important points is that due to this intimate relationship and the brevity of the 

main services, those who attend Mosque need to attend somewhere immediately local and 

seek to avoid travelling any significant distance, in part because the Muslim services are (in 

contrast with for example Christian services), in the main, relatively short. 

6.49 The identification of land for the development of thousands of homes in North West Preston, 

appears to have made no allowance for changing demographics and the demand in the area 

for housing from the Muslim community due to a perhaps understandable desire to move to 

bigger and better housing with modern facilities which was also closer to their places of work 

such as Broughton Business Park or Royal Preston Hospital together with schools in that area.  

No regard, or sufficient regard, was given to particular faiths as a driver of land use. 

6.50 The UK Household Longitudinal Survey identified that some 60% of the Muslim Population 

regularly attend a religious service or meeting which is more than twice that of the Christian 

population [29%] [Appendix APC21, Page 467].  It is almost entirely men who attend Mosques 

and so this is a very high proportion of households with at least one member that are likely to 

wish to attend a mosque about once a week.  This demonstrates that in areas where there is 

a Muslim population there will be a very strong demand for a Mosque and a commensurate 

actual need for such places of worship. That is also so in relation to the Site and its relationship 

with the community to which it would be intimately related. 

6.51 Turning back to the North West Preston Masterplan, for the new developments to function 

so that they serve all members of the community with their social and community 
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requirements and avoid the social isolation and sterile social environments referred to in the 

masterplan, such particular needs fall to be addressed. 

6.52 However, as no obligation has been written into the Masterplan for places of worship to be 

provided [although there is reference to community centres], no commercial residential 

developer is likely to incorporate such a particular facility within a commercial housing 

development.  No further provision has been made in the areas developed or being developed 

immediately adjoining the application site, therefore the only way this need can be addressed 

is through a private group outside of the housing development process.  Unfortunately, this 

also means potential development land is at a premium as most goes to housing or 

commercial development and the options are limited. 

6.53 At the lower end of the settlement hierarchy are “Other Places,” under Part (f) of Policy 1 

[Core Document A4, Pages 217-218].  I accept that due to the designation of the application 

site as part of the Open Countryside, it technically is subject to Policy 1(f) and therefore, given 

the policy seeks to limit development to typically being small scale and limited to appropriate 

infilling, conversion of buildings and proposals to meet local need, it constitutes a conflict with 

this policy.  It is also worth noting that Policy 1 being a spatial strategy does not seek to protect 

the countryside for its own sake. 

6.54 However, whilst I do note the reference to exceptional reasons for larger scale redevelopment 

schemes which opens the door to other material considerations outweighing the policy, I also 

do not consider that the proposed development undermines the spirit and overall intention 

of Policy 1 as a strategic and spatial development plan policy.  The reasons for my opinion are 

that the Site immediately adjoins the NWPSL and as such the development would not give the 

appearance that the Location is extending beyond its identified boundaries whilst it also has 

good transport connections through a variety of modes to the NWPSL, a significant proportion 

of whose population it will serve. 

6.55 Accordingly, I accept it is technically a conflict but in my opinion it does not undermine the 

spirit or the purpose of the policy or the plan as a whole. Indeed, AD1 supports development 

in close proximity to the residential area and the proposed development for a place of worship 

would provide what is regarded as an essential facility for a significant proportion of the local 

population in a convenient and accessible location.  Indeed, Policy 1 itself also accepts that 

there will be a need for some greenfield development on the fringe of the built up area. 
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6.56 I note that AD1 has previously been used by Preston City Council in allowing development 

adjacent and close to the application site but within the area designated as countryside. 

6.57 Turning now to Policy EN1 of the Local Plan, this specifically identifies the extent of the land 

that lies outside the designated settlement boundaries and is therefore designated as open 

countryside [other than the limited areas of green belt within Preston] [Core Document A1, 

Page 95]. 

6.58 The policy does not distinguish between different parts of the open countryside and landscape 

character or appearance does not form part of the policy.  It is strictly spatial in nature and 

defines an area or location as being either in the open countryside or not in the open 

countryside with no hierarchical criteria to be applied.  

6.59 Within the open countryside development is restricted to certain types which are appropriate 

in rural areas, the re-use of buildings or infilling within groups of buildings within smaller rural 

settlements. 

6.60 It is common ground between the applicant and the local planning authority that the proposed 

development does not consist of one of the types of development that Policy EN1 finds 

acceptable and therefore the proposal is in conflict with this policy. 

6.61 I acknowledge that Preston City Council’s current position is that EN1 is simply a spatial policy 

and a site either lies within the area designated under EN1 or it does not. 

6.62 However, notwithstanding this position, it is worthwhile considering previous planning 

decisions made by Preston City Council in respect to land that falls within the area designated 

under Policy EN1. These decisions demonstrate that on a number of occasions for 

developments of various types and scale, they have quite reasonably been willing to conclude 

that material considerations have outweighed Policy EN1.  In doing so, I will not refer to the 

tilted balance of a shortfall in the five-year housing land requirement at a particular time as 

that issue is of no relevance to the application being considered at this Inquiry.   

6.63 I have undertaken a review of several of the applications which have been approved on this 

area of D’Urton Lane, the most recent being 06/2020/0372. 

6.64 The applications I have considered, which are set out in my Appendix APC4, Page 53, are: 
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06/2015/0031 (6 dwellings - 1762.5sqm in total) - This application was justified given its 

location between the existing and planned highways infrastructure (M55 and Broughton 

Bypass), which would be considered to have a significant impact on the once open and rural 

character of the site. The site was also considered to be in close proximity to the Preston main 

urban area. 

06/2015/0067 (4 dwellings - unknown floorspace) - Same justification as above.  

06/2015/0173 (7 dwellings - 1868.54sqm in total) - Although not compliant with Policy EN1, 

the site is considered to be in close proximity to the Preston main urban area, is surrounded by 

commercial units, and would represent previously developed land. 

06/2016/0239 (4 dwellings - 919.63sqm in total) - Same justification as 06/2015/0031 and 

0067.  

06/2020/0372 (5, five-bed and six-bed dwellings - unknown floorspace) - Application site is 

located between D'Urton Lane to the north, and the M55 Motorway to the south. The site is 

not located within the village boundary of Broughton but is located within a cluster of 

development located between the M55 and James Towers Way and would infill between 

existing built development to the north, east and west and motorway in the south. The site is 

not located within the area of separation between Broughton and Preston which ends on the 

western side of James Towers Way. As such, the site does not add to the valued and distinctive 

character of the open countryside being surrounded by development [my emphasis]. 

6.65 In addition to the applications I have referred to above which are on adjacent land or are 

located close to the application site, there are two further approvals that Preston City Council 

have issued on land designated as countryside. 

6.66 Bartle village is a hybrid planning permission for 1,100 dwellings and associated development 

located outside the settlement boundary of Preston and is an application that I was involved 

with [Appendix APC22, Pages 469-550].  Planning permission was granted, despite being 

contrary to Core Strategy Policy 1 and Policy EN1 as there was an opportunity to make provide 

additional housing and add an additional roundabout to the Preston Western Distributor Road 

[PWDR] and prevent future disruption if the development was to proceed in years to come 

after the completion of the Distributor Road.  The Officer’s Report stated: 
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“Also weighing in favour of the application is its location adjacent to the PWDR and to the 

north boundary of the North West Preston Strategic Location, which in the context of the 

review of the Local Plan, can be considered as a sustainable urban extension to Preston.” 

[Appendix APC22, Pages 524] 

6.67 Trax relates to full planning permission on a 4.3ha site on land designated as countryside 

under policy EN1 [Appendix APC22, Pages 551-583]. The site forms part of a motocross and 

go kart centre and the permission related to a four storey residential, educational and training 

facility.  Despite conflicting with Policy 1 and Policy EN1, permission was granted as the Council 

considered it was not a use appropriate in an urban area, that the site lay on the urban fringe 

and that the benefits of the development in future proofing the facility outweighed any 

conflict with planning policy. 

6.68 My reason for referring to these applications is to demonstrate that there are occasions when 

Preston, very recently, has determined, quite appropriate in my opinion, that material 

considerations outweigh Policy 1 and Policy EN1. I note that neither of these applications, 

which are both of considerably greater scale than the inquiry application, were called in by 

the Secretary of State. 

6.69 Overall and as I have previously acknowledged, the proposed development does conflict with 

the strict interpretation of Policy 1 and Policy EN1, although not with AD1, whereas the 

conflict upon the spirit and intention of Policy 1 is modest at most given the Site’s location 

close by and adjoining the existing built up area of the main urban area of Preston.  There is a 

conflict with Policy EN1 but as I have demonstrated in suitable locations adjoining the existing 

built up area, material considerations have frequently been regarded as outweighing the 

requirements of the policy. There is also compliance with AD1.  

Technical Policies 

6.70 I do not consider that the application conflicts with another policy of the development plan 

and in particular does not conflict with any policy of the Broughton-in-Amounderness 

Neighbourhood Development Plan. 

6.71 The SoCG prepared with the local planning authority identifies that the application accords 

with the policies set out in that document, namely: 
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Central Lancashire Core Strategy 

 Policy 2 - Infrastructure 

 Policy 3 – Travel 

 Policy 13 - Rural economy 

 Policy 16 – Heritage Assets 

 Policy 17 - Design of new buildings 

 Policy 21 - Landscape character areas 

 Policy 22 – Biodiversity and Geodiversity 

 Policy 25 - Community facilities 

 Policy 27 – Sustainable Resources and New Developments 

 Policy 29 - Water management 

 Policy 30 - Air quality  

[Core Document A4, Page 168] 

Preston Local Plan 

 Policy ST1 - Parking standards 

 Policy ST2 - General transport considerations 

 Policy EN7 – Land Quality 

 Policy EN8 – Development and Heritage Assets 

 Policy EN9 - Design of new development 

 Policy EN10 – Biodiversity and Nature Conservation 

 Policy EN11 – Species Protection  

[Core Document A1, Page 1] 

6.72 I refer to these as Technical Policies as they are not dependent upon location. 

6.73 Ordinarily, given the position reached in the SoCG, I would not need to look into these policies 

in any more detail, but given the Statement of Case provided by Broughton Parish Council, 

which alludes to development plan issues, but does not specify which ones they are concerned 

about, I have made reference to other policies in respect of the evidence prepared by my 

fellow witnesses or when I consider the other technical matters of relevance to the application.  

Given reference to other policies and the specific provision of evidence pertaining to the 

Broughton Neighbourhood Development Plan itself, I will concentrate on the policies in that 

development plan document 
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6.74 In any event, the extent to which the scheme conforms to statutory development plan policies, 

particularly in respect to matters such as heritage, design, community facilities, parking and 

transport, should in my opinion be given significant weight in the decision making process. 

6.75 I would also note that, despite not being included in the SoCG, I consider the following policies 

are of relevance. 

Central Lancashire Core Strategy (CS): 

 Policy 18 - Green infrastructure 

 Policy 26 - Crime and community safety 

 

Preston Local Plan 2012-2026: Site Allocations & Development Management Policies (PLP): 

 Policy EN2 - Protection and enhancement of green infrastructure 

 

6.76 Dealing with these policies in brief, the site does not currently contribute to green 

infrastructure but the development will allow the opportunity for a landscape scheme that 

will add to landscape quality and biodiversity satisfying Policy 18 and Policy EN2.  In respect 

to crime and community safety, the development will incorporate security provisions and will 

have security staff on site.  The requirements of Policy 26 will also therefore be met. 

6.77 Turning now to the Broughton-in-Amounderness Neighbourhood Development Plan, the 

report to Planning Committee identified three policies of relevance to the application. 

Broughton Neighbourhood Plan 

 

 Policy NE2 – Visual Impact of New Development 

 Policy CF1 and AI2 – Guild Wheel, Public footpaths and bridleways 

 Policy HE1 – New developments close to Heritage Assets 

 

6.78 I am aware that the Parish Council are of the opinion that the scheme conflicts with the BDNP 

but I do not agree with their position.  In order to demonstrate this, and due to the weight the 

PC are giving to the plan, I will consider each of the policies which could be considered to have 

some relevance to the development as proposed.  I will not consider policies relating to 

housing development or business and employment.  Nor will I consider the Parish Action 



Land to the South of D’Urton Lane, Preston, PR3 5LD | 01/07/2022 
Proof of Evidence of Alban Cassidy                                                                                 
BA (Hons) Cert. Ecol. MSc MIEMA MRTPI C.Env  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 54 | Page 

Points, unless specifically relevant, or site specific policies relating to sites elsewhere in the 

Parish. 

NE1 Local Green Spaces 

6.79 Policy NE1 identifies two areas of Local Greenspace which the plan seeks to protect from 

development in order to safeguard the scenic and rural setting of the Church and the 

attractive views that they provide [para. 7.4.4].  In identifying these two areas, the Plan makes 

reference to the [then] future impact of the bypass which will inevitably intrude upon the 

tranquil setting but still leave a significant green corridor between the bypass and Blundell 

Brook [para. 7.4.3] [Core Document A6, Page 377]. 

6.80 The proposed development Site lies outside of both of the identified green spaces and as such 

does not conflict with this policy. 

NE2 Visual Impact of New Developments 

6.81 Policy NE2 refers to new development particularly that on the edge of the defined settlement 

of Broughton, needing to be minimised by landscape screening and tree planting.  The 

supporting text [para. 7.4.5] to this policy only makes reference to the impact of new housing, 

stating that this is a key characteristic of Broughton [Core Document A6, Pages 377].  It does 

not refer to any other form of development.  In respect to the proposed development, 

landscaping is a reserved matter, and a landscape scheme will be prepared at an appropriate 

time.  However, this will be of a quality to match the quality of the architecture in order to 

ensure that the development as a whole is of the highest standard. 

6.82 I therefore do not see any conflict with the policy.  There is no requirement to screen 

development in order to prevent it being seen at all, that would be almost impossible for most 

new development.  Appropriate planting which will include trees will be part of the overall 

development and these will add to the overall positive appearance of the site once complete.  

The site is not on the edge of the defined settlement of Broughton and therefore there is no 

need to seek to blend it in with the village. 

NE3 Drainage 

6.83 Policy NE3 requires the use of sustainable drainage systems where possible [Core Document 

A6, Page 378].  The proposed drainage strategy has been approved and agreed by all of the 
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relevant statutory consultees.  Conditions are to be imposed requiring a final sustainable 

drainage strategy and construction surface water management plan. 

6.84 Although not a policy, the BNDP also makes reference to the need for additional community 

facilities and also identifies the need to integrate the new development in South Broughton 

with facilities elsewhere in the Parish.  

6.85 Matters of drainage are addressed within the Technical Note prepared by Mr Sanderson of 

PSA Design, as set out in my Appendix APC23, Page 584. 

CF1 Guild Wheel, Public footpaths and bridleways 

AI2 Guild Wheel 

6.86 These two policies have very similar aims in respect to protecting the Guild Wheel and other 

routes.  To demonstrate this, I set out the two policies one after another below: 

Policy CF1 Development which impacts on the Guild Wheel, public footpaths and 

bridleways shall not have a detrimental impact on the safety of users or the 

landscape setting of these routes.  

Proposals which improve these facilities and benefit users will be supported in 

principle. [Core Document A6, Page 405] 

Policy AI 2 GUILD WHEEL – Proposals to further enhance the popularity of this facility and 

to establish Broughton Village as a refreshment stop on this heavily used 

cyclist/pedestrian route will be supported. Proposals that would be to the 

detriment of the safety, amenity and enjoyment of users potentially reducing 

the numbers using this facility will not be permitted [my emphasis]. [Core 

Document A6, Pages 444-445] 

6.87 Policy CF1 seeks to ensure that new development does not have a detrimental impact upon 

users of the Guild Wheel, public footpaths or bridleways or upon the landscape of these routes. 

It uses the test of “detrimental impact” for both safety and landscape setting and that is 

evaluative and at the same time the policy does not expressly prohibit planning permission 

being granted if there is a breach of that policy. By contrast, Policy AI2 seeks to resists 

proposals that would be detrimental to the safety, amenity and enjoyment of the Guild Wheel 
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and so elevates that way to a higher status than other types of way in the event that user 

numbers might be reduced by the types of impact identified. 

6.88 In further contrast, Policy CF1 also states that developments which improve these facilities 

and benefit users will be supported in principle.  The Guild Wheel is a 21 mile cycling and 

pedestrian route around Preston which shares its route in places with vehicular traffic.  Since 

its original designation there has been new development approved in various places along the 

route. 

6.89 I note that some of the objectors to the application have made reference to the Guild Wheel 

but the Highways Authority have considered this in some depth whilst the City Council also 

consulted the Friends of the Guild Wheel user group who I believe are best placed to 

considered impacts upon the Guild Wheel.  The Friends initially objected in the absence of any 

benefits to the Guild Wheel [Core Document D13, Page 1660].  As a result the applicant agreed 

to provide enhancements to the stretch of the Guild Wheel that lies adjacent to the 

application site which both the Friends and the highways authority agreed to.  The effect of 

these improvements will be to provide 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 this section of D’Urton Lane.  Given there will be no detriment to the 

Guild Wheel and in fact, as agreed by the highways authority and in particular the Friends that 

there will be enhancements, the application not only does not conflict with Policy CF1 or Policy 

AI2 but is in fact supported by Policy CF1 also. 

Policy HE Heritage Register 

6.90 Policy HE Heritage Register is referred to as General Policy HE in the main body of the BNDP.  

It also seems to encompass policy HE1.  The policy identified that heritage assets within the 

village will be protected in line with local plan policies EN8 and EN9.  The policy also identifies 

a series of key views that are to be protected.  The only view within the vicinity of the 

application site lies north of the site and is the east-west view from the A6 towards through 

the graveyard and towards the church.  It does not include the application site. Ms Morris 

addresses the issue of heritage in her evidence.  Policy HE2 does not exist as a development 

management policy, but there is reference in PAP 8 to Village Gateways.  This sets out a 

proposal for the village, stating:  



Land to the South of D’Urton Lane, Preston, PR3 5LD | 01/07/2022 
Proof of Evidence of Alban Cassidy                                                                                 
BA (Hons) Cert. Ecol. MSc MIEMA MRTPI C.Env  

CASSIDY + ASHTON | 7 East Cliff, Preston, PR1 3JE | www.cassidyashton.co.uk 57 | Page 

“Proposals to create Gateway Features to create a strong sense of arrival when entering 

Broughton Village on the remodelled A6 will be developed.” [Core Document A6, Page 425] 

6.91 In support of this proposal the supporting text states: 

“11.5.1 The opening of James Towers Way (Broughton bypass) will be used as an opportunity 

to enhance the compass points where the roads come into the parish. The new 

roundabouts are an opportunity for the local businesses to advertise.” [Core Document 

A6, Page 425] 

6.92 I have seen no other proposals for the creation of gateway features but it could be argued 

that the proposed development could serve such a role, given its location alongside the 

remodelled A6 and at one entrance to the Parish. 

6.93 Indeed, the very fact that the proposed development has been through a vigorous RIBA design 

competition process, adds weight to the argument that this could be a gateway feature, as it 

will be of the very highest design quality.  The RIBA states that their competitions: 

“… will ensure your competition is managed to best practice standards to fulfil your 

requirements and attract high quality design responses. It will send a clear signal to 

contestants that you have a commitment to design excellence, fairness and impartiality.” 

[RIBA] 

6.94 This is entirely in keeping with para. 134 of the NPPF which states that significant weight 

should be given to outstanding or innovative designs which promote high levels of 

sustainability as well as local plan policy EN9 which states that applications which” 

“… make a positive contribution to the character and local distinctiveness of the area through 

high quality new design”.  [Core Document A1, Page 111] 

will be approved. 

6.95 These policies together correspond to the Government’s aim to arise design standards both 

at a local and a national level. 

Overall Conclusion on Development Plan Compliance 

6.96 My overall conclusion on the development is therefore as follows. 
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6.97 I accept that the application conflicts with Policy 1 of the Core Strategy and Policy EN1 of the 

Local Plan but not with Policy AD1.  I refer back to the evidence I have presented in respect of 

the scale of this conflict. 

6.98 I maintain my view, agreed with Preston City Council, that the application accords with the 

remaining policies identified as being of relevance from the Core Strategy and the Local Plan. 

6.99 I have tested the application against all of the policies from the Broughton Neighbourhood 

Development Plan and have identified some support in providing community facilities and 

linking the new populations from the south of the Parish with the remainder of the Parish.   

6.100 Overall, I acknowledge that there is conflict with the development plan but if weight is given 

to Policy AD1(a) as has previously been the case by Preston City Council for other applications 

on adjacent or nearby land of a similar nature to the application site, then the proposed 

development is consistent with the development plan and, in particular, Policy AD1, because 

of the nature of the development as a place of worship. 

6.101 I will now move onto the material considerations that, if contrary to my opinions, I consider 

outweigh such identified conflict with the development plan if the Secretary of State, in his 

own independent evaluation, might consider arises. 

MATERIAL CONSIDERATIONS 

Need and Public Benefits 

6.102 First of all, I would refer back to my evidence set out in paras. 6.36 – 6.45 where I refer to the 

lack of provision of community facilities in the vicinity of D’Urton Lane, the lack of provision 

for places of worship in the NWPSL Masterplan and the role and function of a mosque in the 

Muslim community to provide for short but relatively frequent recurring visits for necessary 

expression of faith by attendees as well as the Friday service for the same need.  This, in my 

opinion, itself provides a strong demonstration of Need for a mosque in this location. 

6.103 I also note that in their SoC, BPC acknowledge there might be a need for a Mosque and that 

this could be an iconic structure.  PCC have also accepted that there is a need for a Mosque in 

the SoCG. 

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

Mosque to quantify the extent of demand through a mixture of discussions with the local 
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community and a review of the electoral roll.  Over 300 Muslim families were identified as 

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

6.105 This would not only serve an immediate local need for Preston 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.  Notwithstanding the identified need, the development 

will also have wider community benefits.  It will be a place of worship for the wider Muslim 

community beyond Preston and will also be open to all of the community at other times in 

order to bring the local community together. 

6.106 Since the application was called in, further publicity has taken place and additional comments 

have been made.  In support of the application a further 381 letters were submitted with 164 

objections.  I have analysed the locations of these comments and plotted them on the plan 

shown in Appendix APC18, Page 380.  The level of the support as set out in the letters of 

support clearly demonstrates an overwhelming level of support and need for a mosque in this 

location to serve the growing Muslim community in North Preston in general and Broughton 

Parish South in particular. 

6.107 The plan also shows the distribution of additional new housing developments where the 

demand is only likely to grow whilst also plotting the location of existing mosques to show the 

lack of provision in Preston anywhere north of Masjid-e-Salaam. 

6.108 In my mind there is therefore no doubt that there is a demonstrable need for this 

development and I consider this should be a material consideration that should be given 

significant weight. 

6.109 Turning to the issue of design, it is also my firm opinion that the design quality of the proposed 

development should also be given significant weight in the decision making process.   This test 

is set out in para. 134 of the NPPF which states: 

134. Development that is not well designed should be refused, especially where it fails to 

reflect local design policies and government guidance on design, taking into account 

any local design guidance and supplementary planning documents such as design 

guides and codes. Conversely, significant weight should be given to:  
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a) development which reflects local design policies and government guidance on 

design, taking into account any local design guidance and supplementary 

planning documents such as design guides and codes; and/or  

b) 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. [para. 134, NPPF 

2021] 

6.110 Mr Carter sets out in his Design Statement how the proposal represents an outstanding and 

innovative design.  There is no doubt in my mind that Mr Carter is correct in his assertion that 

the design is both outstanding and innovative for the reasons he sets out in his Design 

Statement.  I note in particular the following comments that he makes: 

“One of the impressive features of the Brick Veil design has been the use of local historical 

links to directly introduce relevance of the built form to its context.” 

“The quality of the design intent therefore is I believe very strong.” 

“My view on the evidence presented to me is that Luca Poian Forms have developed a 

proposal of exceptional design quality. The original concept is strong and has been developed 

thoughtfully throughout the subsequent phases.” 

“I have no doubt that the result will be a building of great distinction and an asset on both 

the regional and national stage.” 

6.111 The NPPF provides further support for the weight to be given to quality design.  Paras. 92(b) 

refers to the positive role that planning decision can have to provide high quality public spaces 

whilst para. 130 states that planning decisions should ensure that developments: 

“… are visually attractive as a result of good architecture, layout and appropriate and 

effective landscaping [para. 130, NPPF 2021].” 

6.112 Indeed, going back to para. 126 of the NPPF and the whole of Section 12 of that document, 

the NPPF clearly sets out that: 

“The creation of high quality, beautiful and sustainable buildings and places is fundamental 

to what the planning and development process should achieve [para. 126, NPPF 2021]” 
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6.113 It is therefore clear that there is overwhelming support, particularly at a national scale through 

the NPPF, but also through the Local Plan and Policy EN9, for high quality design.  I therefore 

am entirely confident in my opinion that the design quality of the application is a material 

consideration, that in accordance with the NPPF and local plan, should be given significant 

weight in the decision making process. 

6.114 My opinion is further reinforced by the fact that it was a winning design in an international 

design competition and was the unanimous choice of the judging panel.  Additional weight to 

this view is provided by the sustainability credentials of the development, which, as I 

demonstrate in the following section are intended to meet the highest standards.  A 

development of this quality will therefore clearly raise the standards of design both locally 

and nationally and not meet the test in particular of para. 134 of the NPPF but also the local 

plan through policy EN9, and paras. 126 and 130 of the NPPF. 

Other Benefits of the Scheme 

6.115 The proposed conditions require that the development will be built to at least BREEAM level 

‘Very Good.’  However, the competition brief went beyond this stating: 

“Sustainability  

The architect should seek to achieve a zero carbon development or as close to this as is 

reasonably possible, subject to the demonstration of costs and benefits. This may include the 

achievement of a BREEAM Excellent rating or the equivalent but should look at all 

opportunities for the incorporation of renewable energy, enhanced thermal efficiency and 

sustainable materials where possible. However, such renewables should not be visually 

dominant and should not be clearly visible in views of the building.” [Appendix APC2, Page 41]. 

6.116 By meeting these aspirations, this will ensure it is one of the most sustainable places of 

worship within the city as the majority were built well before sustainability was understood.  

The following measures, derived by well-respected M+E Consultants Skelly + Couch, will also 

be incorporated as set out in the application documents: 

“The design has developed to maximise passive solutions to maintaining a comfortable 

internal environment by using the building form and construction thereby minimising running 

cost and reducing CO2 emissions. Uniform glazing to the perimeter façade and north light will 
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enable an even distribution of daylight and the ability to control the artificial lighting in 

combination with external day light to optimise the lighting provision. Our experience at the 

Mosque in Cambridge highlighted the need to detailed daylight modelling to achieve this as 

well as to study the daylight impact throughout the day and refine the design of the window 

openings. 

With intermittent periods of increased occupancy we have developed a hybrid ventilation 

strategy utilising the floor void formed by the natural topology of the site. Air is drawn though 

a rock store to benefit from the thermal mass provided thereby tempering the air in summer 

and warming it in winter. 

The innovative structural solution to the façade will incorporate a means of distributing this 

tempered air to the space. During periods of high occupancy the air supply will be mechanically 

driven however for the majority of the time the process will be natural. To avoid bulky plant at 

roof level an attenuated natural exhaust path has been developed to avoid the need for a fan. 

The future of gas for heating is potentially uncertain, given the Government carbon reduction 

objectives, and we would look at how heat pumps could be integrated into the scheme in a 

financially viable way to enable flexibility in future. An external energy plant room has been 

included to house a potential electrical substation and heating source. A range of heat pump 

solutions will be investigated depending on budget and potential funding streams with the 

base case considering a horizontal-array ground source heat pump solution to meet the base 

load and a traditional gas boiler installation to deal with the peak. This is a more cost-efficient 

solution and provides a backup heat source to the building. 

PV panels will be incorporated on the roof, for electrical power generation, where the profile 

provides optimal orientation for the solar collection.” [Core Document C17, Page 1078]. 

6.117 In my opinion, the sustainability benefits of the scheme should be given significant weight. 

6.118 The development will also be of benefit to the whole of the local community.  It is not intended 

to be a building just for the Muslim community but will have other events and activities open 

to all.  This will go some way to meeting the needs for a community facility identified in the 

BNDP. 
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Issues Raised by the Parish Council 

6.119 The SoC prepared by the PC sets out that the matters they are concerned about.  These relate 

to: 

 Development Plan 

 Heritage 

 Speculative Proposal 

 Community Benefits 

 How the Mosque would be used and change and whether it is future-proofed 

 Parking and access 

 Sustainability and climate change 

 Foul drainage 

 Effect on the Guild Wheel cycle route 

 Landscaping 

6.120 I have dealt with the issues of development plan, heritage, community benefits, parking and 

access, sustainability, foul drainage and Guild Wheel earlier in my evidence, drawing upon the 

evidence presented by the applicant’s team as appropriate.  Mr Ryder deals with landscaping 

and landscape in his own evidence. I will therefore concentrate on the other issues, namely: 

 Speculative Proposal 

 How the Mosque would be used and change and whether it is future-proofed 

Speculative Proposal 

6.121 The PC assert that the application is a speculative proposal that is, therefore, harmful to a plan 

led system.  They also state that the applicant could have participated in plan preparation and 

as a strategic, iconic facility the proper way to bring the scheme forward was through the local 

plan system. The applicant rejects this assertion as misplaced.  
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6.122 I have a number of opinions to make in response to this assertion.  First of all, section 38(6) of 

the Planning and Compulsory Purchase Act 2004 does require that planning applications are 

determined in accordance with the development plan however this is unless material 

considerations indicate otherwise and therefore it does not preclude developments coming 

forward that are not in conforming with the plan that is in force at that time. 

6.123 The planning system thus allows for a degree of flexibility in decision making.  Indeed, for 

example, paragraphs 84(d) and 85 of the NPPF (July 2021) allows for certain types of 

development in the rural environment that are supported by the Secretary of State at national 

level. The statutory scheme and guidance allows developers to address issues of need and the 

availability of land at a particular moment in time rather than await each plan cycle which 

would delay matters for a local development such as this for an unreasonable time.   

6.124 The alternative would be that every proposal and every land use would have to be set out in 

the development plan and the development industry would no doubt grind to a halt.  On the 

contrary there is nothing in planning policy or guidance which indicates that a developer does 

not have the right to bring forward a scheme which does not immediately conform with land 

use policies.  The system, through the consideration of material considerations, allows exactly 

that. 

6.125 I would also suggest the use of the word ‘speculative’ is inappropriate for the proposed 

development.  In planning terms, speculative usually means that a development is taking place 

without an end user in place.  This is usually applied to commercial developments such as 

warehouses which will be made available to buy or rent after development has taken place.  

It is generally not used or appropriate for the development of community facilities.  However, 

even if considered an appropriate use of the word, I have already demonstrated the 

substantial need and demand for the facility such that there is no speculation involved in the 

proposal. 

6.126 The PC also refer to this being a strategic development.  This implies that it is of more than 

local significance. The proposed development is a local facility because of the nature of a 

Mosque is in its intimate relationship with a given community. Given the scale of development 

and the identified faith group catchment area which all lies close to the development site, this 

is very much a local facility.  Those attending a Mosque do not travel significant distances 

(unless, exceptionally, it is for one of the most important in the world such as Mecca, Medina 
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or Jerusalem).  All other facilities are necessarily local.  It is not appropriate to describe this 

facility as anything more than local and the PC suggestion implies a lack of understanding by 

the PC of the particular function of a mosque.  As such, there is nothing that suggest the 

proposal should have been brought through the development plan system and nothing that 

indicates that the application should not have been made per se.  The applicant has every right 

to make the application and allow it to be judged on its merits against the relevant 

development plan policies and any material considerations that are relevant to the proposal. 

How the Mosque would be used and change and whether it is future proofed 

6.127 The mosque would be used like any other mosque.  The key weekly activity is Jumah prayers 

early on Friday afternoon. 

6.128 This is the equivalent of Sunday morning mass in a Christian Church and has the highest 

attendance.  Other prayers during the week may have anything from a handful to perhaps 20 

persons attending.  Most mosques have a service about 1330 on a Friday and it might last 20 

minutes. 

6.129 For the more popular mosques, and we are making provision for this here but this is not 

inevitable, there might be a maximum of two Jumah prayer sessions. 

6.130 The two sessions may be 1245 and 1330, which is similar to other mosques in Preston, but the 

important point to remember is that they do not overlap with peak times or even school times.  

Indeed, the times have to be within a narrow window in order to comply with the daily prayer 

cycle. 

6.131 There are two Eid festivals in a whole year, which could be equated to Christmas Day and 

Easter Sunday but prayer sessions are spaced out over the festive day meaning that numbers 

are diluted and no more than at Jumah prayers. 

6.132 During Ramadan, there is higher attendance for the other prayers that take place but again 

the attendance is relatively low when compared to Jumah prayers.  There are no intentions to 

change the mosque in the future as the proposed development incorporates all of the facilities 

that are required. In respect to future proofing, it will be built to highest standards of 

sustainability to meet the issue of climate change. 
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Other Technical Issues 

6.133 The other objectors to the called-in application, other than the Parish Council, make reference 

to a variety of matters without any technical evidence in support.  Where such comments 

have no merit such as referring to the green belt, stating that there are too many mosques, 

that there is a need for alternative community facilities or that this is an attempt to make 

people think Preston is a Muslim city, they do not merit a reply. 

6.134 These issues include but are not limited to: 

 Drainage 

 Ecology 

 Trees 

 Noise 

 Glint and Glare 

 Air 

 Waste 

 Ground conditions. 

6.135 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.  I refer to that Report and its responses. 

6.136 Notwithstanding that, I provide a summary response to the issues I have not considered 

earlier in my evidence, as follows: 

a) Ecology – the application was accompanied by an ecological survey which indicated there 

was nothing on the site of significance.  This survey was updated in May 2022 with the 

same conclusion.  The development actually provides the opportunity to increase the 

biodiversity of the site with an appropriate planting scheme and the provision of nest 

boxes and other such features. 
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b) Trees – the development does not require the loss of any significant trees.  Certain works 

are recommended in the tree survey as part of good practice and the development will 

incorporate significant new tree planting. 

c) Noise – the site lies adjacent to the M55 and Broughton bypass and is already a very noisy 

environment.  Nevertheless, a noise survey was undertaken to demonstrate that there 

will be no harm to local residents resulting from noise emanating from the development.  

There will be no external call to prayer. 

d) Glint and Glare – a glint and glare study was undertaken to the requirements of National 

Highways.  Minor changes were made and the consultee was satisfied there would be no 

impact resulting from glint and glare. 

e) Air - the site lies adjacent to the M55 and Broughton bypass.  Given the negligible increase 

in local traffic, the Environmental Health team were satisfied there would no material 

impact upon air quality. 

f) Waste – the layout has been designed to facilitate the turning movements of a waste 

vehicle.  Waste will be collected by a commercial waste operator. 

g) Ground Conditions – the site has previously been used as a construction compound. 

Conclusion on Planning Judgement and Planning Policy - the Planning Balance 

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

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

that are relevant to the consideration of a proposed development. 

6.138 The application does not strictly accord with Policy 1 of the Core Strategy and Policy EN1 of 

the Local Plan.  However, Policy 1 is more relevant with the overall distribution of future 

development rather than individual schemes for community facilities.  It is accepted though, 

that the scheme conflicts with the wording of Policy EN1.  

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

of the proposed development.  These include Policy AD1 which allows for the development of 

community facilities close to the identified Residential Area of Preston, 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, including Places of Worship, are an essential element of rural areas.  In such cases 

there is encouragement that such facilities should, wherever possible, be accessible by 
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sustainable forms of transport, should be on previously developed land and should relate well 

to existing settlement boundaries [paras. 84(d)-85, NPPF].  Outstanding design should also be 

given significant weight in the planning decision making process [para. 134, NPPF]. 

6.140 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.  For the reasons I have set out above, 

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 

6.141 There is a s106 agreement and agreed set of planning conditions that would be applied to any 

subsequent planning permission for the proposed development.  The s106 agreement 

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

[Core Documents B13-B14, Pages 959-981]. 

Other planning applications of relevance 

6.142 In considering the application, there is one application outside of the local area that I consider 

of significant importance and relevance such that I will provide a summary of the key elements.  

This is the application for the Eternal Wall of Answered Prayer in the West Midlands. I refer 

to the this as it is an example of a privately funded religious building, located in a countryside 

location [in fact also in green belt which provides a level of protection over and above that of 

the inquiry application site], which the local Parish Council objected to.  The application [ref. 

PAP/2019/0701] was located in North Warwickshire and was described as: 

“The erection and operation of a landmark structure, with associated visitor centre and public 

open space (D2), together with ancillary essential development including dedicated car parking, 

landscaping, access road and services provision (mixed use including D1, A1, A3, A4 and B1 

facilities) to operate as a national memorial and to create a significant public art architectural 

feature.” 
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6.143 Permission was granted in August 2020.  Prior to being approved, the proposal was referred 

to the Secretary of State to see whether he wished to call the application in for his own 

determination.  He did not do so. I attach details of the development as my Appendix APC24, 

Page 587. 
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 CONCLUSION 

7.1 The application for the Brick Veil Mosque provides the opportunity to meet a considerable 

need from the local Muslim population for a place of worship in a convenient and accessible 

location.  Once built, the Mosque will also provide a facility for all members of the whole 

community and fulfil a role identified as being required by the Parish Council. 

7.2 Beyond the essential need for the place of worship as a necessary place to express faith by 

attendees, the development has many other advantages including the quality of the 

architecture, the highest standards of sustainability that are proposed, the re-use of a vacant 

site and the improvements to the adjacent stretch of the Guild Wheel.  There are no harmful 

impacts that outweigh these benefits. 

7.3 I have acknowledged that there are conflicts with the development plan although there are 

also many local and national planning policies that strongly support the proposed 

development. However, notwithstanding any conflict that there might be with the 

development plan, the material considerations in favour of the development more than 

outweigh this to the extent that in accordance with the decision previously reached by Preston 

City Council, planning permission should be granted. 
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