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Land to the south of D’Urton Lane, Preston, PR3 5LD

Outline application seeking approval for appearance, layout, scale and access 
from D’Urton Lane for 1no. place of worship and associated parking facilities 
(all other matters reserved)

1. Introduction

1.1	 This	updated	Heritage	Statement	prepared	by	Mel	Morris	Conservation	considers	the	significance	
of	the	grade	II*	listed	parish	Church	of	St.	John	the	Baptist,	Church	Lane,	Broughton	(1164208)	and	its	
setting and the impact that the proposed development of the ‘Brick Veil Mosque’ might have on the 
significance	and	setting	of	the	church.

1.2	 The	church	sits	within	an	undulating	landscape	defined	by	a	Landscape	Character	Type	of	
‘Undulating Lowland Farmland’ to the east of the Garstang Road and ‘Coastal Plain’ to the west of the 
Garstang	Road.		It	sits	at	approximately	36	metres	AOD,	at	grid	reference	SD	52901	34376.		The	land	rises	
to the north-west. 

1.3 A Heritage Statement was submitted with an application for planning permission (ref. 
06/2021/0431).		The	scope	of	that	assessment	stated	“1.1	...	The	specific	issue	of	concern	is	whether	the	
proposed	development	might	harm	the	heritage	significances	of	the	listed	buildings	by	changing	aspects	of	
their settings.”

1.4 The assessment concluded that the proposed development is outside the experience and setting 
of,	and	did	not	affect,	the	following	listed	buildings,	“as	a	result	of	scale	and	intervisibility”:

• Broughton Church of England Primary School, Church Lane (1164244)
• Church	Cottage	Museum,	Church	Lane	(1073564)
• Mounting	block	situated	to	the	south	side	of	Church	Cottage	Museum,	Church	Lane	(1073563)
• Sundial	circa	5	metres	south	of	Church	of	St.	John	the	Baptist,	Church	Lane	(1073562)
• Village Stocks on South Outer Side of Gateway into graveyard of Church of St John The Baptist, 

Church	Lane	(1164227)

To this list I have added:
• Bank Hall and Bank Hall Farmhouse, Garstang Road (1164294)
• Broughton-in-Amounderness	War	Memorial,	Garstang	Road	(1460852)

1.5	 Each	of	these	listed	buildings	has	its	own	significance	and	the	setting	will	vary.		Although	the	Sundial,	
School,	Mounting	Block	and	Church	Cottage	Museum	are	all	identified	in	their	respective	list	descriptions	
as having GV (Group Value), this is compact and is not the same as having the same setting as the church.  
None	of	these	listed	buildings	draw	any	specific	significance	from	the	nearby	church	and	their	significance	
is	not	amplified	by	association	with	the	church.		None	of	these	heritage	assets	are	associated	with	the	
application site.  For all of these reasons, the setting of the church cannot be used to expand the setting of 
each of these listed buildings.  I concur with the conclusion about these buildings in the original Heritage 
Statement, that their setting is not affected by the proposed development, which is why this updated 
Heritage	Statement	is	specific	to	the	church.

2. Methodology

2.1	 The	methodology	for	undertaking	an	assessment	of	impact	follows	a	clear	and	well-defined	
process.  There is only one actual published document which explains how to undertake an impact 
assessment and that is published by ICOMOS1 and relates primarily to World Heritage Sites and their 
components.  This is a defendable system for assessing impacts and also considers the potential for 
mitigation.  There are well-established processes which have been used in the UK based on Environmental 
Impact Assessments (DMRB2).  These are frequently adopted but the process is based on assessing 
multiple heritage assets, often with different values (from international and outstanding to local), and by 
its nature it is very broad brush and leads to a tabulated assessment setting out the magnitude of impact 
(change) and the different values.  It lacks subtlety and is rather crude for the purpose of assessing impacts 
on one heritage asset.  Historic England3 advise on a more nuanced process, which is descriptive rather 
than tabulated.  The process is in essence:

• Understand the heritage asset/s
• Identify	the	significance	of	the	heritage	asset/s
• Identify	how	setting	contributes	to	significance
• Establish the nature of the proposal and the proposed change
• Identify	the	impact/s	on	the	significance	of	the	heritage	asset/s
• Identify the level of harm (if any) on the heritage asset/s
• Assess whether mitigation can off-set harm

2.2 At the heart of this is recognition that change is not necessarily harmful. It is the impact on 
significance	which	is	relevant.

2.3 Listed buildings are protected under primary legislation and there is a statutory duty for the 
decision maker to seek to preserve the setting of listed buildings, to which ‘great weight’ should be given.  
In practice, this does not mean that there should be no change to the setting.  The meaning of ‘preserve’ 
is	defined	in	the	legislation	under	case	law	as	to	not	harm4.  Case law has accepted that it does not mean 
‘not	change’.			This	is	set	out	under	Section	66(1)	of	the	1990	Planning	(LBCSA)	Act:

1 Guidance on Heritage Impact Assessments for Cultural World Heritage Properties. A publication of the International 
Council	on	Monuments	and	Sites,	January	2011.

2	 Design	Manual	for	Roads	and	Bridges	(LA	104	–	Environmental	Assessment	and	Monitoring).	

3 HE approach is summarised in Historic England, Conservation Principles, Policies and Guidance: Sustainable 
Management	of	the	Historic	Environment,	2008	and	GPA3	The	Setting	of	Heritage	Assets	(December	2017)

4	 South	Lakeland	District	Council	v.	Secretary	of	State	for	the	Environment	(1992)	–	1	ALL	ER	573	–	House	of	Lords	
judgment	dated	30.1.1992	provides	us	with	the	legal	definition	of	“preserve”	for	the	purposes	of	making	a	judgment	about	
development.
The	Lords	concurred	with	Mann,	L.J.	(1991)	1.	W.L.R.	1322,	1326-1327
“preserve	is	to	keep	safe	from	harm	or	injury;	to	keep	in	safety,	save,	take	care	of,	guard”	No	special	definition	is	assigned	by	the	
Act	of	1971	to	‘preserve,’	which	must,	therefore,	be	taken	to	bear	its	ordinary	meaning:	see	Oxford	English	Dictionary,	2nd	ed.	
(1989),	vol.	XII,	p.	404.
The case demonstrated clearly that there is a presumption against harmful change, but not against change.
The	Court	of	Appeal	(East	Northants	and	Others	vs.	So	SCLG	&	Barnwell	Manor	Wind	Energy	Ltd.	–	EWCA	Civ	137)	clarified	
that	special	weight	shall	be	given	to	“the	desirability	of	preserving	the	setting”,	which	is	a	duty	under	Section	66	(1)	of	the	
Planning	(Listed	Buildings	and	Conservation	Areas)	Act	1990.
A	further	decision	in	the	Royal	Courts	of	Justice	(Neutral	Citation	Number:	(2014)	EWHC	1895	(Admin),	the	Forge	Field	
Society	judgment,	dated	12th	June	2014	from	the	Royal	Courts	of	Justice,	sets	out	as	confirmation	of	the	Barnwell	Manor	
Judgment;	the	strong	presumption	against	planning	permission	being	granted	where	there	is	harm	to	the	setting	of	a	listed	
building (or to a conservation area).
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14th century.   It is a local landmark, which is still evident in certain views and is part of the experience of 
the church from the graveyard and beyond.  The tower, however, was not designed as a major landmark, as 
it is not located on a strategic routeway, or on a ridge, or on land where it can be seen for long distances.  
Its	architectural	significance	as	a	landmark	is,	therefore,	limited.		The	bell-tower,	with	its	peal	of	6	bells,	had	a	
wide impact over the local area, which has been diminished by the sound of the motorways and the new 
dual carriageway.

3.6	 The	subsequent	phases	of	the	church	were	designed	by	Robert	Roper	(nave	and	porch)	in	1822-
23	in	an	Early	English	Style	and	the	chancel	and	offices,	designed	by	Austin	and	Paley	architects	in	1905-06,	
nationally renowned architects, in a perpendicular style. (https://images.lambethpalacelibrary.org.uk/luna/
servlet/detail/LPLIBLPL~34~34~43580~109017).	

3.7	 Each	subsequent	phase	is	informed	by	the	historic	parts	of	the	standing	remains,	and	is	clearly	
designed in the context of the historic setting and the visibility and status of the building, a conscious and 
thoughtful	design,	influenced	by	the	architectural	styles	of	the	different	periods.			The	building,	therefore,	
has a very high level of intrinsic architectural interest.

Historic Interest
3.8	 In	addition	to	its	intrinsic	historic	interest	manifest	in	the	names	and	initials,	physical	fixtures	and	
fittings,	artefacts	of	different	periods,	re-used	early	fragments	from	the	earlier	church	(or	churches),	the	
building has historic interest as part of the cultural identity of Broughton and is symbolic of its continual 
use for Christian worship from the medieval period.  

Section 66 General duty as respects listed buildings in exercise of planning functions. 
(1) In considering whether to grant planning permission or permission in principle for development 
which affects a listed building or its setting, the local planning authority or, as the case may be, 
the Secretary of State shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses.

3. Church of St. John the Baptist, Church Lane, Broughton - Significance

3.1 The list description for the grade II* listed church provides a descriptive summary of its 
appearance,	fixtures	and	fittings,	but	does	not	provide	an	assessment	of	significance.			

3.2	 The	analysis	of	significance	is	underpinned	by	government	guidance,	which	has	key	triggers,	three	
types	of	values,	identified	in	the	National	Planning	Practice	Guidance	-	Paragraph:	006	Reference	ID:	18a-
006-20190723.			These	are:

• archaeological	interest:	As	defined	in	the	Glossary	to	the	National	Planning	Policy	Framework,	there	
will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human 
activity worthy of expert investigation at some point.

• architectural and artistic interest: These are interests in the design and general aesthetics of a place. 
They can arise from conscious design or fortuitously from the way the heritage asset has evolved. 
More	specifically,	architectural	interest	is	an	interest	in	the	art	or	science	of	the	design,	construction,	
craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in 
other human creative skill, like sculpture.

• historic interest: An interest in past lives and events (including pre-historic). Heritage assets can 
illustrate or be associated with them. Heritage assets with historic interest not only provide a material 
record of our nation’s history, but can also provide meaning for communities derived from their 
collective experience of a place and can symbolise wider values such as faith and cultural identity.

Archaeological Interest
3.3 Given the longevity of the church on this site, with a building recorded here during the medieval 
period, the church itself, the graveyard and an area around the perimeter of the graveyard have the 
potential to yield further information about the history and development of the church, the settlement 
and the population.  The church and its immediate setting have high archaeological interest. 

Architectural and Artistic interest
3.4 The church was designed and built in multiple phases, with the earliest surviving part, the tower, 
dating	from	1533	and	without	a	known	architect.		The	church	now	has	a	footprint	measuring	647m2 
(Church	Heritage	Record	603264)	https://facultyonline.churchofengland.org/CHR/ChurchDetails.
aspx?id=1102#Building

3.5	 An	1823	ground	floor	plan	of	Broughton	Church	refers	to	the	tower	as	‘Steepils’,	which	may	
indicate that a steeple (possibly timber) has since been lost.
(https://images.lambethpalacelibrary.org.uk/luna/servlet/detail/LPLIBLPL~34~34~43590~109018
However,	the	1533	tower	has	a	striking	form	of	stepped	diagonal	(corner)	buttresses,	which	is	a	specific	
type of buttress found on church towers from the mid 13th century and was more prevalent during the 

1. View of the Church of St. John the Baptist from Church Lane.  The nave in the centre, designed by Robert Roper, the 
chancel	and	offices	to	the	left,	designed	by	Austin	and	Paley,	and	the	bell	tower	of	1533.	
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3.14 The manor of Broughton was part of Earl Tostig’s lordship of Preston or Amounderness at 
Domesday	(1086)	but	was	held	by	the	crown	under	Henry	III	who	restored	it	in	1261	to	William	de	
Singleton.  The principal manor of Broughton disappeared from the record in the early 16th century.   In 
later records the ‘manor’ is named as the estate of Broughton Tower, held by a branch of the Singleton 
family.  Apart from the church, the largest local landmark was Broughton Tower, which was probably a peel 
tower	and	was	recorded	as	demolished	ca.	1800,	although	it	was	still	evident	on	the	1818	map.		

4. Cumulative Changes to Setting

4.1 Published guidance on assessing the setting of heritage assets (GPA3 - Historic England) states:
“Cumulative change
Where	the	significance	of	a	heritage	asset	has	been	compromised	in	the	past	by	unsympathetic	
development affecting its setting, to accord with NPPF policies consideration still needs to be 
given	to	whether	additional	change	will	further	detract	from,	or	can	enhance,	the	significance	of	
the asset. Negative change could include severing the last link between an asset and its original 
setting;	positive	change	could	include	the	restoration	of	a	building’s	original	designed	landscape	or	
the	removal	of	structures	impairing	key	views	of	it	(see	also	paragraph	40	for	screening	of	intrusive	
developments).”

4.2 In accordance with the Historic England guidance, the cumulative changes to the setting of the 
church need to be assessed.   These need to be documented so that we can understand how they have 
affected	its	significance.		This	has	been	carried	out	through	a	combination	of	map	regression,	observation	
and documentary research.

4.3 As with most Anglo Saxon and medieval churches, the setting changes over time.   This church is 
no	exception.		It	is	said	that	the	church	was	first	built	in	the	12th	century	as	a	family	chapel	for	the	Lord	of	
the manor.  This might explain its location which is roughly central to the ecclesiastical parish but remote 
from	much	of	the	historic	habitation.				As	a	chapelry,	it	is	common	to	find	a	chapel	slightly	detached	from	
the main part of a settlement and associated with a manor house but identifying the location of the manor 
house here is more problematic.

4.4 At Broughton the settled parts of the parish are dispersed and are primarily clusters of farm 
buildings around farms (e.g. Bridge House Farm, Church Farm, previously known as D’Urton Lane End 
Farm, and Church Hill Farm), with small workers cottages lining routes and small non-domestic buildings, 
such	as	a	smithy,	and	by	the	18th	century	a	few	large	houses,	set	within	their	own	generous	grounds	and	
grand landscaped gardens.  These are spread out along D’Urton Lane, around Broughton Bridge, and along 
Garstang Road.  The crossroads at Four Lane Ends, which is referred to as the centre of Broughton in the 
Neighbourhood	Plan,	was	probably	developed	in	association	with	the	increased	traffic	along	the	main	
arterial	routes,	from	the	17th	century,	and	appears	not	to	be	the	historic	centre	of	the	settlement.			This	is	
a common pattern of development as turnpikes grew in importance and coaching inns became established 
along major published national routeways.

4.5	 The	early	16th	and	17th	century	County	maps	show	the	church	as	an	icon,	and	a	landmark,	but	
there is little information about the road network.  One of the earliest maps showing the road network is 
John	Ogilby’s	Road	map	of	1675,	which	shows	the	principal	cross-country	routes	from	major	towns	and	
cities	and	identifiable	features	and	landmarks	for	the	traveller.			This	clearly	shows	that	the	principal	road	
running north from Preston was the route of the Garstang Road (formerly the route of the A6).  This 
passes the church at Broughton, and the church appears as a landmark on that map, along with Broughton 
Bridge.		At	that	time,	therefore,	in	1675,	the	church	would	have	appeared	as	a	local	landmark	as	it	was	after	
the present tower was constructed in 1533.

3.9	 The	parish	was	created	in	1774	from	a	chapelry	in	Preston	St.	Wilfrid	ancient	parish.			A	chapelry	
is a detached part of a parish church (in this case Preston St. Wilfrid ancient parish), with a chapel-of-ease, 
often served by a priest who was a member of the local monastic community.

3.10	 Broughton:	St.	John	the	Baptist	Church	has	a	peal	of	6	bells,	all	dated	1884,	although	the	bell-frame	
may be earlier
https://facultyonline.churchofengland.org/CHR/ChurchDetails.aspx?id=1102
These	replaced	three	bells	dated	1533,	1632	and	16815. The community was called to worship by the bells.  

3.11 The Victoria County History of 19126	states	that	by	1340,	in	addition	to	the	parish	church	in	
the centre of Preston, the borough had an old leper hospital and one or two minor oratories, as well 
as the chapel at Broughton, serving the wider Borough of Preston.   In the 16th century Preston had 
‘but one parish church’ so the chapel at Broughton may have, therefore, still had a wide reach serving 
the community across the northern part of the borough. In 1562 there was a separate curate serving 
Broughton.

3.12 The Victoria County History stated in 1912:
“The	church	of	ST.	JOHN	BAPTIST	stands	at	the	south	end	of	the	village	on	a	slightly	elevated	site	
to the east of the high road close to the Blundel Brook, which forms the boundary of the graveyard 
on the south side. The site is an ancient one, but the oldest part of the present church is the tower, 
which dates only from the 16th century, the rest being modern. The old building, which was pulled 
down	about	1823,	appears	to	have	been	an	early	16th-century	rebuilding	of	a	14th-century	church,	
fragments of which have been discovered, (fn. 49) and it is probable that at least two churches 
stood on the site previous to the reign of Henry VIII. A plan of the old church as it existed at the 
beginning	of	the	last	century	(fn.	50)	shows	it	to	have	consisted	of	a	chancel	with	a	large	chapel	on	
the north side separated from it by an arcade of two arches, and a smaller south chapel open to the 
chancel by a single arch, nave of four bays with north and south aisles, south porch and west tower.”

“The	tower,	which	is	13	ft.	3	in.	square	inside	and	built	of	gritstone,	has	diagonal	buttresses	of	seven	
stages, a projecting vice in the south-east corner and an embattled parapet with the stumps of angle 
pinnacles.	On	the	string	course	below	the	parapet	on	the	south	side	area	four-leafed	flower	and	
the date 1533, which probably gives the year of the building of the tower, and on the vice the string 
bears the initials B.G. The stages are unmarked externally by string courses, and on the north and 
south sides the walls are quite plain except for the belfry windows, which are of three lights under a 
pointed head without tracery, but with external hood mould.”

“The	chapelry	was	formerly	reputed	to	include	the	three	townships	of	Broughton,	Barton	and	
Haighton.”

3.13 The location of the church supports it being built by the lord of the original manor, but the site of 
the	manor	house	is	not	specifically	known.		There	is	conflicting	information	about	this	as	the	1846	OS	map	
identifies	‘Site	of	Broughton	Hall”	on	land	to	the	north-east,	but	it	is	quite	remote	from	the	church,	and	
appears	to	be	within	part	of	a	field	system,	whilst	the	1829	Hennet	map	names	‘Old	Hall’	to	the	north	of	
the	Rectory.		There	is	no	definitive	location	for	the	site	of	the	original	manor	house.

5 Jackson, G. ‘Broughton Roundabout,’  pp31-32

6	 Volume	7	-	Victoria	County	History	for	the	County	of	Lancaster,	published	1912	(ed.	Wm	Farrer	and	J	Brownhill).
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4.6	 Later	18th	century	maps	(not	reproduced	here)	show	the	same	primary	road	network,	with	
supplementary	minor	roads	running	roughly	east-west.		The	next	detailed	map	is	the	1818	Greenwood	
map of the County of Lancashire (see plate 3).  This is particularly detailed, and it illustrates the church as a 
cross,	rather	than	figuratively,	with	Church	Lane,	a	short	spur	off	the	main	north-south	road	to	Preston.		It	
also noticeably shows the course of the Blundel Brook.  Above Broughton Bridge it has a striking oxbow, 
roughly in the location of the present western part of the large graveyard.    It is noticeable that on later 
maps this oxbow was removed and this section of the brook must have been straightened and canalised, 
probably at the same time that the graveyard was extended.  The road leading from Durton is pronounced 
and it joins the Garstang Road with a cluster of buildings.  There are also sporadic buildings located along 
the length of the north road leading from Church Lane as far as Four Lane Ends.  These probably include 
predecessors to the two large houses, Old Hall (east side) and Bank Hall (west side, which is recorded in 
the 16th century and which also has possible medieval remains).  Notably, there is no sign of the Rectory, 
which	appears	named	for	the	first	time	on	G	Hennet’s	County	map	of	1829	(not	illustrated	here).
 
4.7	 The	1846-1849	first	edition	Ordnance	Survey	map	at	a	scale	of	1:10,560	is	very	informative.		
Church Lane is a clear alignment direct to the church tower.  It shows the graveyard has been extended to 
the west of the church and the brook appears to have been partially culverted as it appears to be named 
on	the	map	as	‘pipe’.		This	map	also	shows	for	the	first	time	the	striking	straight	alignment	of	the	public	
footpath	which	runs	south-east	from	the	church	door	to	D’Urton	Lane.			There	is	also	a	well-defined	
footpath illustrated to the north-east of the church.  This runs straight to the school and Church Lane, 
rather than the current alignment which skirts the south side of the Blundel Brook.  The ‘Parsonage’ is also 
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Carlisle. Plate I. Darleston to Garstang”, John 
Ogilby,	1675

(David Rumsey Map Collection, David 
Rumsey Map Center, Stanford Libraries)

3.				Extract	from	Christopher	Greenwood’s	1818	map	of	Lancashire	(Lancashire	County	Council)

Figure 1 - 1846 Ordnance Survey map of Broughton with superimposed aligned views with the 
church shown (numbered 1 to 4).
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well-defined,	with	a	large	lawn	to	the	south,	a	green	field	to	the	north	of	Church	Lane.		The	church	school	
is	specifically	identified	for	the	first	time	on	the	map	although	it	is	in	a	different	location	from	the	building	
on	the	site	today	which	has	a	datestone	of	1843,	even	though	Broughton-in-Amounderness	school	was	
founded	in	1590,	and	is	located	next	to	the	parish	church.		To	the	west	of	the	Garstang	Road,	New	Bank	
Hall	is	named	and	illustrated	for	the	first	time	(later	Broughton	House).

4.8	 There	are	three	key	local	views	of	the	church,	with	direct	alignments	(numbered	1	to	3),	which	
can	be	related	to	the	1846	OS	map	(see	Figure	1).		The	1846	map,	therefore,	shows	at	a	key	moment	in	
time three direct alignments of views to the church.  These do not appear to be incidental views but rather 
specifically	aligned	on	the	church.		The	route	to	the	north-east	does	not	appear	to	come	from	settlement	
but by comparing it with the ecclesiastical parish map we can see that it serves the north-eastern part of 
the	parish	of	Broughton:	St.	John	the	Baptist,	part	of	the	Deanery	of	Preston,	7.1	square	miles	(2022)	so	
would	have	accommodated	foot	traffic	from	the	parish,	which	has	a	large	eastern	limb	and	a	northern	
limb.   There is a further likely view of the church tower from a location along D’Urton Lane (see view 4).  
These are all illustrated on Figure 1.

4.9	 The	first	large-scale	Ordnance	Survey	maps	reveal	small	changes	to	the	setting	of	the	church,	the	
provision	of	a	school	house	to	the	north,	by	1892,	the	addition	of	a	separate	school	building	to	the	north-
east, by 1932, and the provision of a further school building to the north-east by 1961.

4.10	 The	Victoria	County	History	for	the	County	of	Lancaster	was	published	in	1912	(ed.	Wm	Farrer	
and	J	Brownhill)	and	in	Volume	7	there	is	a	detailed	description	of	the	township	of	Broughton	(pp.117-
124).		It	is	useful	as	it	describes	the	context	and	the	road	network,	prior	to	major	changes	in	the	20th	
century.  The VCH states :

“Blundel	Brook,	running	west,	forms	at	first	the	northern	boundary	of	this	township	and	then	flows	
across it.  On the north bank stand the church and Broughton House.  Most of the area lies to the 
south	of	the	brook;	near	the	centre	was	the	Tower,	with	the	hamlet	of	Sharoe	adjacent,	Durton	
or Urton to the north-east and Fernyhalgh on the eastern boundary.  …… The area measured 
2,367	acres	and	in	1901	there	was	a	population	of	616.	The	surface	is	comparatively	flat,	the	heights	
above	sea	level	ranging	from	100	to	180	ft.
The	principal	road	is	that	going	north	from	Preston;	it	crosses	Blundel	Brook	by	a	bridge,	from	
which	a	road	goers	eastward	to	Haighton,	with	a	branch	turning	south	to	Fulwood;	westward	a	
road goes to Cottam and Lea…….”

4.11	 The	historic	maps	show	that	between	1958	and	1961	a	roundabout	and	major	new	road	
alignment was being built to the south of the church as part of the construction of the M6.  This was the 
primary junction of the A6 and the M6 north of Preston.  The alignment of D’Urton Lane at the junction 
with Garstang Road and within the settlement had also been altered and straightened by this date, 
probably a localised highway improvement.

4.12	 By	1977,	the	M55	had	been	built,	utilising	the	same	roundabout	and	junction	to	connect	with	the	
M6.		This	also	incorporated	a	modification	to	the	application	site,	slicing	off	the	south-west	corner,	with	a	
steep	embankment,	and	encroaching	a	little	further	onto	Church	Farm,	a	modification	which	is	not	shown	
in 1961.

4.13	 The	changes	to	create	the	motorways	split	the	parish	visually	and	created	a	significant	change	
to	the	setting	of	the	church	in	the	form	of	an	audible	change,	with	a	high	level	of	traffic	noise.		As	the	
setting	of	a	church	is	influenced	by	and	experience	of	tranquillity,	it	has	been	affected	by	the	new	road	
infrastructure	from	the	1960s.		The	visual	impact	of	the	M6	is	perhaps	less	distinct,	because	of	the	distance	

4.		Extract	from	the	1892	
Ordnance Survey map 
(1:2500).

D’Urton Lane winds its 
way through the clusters of 
buildings at Church Hill and 
Church Hill Farm.

5.  Extract from the 1961 
Ordnance Survey map 
(1:2500).

D’Urton Lane has been 
straightened through the 
clusters of buildings at 
Church Hill and Church Hill 
Farm.  The M6 junction and 
Broughton Roundabout has 
been constructed.
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from the church (the M6 being 1.2 kilometres from the church).   The visual impact of the M55 is greater, 
being	only	240	metres	from	the	church.		However,	the	motorway	is	not	in	a	direct	line-of-sight	from	a	
key view, which takes in the church, and it is not possible to establish now whether there were any wider 
views of the church which have been truncated by the M55 as the high level of the motorway bridges has 
interrupted views from the south along the A6, as has the motorway bridge over D’Urton Lane.

4.14 There is then no major change until the construction of James Towers Way and the re-routing of 
the	A6	to	by-pass	the	northern	part	of	Broughton,	which	opened	in	2017.		This	was	phased,	so	that	the	
A6	was	initially	widened	(as	seen	in	Google	Streetview	images	dating	from	August	2016)	and	then	the	
junction with James Towers Way was created.  This meant that the farmland associated with Church Farm 
was	spliced	twice,	first	by	taking	a	section	out	for	the	A6	road	widening,	at	which	time	the	farm	buildings	
still remained, and then further removed with the creation of the junction, at which time the farm buildings 
were demolished.   In effect, the gradually sloping site of the farmland was dug away and cut into the slope, 
creating	an	artificial,	re-graded	slope,	which	we	now	see	today	within	the	application	site.

6.		Extract	from	the	1979	
Ordnance Survey map 
(1:2500).

The M55 has been 
constructed with a new 
bridge over the A6 at 
Broughton Roundabout.  
Part of the embankment 
adjoining the application site 
has been re-graded.

7.	Google	Streetview	of	the	A6	in	March	2009.		Church	Farm	is	visible	to	the	right	of	the	A6.		

8.	Google	Streetview	of	the	A6	in	May	2009.		Church	Farm	is	visible	to	the	right	of	the	A6.		
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5. Contribution of Setting to the Significance of the Church – 2022

5.1 The setting of a church can rely to a certain extent on its visibility within a landscape or within 
a settlement and within a community.  It can also relate to the tranquillity of experience, a spiritual 
dimension.  The HE guidance (GPA3) makes it clear that:

“Being	tall	structures,	church	towers	and	spires	are	often	widely	visible	across	land-	and	
townscapes	but,	where	development	does	not	impact	on	the	significance	of	heritage	assets	visible	
in	a	wider	setting	or	where	not	allowing	significance	to	be	appreciated,	they	are	unlikely	to	be	
affected by small-scale development, unless that development competes with them, as tower 
blocks and wind turbines may. Even then, such an impact is more likely to be on the landscape 
values of the tower or spire rather than the heritage values, unless the development impacts on its 
significance,	for	instance	by	impacting	on	a	designed	or	associative	view.”

In practice, this means that we need to carry out two assessments: 
1. Whether, and to what extent, the proposed development might out-compete the church tower 
and the body of the church, and where this might occur, and 
2. Whether the new development impacts on a designed or associative view.

5.2 Where development blocks a strategic view of a church, one which is on a deliberate sightline or 
approach-route for example, or where there is large-scale change, such as the construction of a building or 
structure	which	out-competes	the	church	in	views,	this	would	influence	setting	and	potentially	significance,	
more so if it is the only tall building in the settlement and draws the eye away from the church, as distinct 
from a cluster of tall buildings.

5.3 The following description of the setting of the church takes into account the cumulative changes to 
the setting documented in the preceding section.

5.4 The tree canopy close to the church and to its south, and the agricultural land to the north-east 
provide a setting which is similar to that recorded in historic photographs of the church from the 19th 
century and from the map regression exercise.  This is a tangible link with its past role at the centre of a 
disparate and largely agricultural community. 

5.5	 In	views	from	the	surrounding	immediate	fields	and	footpaths,	it	is	clear	that	the	height	of	the	
tower is similar to the overall height of the tree canopy and does not extend upwards of it at any key 
points.  Its visibility will change dramatically when the trees are not in leaf. 

11.  View from the north-east and public 
Footpath 6-4.  This view can be directly 
related to View 3 illustrated in Figure 1 - 
1846.		It	is	very	clear	from	this	view	that	
the tree canopy is at a similar height to 
the church tower, which severely limits its 
landmark potential to a wider audience.

9.	Google	Streetview	of	the	A6	in	August	2016,	following	the	road	widening	at	the	junction.		Church	Farm	is	visible	to	the	right	of	the	
A6.  

10.	Google	Streetview	of	the	A6	in	July	2017.		Church	Farm	is	no	longer	visible	and	the	road	network	is	now	entirely	dominant.			
There is a new view of the church.



8

12-14.  Sequential linear views of the Church from Church 
Lane, looking east.  These views can be directly related to 
View	1	illustrated	in	Figure	1	-	1846.

15.  Linear view of the Church from the southern footpath.  This 
view	can	be	directly	related	to	View	2	illustrated	in	Figure	1	-	1846.

16.	Google	Streetview	-	View	from	Church	Lane	across	the	graveyard	in	April	2019,	without	leaf	cover.
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5.6 The church lies to the north of the Blundel Brook, which has riparian vegetation along its length 
to both sides of the watercourse.  These, to a certain extent, partially screen views of the church during 
the summer months, so that its tower is the main part which is visible.  However, as this is native riparian 
vegetation rather than formal ornamented planting, the church is more visible during winter months.   The 
majority	of	the	trees	also	lie	outside	the	graveyard.		The	Church	of	England	website	confirms	that	there	are	
currently no Ancient, Veteran or Notable trees connected to this Church.  

5.7	 There	are	a	few	formally	planted	trees	within	the	graveyard	and	a	tree-lined	avenue	of	limes	
along	Church	Lane	frames	views	of	the	church	tower.		The	majority	of	the	trees	do	not	make	a	specific	
contribution to the setting of the church, as they are largely self-set riparian trees, and not designed as 
part of the setting of the graveyard church.  Despite the lack of housing around the church, the size of the 
parish	is	reflected	in	the	large	graveyard,	which	was	extended	during	the	19th	century.		The	graveyard	and	
the extended 19th century graveyard contribute to the setting of the church.

5.8	 A	large	part	of	the	ecclesiastical	parish	is	now	visually	disconnected	from	the	parish	church	and	
village school by the new road network and the M55.   The new A6 / James Towers Way, in combination 
with the M55, has largely severed the historic connection between the old southern part of the parish and 
the church. 

5.9	 The	church	sits	at	around	36	metres	AOD	(the	tower	an	additional	18.5	metres	above	that),	with	
the land rising to 45 metres to the north, where it is still part of the experience of the church.  The higher 
vantage point from Footpath 6-4 provides a clear view of the church and obscured views of the school 
and	playing	fields.	Views	from	the	public	footpath	to	the	north-east	still	preserve	the	sense	of	isolation	and	
landmark qualities of the church, which has a small tower by national standards.

5.10	 As	a	rapid	and	basic	exercise	in	understanding	the	visibility	of	the	church	tower,	before	visiting	the	
site a Google Viewshed was prepared for the church tower, based on a height of 14 metres above ground 
level.  This is not a ZTV or a ZVI but provided a starting point for visiting the local area.  The Viewshed 
provided	a	simplified	understanding	of	where	to	go	to	look	for	the	church	tower.		A	number	of	locations	
were visited where there was potential visibility, but it became clear that the tower is largely obscured by 
the tree canopy and development lining public roads.  The viewshed takes in high-level locations which 
are	some	distance	away,	but	at	over	500	metres	distance	the	tower	is	not	visible	and	this	is	largely	as	a	
result of the intervening high-level road network, the density of development along the edge of the road 
network, and the extensive tree canopy in a well-treed environment.

5.11	 Therefore,	only	the	local	views	of	the	church	and	its	tower	within	500	metres	form	part	of	its	
setting.  Some of these have ancient and strategic origins, as described above, and therefore, have greater 
importance.			Incidental	views	created	by	the	new	road	network	since	2017	have	less	importance	in	terms	
of contributing to the setting of the church and carry less weight, as they are not connected with a long 
timeline	of	Christian	worship	and	appreciating	the	significance	of	the	church	to	the	community.

5.12 Following the Viewshed exercise, two rights of way were visited which were not included in the 
previous heritage assessment or any other reports.  
• The bridleway to the west of Broughton House.   Because of the dense tree canopy around 

Broughton	House	and	the	field	margins,	the	tower	and	the	trees	at	the	application	site	were	not	visible	
(see	plate	18).

• Public	footpath	FP6-4.		From	here	there	are	clear	views	across	the	open	fields	to	the	church,	the	
church tower and there is a clear view towards the application site.  This requires detailed analysis to 
understand the impacts.  The view has been photographed from two viewpoints along the footpath as 
this is a progressive route, with a desire-line to the church (plates 11 and 19).

17.		Simple	Viewshed	of	St.	John	the	Baptist	Church	Tower	based	on	a	14-metre	overall	height	of	the	tower	from	ground	level.	
Publicly accessible locations were then visited to establish if the tower was widely visible.  

18.		View	from	the	bridleway	to	the	west	of	Broughton	House.			Any	views	of	the	church	tower	are	completely	obscured	by	
dense	tree	cover	(photographed	10th	May	2022).
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scene, where its historic context with the school and settlement at D’Urton Lane is still clear.  The 
sounds	of	traffic	and	a	view	of	the	A6	does	affect	the	experience	but	is	limited.		The	shape	of	the	
valley lends itself to the church being the focal point.   The presence of the new Mosque will have 
an effect here, although it does not block the view of the church, or interrupt the silhouette, and it 
is the degree of change and proximity to the church in the view that needs to be assessed.

  
5.15 Other views have also been assessed, although they have arguably less strategic importance.

4. The linear alignment along D’Urton Lane towards the church is clear from the mapping 
evidence, but in practice the alterations to create James Towers Way have affected the church from 
this	approach,	which	is	remote	across	the	traffic.		The	presence	of	the	proposed	Mosque	would	
have no effect in this historic approach view.

5. The alignment of the old A6 is largely preserved and the relationship of the church to 
linear views along the A6 remains in part, certainly from the north, where it can be seen obliquely 
during the winter months.  From this direction, looking south, the new mosque will be visible 
in the distance (see Plate 16).  Views can take in both the old church and the new Mosque in 
the panorama, so there is a contextual relationship.   They are set apart in the linear views from 
the A6 looking south.  The impact on the church will need to be assessed to understand how 
this contextual relationship might affect our appreciation of the church.  Views from the A6 
approaching from the south, however, have been affected from the Broughton Roundabout and 
the new route of James Towers Way.  The alterations have opened up views of the church which 
are	not	evidence	in	the	Google	Streetview	images	from	2009	and	2016.		The	construction	of	

5.13 Other locations which were included in the application submission are views from Garstang Road
• Garstang	Road	–	north	of	Church	Lane	(plate	20)
• Garstang	Road	–	junction	with	James	Towers	Way	(Panorama	3).

5.14	 Views	are	mapped	on	Figure	2	and	described	below.		The	three	key	historic	local	views,	identified	
in	paragraph	4.7,	have	been	each	assessed.			These	are	linear	alignments,	and	could	be	classified	as	designed	
or associative views, in its widest sense because they are not recorded in historic images:

1. A long linear view from the west along the length of Church Lane, focussed on the church 
tower, lined by rows of limes.  The application site is largely outside this experience but during the 
winter months it will be visible obliquely through the trees. 

2. The direct route along the footpath within the graveyard, over the pedestrian footbridge 
to the south is a strong desire line, and a public right-of-way, which remains preserved within the 
later car park layout.  Views looking towards the church are not affected by the proposed Mosque.  
Views looking outwards will take in the new Mosque.

3. Views from the public footpath to the east.  A clear, unambiguous view of the church within 
the	bowl;	looking	from	a	high	level	down	to	the	church	and	part	of	a	sequential	series	of	short-
range	views.		The	tower	is	the	same	height	as	the	tree	canopy,	so	only	the	flagpole	rises	above	the	
canopy.  Given the height of the tower does not project above the native tree canopy, and it is 
settled within a low-lying part of the area, it is not designed as a major landmark, in the sense that 
it was not designed to be seen from a very long distance.  However, there is a tranquillity to the 

19.  View from the Public footpath 6-4.  Glimpse of the church tower and the row of conifers within the application site.  
(photographed	10th	May	2022).	View	3b.

20.		Linear	view	from	Garstang	Road	looking	towards	the	application	site	(photographed	10th	May	2022).
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James	Towers	Way	has	a	significant	change	to	the	context,	the	historic	rural	setting	of	the	church	
being	no	longer	clear.		See	Impact	Assessment	–	Panorama	3.

 
6. Views from within the extensive graveyard.  The application site is part of the wider 
experience, which includes the by-pass.  The sites are intervisible for 6 months of the year.  The 
experience	is	affected	by	traffic	noise.		This	is	disrupted	when	the	wind	conditions	rustle	the	trees,	
but	when	the	air	is	still	the	setting	is	more	noticeably	affected	by	the	constant	drum	of	road	traffic.		
Although the graveyard and the new mosque will be intervisible, this has no impact on designed or 
associative views or the landmark qualities of the church. 

7.	 The	view	from	the	junction	of	Garstang	Road	and	James	Towers	Way	is	a	new	incidental	
view,	which	was	only	created	after	2017.		

6. Impact Assessment

The Application Site
6.1 The application site was assessed in the previous Heritage Statement.  That set out how the site 
evolved, including the demolition of the farm complex at Church Farm.  Google Earth satellite imagery 
records	the	farm	complex	in	2015	(4/22/2015)	and	then	the	farm	complex	was	removed	and	the	site	
had	a	car	park	and	a	large	building	to	the	south	side,	when	the	road	was	under	construction	in	2017	
(6/18/2017),	which	had	been	removed	by	2018	(6/28/2018).

6.2 Map evidence shows key spot heights which record the contours and heights Above Ordnance 
Datum.		The	levels	which	we	now	find	on	the	site	were	altered	as	part	of	the	two	stages	of	development	
of the A6, the initial road widening and then the creation of James Towers Way.  The topographic survey 
reveals	that	the	height	of	the	site	Above	Ordnance	Datum	ranges	from	38	metres	to	the	north-west,	rising	
to 43 metres at the south-east corner.

6.3	 The	1965	OS	map	at	a	scale	of	1:10,560	shows	the	125	feet	contour	line	wrapping	around	the	
western	edge	of	the	site.			In	1973	this	is	shown	in	metres	(38	metres).			The	1977	OS	map	shows	a	
contour	line	at	40	metres	AOD	running	north-east	/	south-west	across	and	dissecting	the	application	site.		
There	is	a	five	metre	difference	between	the	north-west	part	of	the	Church	Farm	site	and	the	middle	of	
the	farm	site.		Current	levels	show	the	site	to	be	truncated	but	substantially	the	same	levels	(rising	from	38	
metres	to	43	metres),	with	some	local	modifications	to	the	access.		The	site	holds	no	historic	or	amenity	
value.		It	is	classified	as	previously	developed	land.	

Intervisibility
6.4 The application site and the church are intervisible from certain places, with a greater visibility 
during the winter months (see plates 21, 22 and 25).   Views from the graveyard and from Church Lane 
across the graveyard take in some of the application site, although this is obscured by vegetation, which 
varies according to the months of the year and leaf cover.

6.5	 One	has	to	be	very	careful	about	giving	any	weight	to	intervisibility.		The	NPPG	states	“Significance	
derives not only from a heritage asset’s physical presence, but also from its setting.”	This	is	qualified	under	
paragraph	018	Reference	ID:	18a-018-20190723	(NPPG),	which	states	“What matters in assessing 
whether	a	proposal	might	cause	harm	is	the	impact	on	the	significance	of	the	heritage	asset.		As	the	
National	Planning	Policy	Framework	makes	clear,	significance	derives	not	only	from	a	heritage	asset’s	
physical presence, but also from its setting.  Proposed development affecting a heritage asset may have 
no	impact	on	its	significance	or	may	enhance	its	significance	and	therefore	cause	no	harm	to	the	heritage	
asset.”

21.		View	of	the	church	from	the	application	site	(photographed	10th	May	2022). 

22.		View	of	the	church	from	the	application	site	(photographed	10th	May	2022). 
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23.		Google	Earth	Pro	Aerial	view	of	the	site	in	April	2015.				This	follows	the	demolition	of	Church	Farm	(the	house)	and	the	
widening of the A6.  The farm buildings are visible to the east of the A6.  24.		Google	Earth	Pro	Aerial	view	of	the	site	on	18th	June	2017.				This	shows	James	Towers	Way	under	construction,	with	a	large	

car park on the application site and a building at the southern edge. 

 
6.6	 Views	out	from	heritage	assets	only	contribute	to	significance	where	they	are	designed	views	or	
have	a	specific	association	connecting	heritage	assets	or	a	heritage	asset	with	a	specific	site.		The	Heritage	
Statement	submitted	with	the	planning	application	stated	“4.23……	These	views	are	not	considered	to	be	
intentionally planned or particularly important outlooks”.  I agree with this.

6.7	 Views	of	the	proposed	development	site	from	the	graveyard,	and	the	church	itself	towards	the	
application site, or directly across the graveyard from Church Lane or from the tower of the church, for 
example,	are	not	important	and	do	not	contribute	to	or	enable	us	to	appreciate	the	significance	of	the	
church,	nor	do	they	enable	us	to	appreciate	the	significance	of	the	church	in	any	other	ways	that	might	be	
related to its values.  The setting in these views is no longer rural and is negative.

6.8	 Where	a	site	has	no	specific	association	or	connection,	in	ownership,	historic	land	use	or	
designed	or	borrowed	views,	it	does	not	relate	to	significance.		An	exception	may	be	where	open	space	
contributes	to	the	significance	of	the	heritage	asset,	if	for	example	the	heritage	asset	was	designed	to	be	
isolated.  Most churches are not designed to be isolated.  Under the legislation and guidance, it is made 
clear	that	it	is	the	contribution	that	setting	makes	to	the	significance	of	the	heritage	asset	which	is	the	
consideration7.		If	a	development	site	makes	no	specific	contribution	to	the	setting	of	a	listed	building,	
then its impact on the setting of the heritage asset will be limited largely to visual effects of development.

7	 “Heritage	assets	may	be	affected	by	direct	physical	change	or	by	change	in	their	setting.	Being	able	to	properly	assess	
the	nature,	extent	and	importance	of	the	significance	of	a	heritage	asset,	and	the	contribution	of	its	setting,	is	very	important	
to	understanding	the	potential	impact	and	acceptability	of	development	proposals”	-	Paragraph:	007	Reference	ID:	18a-007-
20190723	(NPPG)
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25.		Intervisibility	-	view	of	the	application	site	from	the	graveyard	(photographed	10th	May	2022).  See viewpoint 6 - Fig.2

6.12	 The	first	of	these	is	a	view	from	Garstang	Road	(see	Viewpoint	5	Figure	2,	plate	20	and	plate	26	
below	–	and	panorama	2).		This	is	also	illustrated	in	the	Photomontage	(plate	27)	

6.9 The distance between a heritage asset and a development site does not have a material bearing on 
the	effect	on	its	setting.		The	guidance	does	not	discuss	this	specifically	but	does	confirm	that	“The	NPPF	
makes	it	clear	that	the	extent	of	the	setting	of	a	heritage	asset	‘is	not	fixed	and	may	change	as	the	asset	
and	its	surroundings	evolve’.”		The	guidance	goes	on	to	say	that	“it	cannot	be	definitively	and	permanently	
described for all time as a spatially bounded area or as lying within a set distance of a heritage asset. This 
is because the surroundings of a heritage asset will change over time, and because new information on 
heritage assets may alter what might previously have been understood to comprise their setting and the 
values	placed	on	that	setting	and	therefore	the	significance	of	the	heritage	asset.”

6.10	 Highly	distinctive,	pale-coloured	landmarks	can	in	theory	be	visible	from	many	kilometres	around,	
but at over 4 kilometres it is only the most prominent tall spires, structures and tall buildings which are 
clearly	evident,	and	most	will	be	indistinct	to	the	human	eye.		At	very	long	distances,	it	is	difficult	to	argue	
that a development falls within the experience and surroundings of a heritage asset (its setting), unless 
the heritage asset is a major landmark and key strategic views are either blocked by development or its 
silhouette is affected or interrupted (see for example the London View Management Framework).  Where 
there is a single major church or cathedral which affects a skyline, a new tower on that skyline could draw 
the eye away from the church and could affect its setting.   In those circumstances, the effects will need to 
be judged and the relative impact assessed.

Co-visibility
6.11 Conversely, co-visibility is a different consideration.  Where sites are co-visible and a shared 
experience, we can appreciate the relationships better, the scale, massing and any visual impact.   In this 
instance, there are several places where the grade II* listed church will be co-visible with the proposed 
Mosque.  

26.		Co-visibility	-	View	of	the	church	and	the	application	site	from	Garstang	Road	-	Google	Streetview	image	from	April	2019.

27.		Co-visibility	-	View	of	the	church	and	the	application	site	from	Garstang	Road	-	Photomontage.
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Figure 2 - 2022 Ordnance Survey map of Broughton with viewpoints assessed in this Heritage 
Impact Assessment. Nos 1 to 4 are the historic views shown in Figure 1.
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6.13	 The	second	location	is	the	junction	of	Garstang	Road	and	James	Towers	Way	(see	Viewpoint	7	-	
Figure 2 and panorama 3).

6.14 The third location is the public footpath to the north-east of the church (see Viewpoints 3a and 3b 
-	figure	2	and	plate	19	and	panorama	1).		

6.15 In each of these cases where there is co-visibility, we have to carefully assess what the impacts of 
the development are, on the viewer’s experience and on the heritage asset and how they do or do not 
affect	the	setting	of	the	heritage	asset	and	its	significance.		We	also	need	to	quantify	that	level	of	impact.

Visual Impact
6.16 A summary of the impacts follows.  The footprint of the Anglican church, according to the online 
CofE	records,	measures	647	m2	.		This	compares	with	a	footprint	of	the	proposed	Mosque	of	835	m2.		
The	difference	in	height	is	measured	as	an	overall	height	of	the	church	tower	as	18.5	metres	(54.5	metres	
AOD), with a height of the main roof of the church to the ridge line as 46.9m AOD.  This compares 
with a height of 12 metres for the elevations of the mosque (a height of 52 metres AOD).  So, despite 
the difference in ground level between the location of the church at 36 metres AOD and the site of the 
mosque	at	40	metres	AOD,	the	actual	height	of	the	bulk	of	the	mosque	is	2.5	metres	lower	than	the	
church tower.

6.17	 It	is	sizeably	greater	in	area	than	the	Anglican	parish	church	(although	I	have	not	measured	volume)	
and will have a greater impact in views from the current primary road network, including glimpsed views 
from the M55, views from Broughton Roundabout, and certain views from the newly routed A6.  None 
of these are historic views of the church and they do not carry as much weight as strategic, designed or 
historic views.

6.18	 It	is	appropriate	to	design	a	new	religious	building	as	a	landmark,	to	continue	the	British	tradition	of	
designing religious and spiritual buildings as landmarks.  

6.19 The proposed mosque has a different mass from the church as it is not a series of collective 
evolved	phases.		With	its	tall	30-metre	minaret	(70	Metres	AOD),	it	will	be	visible	from	more	locations	
than the church tower.   That is a natural consequence of the height and landmark nature of the minaret.  
As the parish church is one of a handful of buildings in Preston and the wider area which were intended to 
be public buildings, it had a primary role historically. However, unlike the churches in the centre of Preston, 
which had a much greater visual impact, sitting within a townscape where the there was a conscious 
awareness of their individual and collective impact in the townscape, Broughton church was not designed 
as a landmark church, to be visible for many miles around.  It is located off the main north-south routeway, 
its location probably determined by proximity to the principal manor house.  

6.20	 Settlements	which	started	out	with	a	single	parish	church	have	historically	accommodated	further	
church spires or towers without detriment.  An interesting comparison are the two churches of St. Giles 
in	Cheadle,	Staffordshire.		The	parish	church	dating	from	1837-39	sat	on	the	high	ground	above	the	main	
High Street in Cheadle on the site of the early parish church.  It is visible from a few locations within 
the	town	but	is	not	visible	to	a	wider	area	and	was	not	designed	with	this	intention.		In	1841	the	Earl	of	
Shrewsbury	commissioned	AWN	Pugin	to	design	a	Roman	Catholic	Church	–	St.	Giles	Roman	Catholic	
Church	as	a	direct	result	of	the	Catholic	Emancipation	Act	of	1829.		This	was	located	a	few	streets	away	
but was designed to have a very tall tower and steeple and to be a major landmark for many miles around.  
Within the tight site constraints, it was placed to have maximum visibility. It took over, in terms of visibility, 
from the parish church.   It is now the main landmark and many who are unacquainted with Cheadle might 
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buildings will be seen together but not such that a direct comparison can be made, as only small parts of 
both	will	be	visible.		Any	impacts	are	going	to	be	slight	and	cause	negligible	harm	to	the	significance	of	the	
church in this view.

Viewpoint 6 - some degree of intervisibility - no impact on landmark significance.

Viewpoint 7 – James Towers Way
6.25 From the junction of Garstang Road and James Towers Way there is a public view which takes in 
both the church and the application site.  They are seen at either end of a panorama and this is a new view, 
established	since	2017.		As	this	is	a	sweeping	view,	which	crosses	the	main	four-lane	road,	the	effect	of	the	
proposed mosque on the church will be low, in so far as it will be clear that the new building has a larger 
mass	and	larger	presence,	but	is	significantly	detached	from	the	church.		The	views	are	not	on	a	direct	
alignment, so a direct comparison cannot be made. 

Other Views
6.26 Views from the road bridge carrying the M55 over the A6 are glimpsed passing at speed.  The 
church tower, although technically visible, is not a prominent or a major landmark at this distance and 
speed.		It	is	not	a	strategic,	designed	or	associative	view,	so	has	no	impact	on	the	significance	of	the	church.		
From	this	high	level	the	new	minaret	will	be	a	prominent	landmark,	albeit	seen	fleetingly.

6.27	 From	Broughton	Roundabout	approaching	James	Towers	Way,	the	church	tower	is	visible	and	
in	line-of-sight	at	certain	times.		This	is	a	new	view,	created	post	2017.		The	new	mosque	will	be	visible	

assume that as a result of its roots in the High Decorated style favoured by Pugin, that it might be the 
original parish church.   The relationship is accepted.  One does not diminish the other but there is a lack 
of clarity in terms of hierarchy.

Viewpoints

Viewpoint 1 - historic view along Church Lane - no impact
Viewpoint 2 - historic view along the right of way - no impact

Viewpoints 3a and 3b - Historic view from public footpath FP6-4
6.21 The view from the footpath takes in a wide sweeping panorama, with the church clearly visible 
in the centre of the view, as experienced on site.  The historic, detached and isolated relationship of the 
church to the settled part of D’Urton Lane, part of the historic church community, can also be appreciated 
from this viewpoint.  The dual carriageway is off-set to the left of the view.   

6.22 A photomontage of this view, based on a viewpoint selected by the Landscape Architect, has been 
modelled	at	my	request	(see	plate	28),	to	understand	impacts	and	the	level	of	competition	with	the	grade	
II listed church in the view.   The block of the building will cluster with the buildings at D’Urton Lane in this 
view, and is largely indistinct during the summer months, and the church will still appear detached.   The 
main body of the mosque sits lower than the tree canopy in this view (2.5 metres lower than the height of 
the church tower) and the photomontage shows it to be suppressed below the tree canopy.  The mosque 
will	be	filtered	to	a	large	extent	by	existing	trees	which	are	within	the	site	and	within	the	applicant’s	
control.  The minaret will stand above the tree canopy and have greater visibility than the church because 
it breaks the skyline.  The church tower will not be blocked in the view and the silhouette will not be 
interrupted as the proposed mosque is off-set and set apart by the tree cover. 

6.23 The impact overall causes some harm to the setting of the church, as a result of the presence of 
the minaret, but this is moderated by:

• The lower height of the greater part of the mosque than the church tower (2.5 metres difference), 
removing	a	large	potential	element	of	competition;

• The	effect	of	traffic	noise	and	lack	of	tranquillity,	which	affects	the	experience	of	the	view	and	
moderates	the	experience	of	the	historic	setting	of	the	church;

• The	distance	between	the	structures	which	moderates	the	impact	on	the	church;
• The	effects	of	distance	from	the	viewer	–	the	relative	scale	of	the	new	building,	being	further	from	the	

viewer	than	the	church,	presents	a	modest	scale	building,	moderating	the	impact;
• The	effects	of	the	dense	tree	canopy	ameliorating	the	development	and	moderating	the	impact;
• The slender proprtions of the minaret.  The minaret will be visible and will rise above the tree canopy, 

unlike the church tower, but it is detached, distinct and linear and could not be confused with a 
Christian	spire,	so	there	is	no	direct	competition	from	a	small	and	distinct	landmark;	it	is	certainly	not	
over-bearing.

 
Viewpoint 4 - historic view along D’Urton Lane - no impact

Viewpoint 5 – Garstang Road
6.24	 The	photomontage	provided	shows	that	the	minaret	and	the	flank	of	the	Brick	Veil	will	be	
prominent and visible in the distance as they sit close to the line of the A6.  In terms of strategic 
importance, this is not a principal view of the Anglican church and is not a designed view.  The church 
tower would be visible during winter months obliquely and would be glimpsed on passing.  The two 

28.		Photomontage	-	View	of	the	church	and	the	application	site	from	the	public	footpath	to	the	north-east	(FP).
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7.2	 The	National	Planning	Policy	Framework	(July	2021)	enables	applications	for	development	to	be	
considered in the round and for any harm to the setting of a listed building to be evaluated against any 
public	benefits.		Harm	is	considered	to	be	either	‘substantial’	(under	paragraphs	200	and	201	of	the	NPPF)	
or	‘less	than	substantial’	under	para.	202	of	the	NPPF.			Substantial	harm	to	a	grade	II*	listed	building	should	
be wholly exceptional.  Less than substantial harm does not equate to a less than substantial objection.  It is 
the degree of harm, rather than the scale of development which needs to be the test.

7.3	 Paragraph	199	of	the	NPPF	makes	it	clear	that:
“199.	When	considering	the	impact	of	a	proposed	development	on	the	significance	of	a	designated	
heritage asset, great weight should be given to the asset’s conservation (and the more important 
the asset, the greater the weight should be). This is irrespective of whether any potential harm 
amounts	to	substantial	harm,	total	loss	or	less	than	substantial	harm	to	its	significance.”

7.4	 As	the	church	is	listed	grade	II*	and	this	falls	within	only	7	%	of	the	total	stock	of	listed	buildings	in	
England, this is a high test and the weight given to the level of harm is going to be materially different from 
a grade II listed building.

7.5	 In	section	5.1	I	set	out	that	the	specific	task	for	the	impact	assessment	was	to	determine:
1.  Whether, and to what extent, the proposed development might out-compete the church tower 
and the body of the church, and where this might occur, and 
2.  Whether the new development impacts on a designed or associative view.

Summary of Setting
7.6	 The	elements	of	setting	which	contribute	to	significance	are:		

• 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	(e.g.	
the extensive graveyard) and its isolated relationship with the dispersed settlement, which once had a 
rural character.

7.7	 In	the	linear	views,	and	there	are	four	of	them,	the	architectural	and	historical	significance	of	the	
church can be clearly understood and appreciated, as it is the focal point of the view and is the purpose 
of	the	pathway.			Wider	views	within	500	metres	also	include	those	from	nearby	fields	which	do	not	have	
public access and other private land.  These are included because the setting of a listed building is not 
limited to publicly accessible spaces9.

7.8	 Other	views,	which	are	incidental	or	recently	created	include	views	from	Garstang	Road	(created	
as	a	result	of	the	increased	traffic	along	the	main	north	road	from	the	17th	century	or	earlier),	views	from	
Broughton	Roundabout	(post	1958),	the	M55	and	the	M55	slip	road	(post	1977),	and	views	from	James	
Towers	Way	(post	2017).		These	do	not	contribute	to	the	significance	of	the	church.		They	are	part	of	the	
surroundings	in	which	the	church	is	experienced	but	our	ability	to	appreciate	the	significance	of	the	church	
from these locations is limited by the transport infrastructure and multi-level urbanisation.  

9	 “Because	the	contribution	of	setting	to	significance	does	not	depend	on	public	rights	or	ability	to	access	it,	significance	
is	not	dependent	on	numbers	of	people	visiting	it;	this	would	downplay	such	qualitative	issues	as	the	importance	of	quiet	and	
tranquillity as an attribute of setting, constraints on access such as remoteness or challenging terrain, and the importance of the 
setting	to	a	local	community	who	may	be	few	in	number.	“		(Historic	England	GPA3	–	The	Setting	of	Heritage	Assets,	December	
2017)

immediately to the right of the view and will be the most prominent building, although not in line-of-sight.  
This view has been modelled in a Photomontage.  From this direction the new Mosque will dominate the 
view. 

6.28	 Travelling	south	along	James	Towers	Way	from	the	junction	with	the	B5269,	as	the	road	descends	
the hill, intermittent views from the A6 of the church tower are glimpsed at speed.  Approaching the 
roundabout and the junction with D’Urton Lane, views of the church tower and the mosque will be 
visible from the new road network, possibly at the same time as the church, at certain points.   There is no 
pedestrian footpath along this part of the by-pass, so any impacts are going to be at speed and glimpsed. 
These	views	not	strategic,	designed	or	associative	views,	so	have	no	impact	on	the	significance	of	the	
church and can only reasonably be considered as a subliminal impacts and part of the dynamic experience 
(see communal impact below).

Collective / Communal Impact
6.29	 The	Heritage	Statement	submitted	with	the	planning	application	stated:	“4.24…..some	wider	
consideration also must be given to the impact of the development on the wider human experience of 
the locale, the primacy of the Church and our appreciation of the historic development of this part of 
Preston……… the proposed building will impart a notable impact, albeit on this occasion through the 
arrival [of] a striking new building.” 

6.30	 The	Heritage	Statement	concludes	“4.26	…..	the	way	the	new	building	re-asserts	architectural	
quality in the locale……… This caution stems largely from the massing of the new building and how this 
could be considered as a challenge to the historic status of the Church. This impact would be evident in 
the dynamic experience of moving about the place………From some perspectives, this could result in a 
harmful impact on the [church’s] historic interest and communal heritage value, which in turn could erode 
an	intangible	aspect	of	the	building’s	heritage	significance.”

6.31 This impact is almost impossible to quantify as it is very subjective, part subliminal and part kinetic 
and	does	not	relate	to	specific	viewpoints.		However,	it	is	accepted	that	the	setting	of	a	heritage	asset	is	
related	to	its	surroundings	(NPPG	glossary)	and	how	they	are	experienced	holistically,	not	just	from	fixed	
views.   It affects a communal heritage value based on longevity of Christian worship.  There are, however, 
many	other	religious	buildings	in	the	locale,	which	reflects	the	fact	that	the	UK	is	a	multi-denominational	
and multi-faith society.  I have set out a long list of the churches and religous buildings that exist in the 
same geographical area which was originally covered by just Broughton Church and the principal parish 
church	in	the	centre	of	Preston	(see	footnote	10).		Because	the	primacy	of	the	church	has	changed	
so	much	in	the	last	300	years,	I	do	not	give	this	the	same	weight	that	the	previous	Heritage	Statement	
appeared to do. 

7. Conclusions

Legislation and Policy
7.1	 Under	the	1990	Act8, there is presumption to preserve the setting of a listed building.   It is 
understood under planning policy guidance and case law that this is where setting contributes to its 
significance	and	where	preserve	means	to	not	cause	any	harm.		It	is	also	understood	under	planning	policy	
guidance that some aspects of the setting of a listed building may be neutral or negative.

8	 Planning	(Listed	Buildings	and	Conservation	Areas)	Act	1990
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Impact of the Proposed Development
7.9	 Having	reviewed	the	different	aspects	of	significance	of	the	Church	of	St.	John	the	Baptist,	it	is	
clear	that	the	architectural	and	historic	significance	of	the	building	has	the	potential	to	be	affected	by	
development within its setting on the application site, where it is seen in conjunction with the principal 
linear views and where the church can be appreciated within its rural setting.

7.10	 In	the	incidental	views	from	the	20th	century	road	network	(not	designed,	linear	or	intended	
views), new development has the potential to affect the setting of the church in an indirect way.  These 
relate to the historic primacy of the church in the immediate area, its historic role providing worship to 
a Christian community within the borough, supplementing that of the principal church in the centre of 
Preston.  To this must also be added the factor that as time has gone on, a very large number of churches 
and religious buildings have been built or adapted to new ecumenical or Muslim uses within Preston and 
its	immediate	area,	so	its	historic	primacy	is	now	significantly	reduced10.  

10 These include:
• St.	Mary	Magdalen’s	Church,	Ribbleton	(C	of	E)	–	(no	date	–	C19)
• Ashton	Methodist	Church,	Wellington	Road,	Preston	–	(no	date	–	C19)
• St.	George	The	Martyr,	George’s	Road,	Preston	–	1725	(Anglican	High	Church)
• Church	of	St.	Wilfrid,	Chapel	Street,	Preston	–	1793	(Roman	Catholic)
• St.	Mary’s	Catholic	Church,	Fulwood,	Fernyhalgh	–	1794
• Central	Methodist	Church,	Lune	Street,	Preston	–	1817
• Church	of	St.	Peter,	Fylde	Road,	Preston	–	1822	(arts	centre)
• Former	Church	of	St.	Paul,	St.	Paul’s	Square	–	1823
• Catholic Syro Malabar Eparchy of Great Britain (St Alphonsa Cathedral, formerly St. Ignatius Church), St. Ignatius Square, 

Preston	–	(1833)
• Church	of	St.	Mary,	St.	Mary’s	Street,	Preston	–	1836
• Church	of	St.	Andrew,	Blackpool	Road,	Ashton-on-Ribble	-	1836
• City	Mosque	(formerly	North	Road	Pentecostal	Church),	North	Road,	Preston	-	1838
• All	Saints	Church,	Elizabeth	Street,	Preston	-	1846
• Shrine	Church	of	St.	Walburg’s	(Roman	Catholic),	Weston	Street	–	1850
• Preston	Minster,	(formerly	Minster	Church	of	St.	John	the	Evangelist)	-	1855
• Church	of	St	Luke,	St.	Luke’s	Place	–	1858
• Church	of	St.	John	the	Divine,	Church	Street,	Preston	–	1853
• Christ	Church	(C	of	E),	Victoria	Road,	Fulwood	–	1854
• Fishergate	Baptist	Church	-	1858
• St.	Marks	Church	(closed),	St.	Marks’	Road,	Preston	-	1862
• Abrar	Academy,	Garstang	Road,	(Formerly	Moor	Park	Methodist	Church)	-	1862
• English	Martyrs	Roman	Church,	Garstang	Road	–	1863
• Emmanuel	C	of	E	Church,	Brook	Street,	Preston	–	1870
• St.	Joseph’s	Church,	Skeffington	Road,	Preston	–	1873	(RC)
• St	Matthew	C	of	E	Church,	New	Hall	Lane,	Preston	–	1881
• St.	Michael	and	All	Angels,	Egerton	Road,	Aston-on-Ribble	–	1908
• Our	Lady	and	St.	Edward	RC	Church,	Marlborough	Drive,	Fulwood	–	(C20)
• City Church, St. Thomas Centre, Preston
• Crossgate Church, St. Mary’s Street North, Preston
• Sacred Heart Catholic Church, Garstang Road, Preston

• Masjid-e-Noor - Gujarati Sunni Muslim Society, Noor Street, Preston
• Madina Mosque, William Henry Street, Preston
• Raza Mosque, St. Paul’s Road, Preston
• Masjid-e-Salaam Preston, Watling Street Road, Preston
• Jamea Masjid (Preston Central Mosque), Clarendon Street, Preston
• Quwwat Islam Mosque, Peel Hall Street, Preston

7.11	 To	this,	we	also	have	to	consider	negative	impacts	and	cumulative	impacts	from	changes	to	the	
setting of the church.  These include: 
• the	construction	of	the	M6	roundabout	–	Broughton	Roundabout
• the	construction	of	the	M55	–	high-level	road,	bridge	and	embankments
• the	construction	of	James	Towers	Way	–	four-lane	carriageway	and	by-pass	of	Broughton	Four	Lane	

Ends.
• The	traffic	noise	and	congestion	around	all	of	these	roads	–	loss	of	tranquillity
• The urbanisation of the area from the creation of car parking serving the church on the south side of 

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

7.12	 These	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.

7.13	 The	effect	of	development	of	a	Mosque	will	be	to	see	this	largely	in	the	context	of	the	later	post	
1950	alterations	to	the	road	infrastructure.		The	application	site	has	been	created	out	of	the	piecemeal	
acquisition of farmland for highway works, the demolition of historic buildings, and the creation of graded 
banks	and	highway	embankments,	which	have	an	artificial	character.		The	land	was	also	developed	recently	
as	parking	with	a	large	building	for	the	construction	traffic	and	ancillary	facilities.		It	is,	therefore,	previously	
developed land. 

7.14	 The	sites	of	the	proposed	mosque	and	the	site	of	the	church	are	in	part	intervisible	at	certain	
times	of	the	year.		This	has	no	material	effect	on	the	setting	(and	significance)	of	the	grade	II*	listed	church.		
These	exchanges	of	view	do	not	contribute	to	or	enable	us	to	appreciate	the	significance	of	the	church	in	
any way that might be related to its values.

7.15	 Three	of	the	four	historic	designed	or	directly	aligned	views	of	the	church	are	preserved	along	
Church Lane, D’Urton Road, and the public footpath to the south of the church.  These views remain 
unaffected by the proposed development. 

7.16	 Where	there	is	co-visibility,	impacts	of	the	development	have	been	carefully	assessed	on	the	
viewer’s experience and on the heritage asset.   The third aligned view from the public footpath to the 
north-east is concluded to be a designed or associative view.  It will incorporate a view of the proposed 
mosque and there is co-visibility.  The impact of the proposed mosque on this view has been assessed to 
be low.  A photomontage has been prepared to assess the likely visibility of the mosque.  The mosque 
will	be	less	identifiable	within	this	view,	as	there	is	considerable	screening	from	deciduous	trees,	and	the	
minaret	will	be	the	dominant	landmark.			The	two	buildings	are	sufficiently	detached	in	the	view	to	be	
clear and distinct, with a considerable tree-lined canopy separating the two structures.  The minaret of the 
mosque will break the skyline, so will become a more distinct landmark.   However, it is slim and of visual 
appeal, so is not visually jarring.  It also does not have movement (like a wind turbine).  It will become 
a landmark in its own right.  The larger mass of the mosque building is not evident in this view and the 
church has a distinct presence, as both the tower and the nave and its roof can be clearly seen. 

7.17	 The	major	road,	Garstang	Road,	was	a	long-established	historic	routeway	of	strategic	importance.		
However, the church was not built on the routeway and its physical relationship was determined by being 
built as a chapelry for the manor of Broughton, not its presence on a major road.  Views of the church 
from Garstang Road include an isolated view from the north where the Anglican church and the proposed 
mosque will be seen together.   The mosque is detached and lies in the distance at the end of the vista, 
as it sits close to the route of the A6.  The church lies obliquely in the foreground to the left of the view, 
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detached from the old A6.  In this view the mosque does not out-compete the church and its full impact 
is not visible all at once.  The distance between the church and the mosque in this view means that any 
impact on the setting of the church is slight at worst.

7.18	 Views	of	the	church	from	the	new	primary	road	network	are	recent	introductions	and	make	no	
specific	contribution	to	the	significance	of	the	church.		Shared	views	from	James	Towers	Way	and	the	
junction of the Garstang Road and James Towers Way are very broad and both buildings are set apart by 
the roads so that they are experienced obliquely and at either end of the panorama.  There are no impacts 
on the silhouette of the church tower and no interruption to the church tower. 

7.19	 Looking	at	historic	relationships	and	places	where	the	setting	of	the	church	could	be	affected	
by the proposed mosque, these are very limited.   Given that the tower is not widely visible in the 
landscape, its setting is relatively constrained.  Only one historic view of the grade II* listed church will 
be	affected	directly	by	the	proposed	development.			Elsewhere,	new	views	have	opened	up	since	2017	
which incorporate both the church and the proposed mosque.  These are adversely affected by the 
development	of	the	M55	and	the	by-pass,	the	sound	and	speed	of	traffic,	the	visual	and	physical	severing	
of the relationship between the church and the parish to the south.  Cumulative changes to the setting 
have adversely affect the setting of the church so that the land of the application site is seen in the context 
of	the	post	1950	landscape,	which	has	affected	the	setting	of	the	church	in	a	negative	way.		Shared	views	
are	disparate	and	disjointed	by	the	road	network	and	hold	no	specific	value.		The	level	of	harm	from	
development on the application site relative to the views from James Towers Way can only be described as 
negligible.

7.20	 Taking	into	account	the	impacts	of	the	proposed	development	in	all	the	views	assessed,	the	
cumulatively harmful changes to the setting of the grade II* listed church over time, and how the church is 
experienced in its surroundings now, the impact is judged to have low harm to heritage values.  

7.21	 Under	the	Historic	England	Setting	Assessment	guidance,	Step	4,	we	need	to	‘explore	ways	
to maximise enhancement and avoid or minimise harm’.  This is similar to assessing opportunities for 
mitigation.  Having reviewed the scheme and its impact, we consider that the screening the effect of the 
planting within the application site could be controlled by planning condition, if necessary supplementing 
the planting or controlling the species on the north and north-east sides of the site, as seen from Footpath 
6-4 and the views from James Towers Way in approaching from the north. 

7.22	 Under	paragraph	202	of	the	NPPF,	the	‘less	than	substantial’	harm	on	a	sliding	scale	of	harm	is	at	
the	lower	end.		In	that	case,	the	public	benefits	need	to	be	weighed.	
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PANORAMA 1 VIEW FROM FOOTPATH  6-4 FP4
VIEWPOINT 3a 

DATA

Photograph	taken:	10th	May	2022
Weather conditions: good visibility
Time: 12.41
Camera:	Canon	EOS	5D	Mark	II	and	lens	-	Canon	EF	50mm	f/1.4	USM
Grid	ref.	353049,	434714
Proximity:	500+	metres	to	the	development,		350	metres	to	the	church

site of mosque
Church tower 

St. John the Baptist
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PANORAMA 2 VIEW FROM GARSTANG ROAD
VIEWPOINT 5

DATA

Photograph	taken:	10th	May	2022
Weather conditions: good visibility
Time:	15.00
Camera:	Canon	EOS	5D	Mark	II	and	lens	-	Canon	EF	50mm	f/1.4	USM
Grid	ref.	352756,	434340
Proximity:	250	metres	to	the	application	site,		144	metres	to	the	church

Church tower 
St. John the Baptist

site of mosque
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PANORAMA 3 VIEW FROM GARSTANG ROAD AND JAMES TOWERS WAY
VIEWPOINT 7

DATA

Photograph	taken:	10th	May	2022
Time: 14.52
Weather conditions: good visibility
Camera:	Canon	EOS	5D	Mark	II	and	lens	-	Canon	EF	50mm	f/1.4	USM
Grid	ref.	352859,	434203
Proximity:  55 metres to the application site,  162 metres to the church
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rights	reserved.	Licence	number	1000022432
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