
 
 

PRESTON CITY COUNCIL 

 

 

 

TOWN AND COUNTRY PLANNING ACT 1990 

 

SUMMARY PROOF OF EVIDENCE 

OF 

LAURA HOLDEN MPLAN 

SENIOR PLANNING OFFICER  

(DEVELOPMENT MANAGEMENT) 

 

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

 

Application Proposal: 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)  

 

Planning Inspectorate Ref: APP/N2345/V/22/3296374  

 

Preston City Council Ref: 06/2021/0431 



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

1 
 

1. INTRODUCTION 

1.1. I am Laura Holden, and I am employed as a Senior Planning Officer in 

Development Management at Preston City Council. I have a little over 5 years’ 

experience of Development Management work at three local planning 

authorities across the north of England. 

1.2. I hold a Master of Planning degree which is accredited by both the Royal Town 

Planning Institute (RTPI) and the Royal Institution of Chartered Surveyors 

(RICS). I am a Licentiate member of the RTPI.  

1.3. The Proof of Evidence I have prepared is concerned with the principle of 

developing the site, design, heritage, highway safety and the material 

considerations which outweigh the conflict with the development plan. 

2. BACKGROUND 

1.4. This Proof of Evidence is submitted on behalf of Preston City Council in 

connection with the outline application for appearance, layout, scale and 

access from D’Urton Lane for 1no. place of worship and associated parking 

facilities (all other matters reserved) which has been called-in for determination 

by the Secretary of State.  

3. THE DEVELOPMENT PLAN 

1.5. In relation to the matters covered in this Proof of Evidence the relevant 

development plan policies for the determination of this application are: 

• CS Policy 1 – Location Growth 

• CS Policy 16 – Heritage Assets  
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• CS Policy 17 – Design of New Buildings 

• CS Policy 21 – Landscape Character Areas 

• CS Policy 25 – Community Facilities 

• LP Policy EN1 – Development in the Open Countryside 

• LP Policy EN8 – Development and Heritage Assets 

• LP Policy EN9 – Design of New Development 

• BNDP Policy NE2 – Visual Impact of New Development 

• BNDP Policy HE1 – New developments close to Heritage Assets 

1.6. In addition to the above there are other policies that are relevant for the 

determination of the application as a whole, however, these are considered to 

be the most important policies for determining the application.  

4. The Planning Case 

1.7. The main issues of this application are as set out in Inspector’s Post 

Conference Note: 

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; 

d) The design quality of the proposed development; 
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e) The effect on the character and appearance of the area, including the 

countryside and Broughton village; 

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

as drainage and other considerations. 

1.8.  a) The extent to which the proposed development is consistent with the 

development plan for the area; 

1.8.1. The appeal site is designated as open countryside. The principle of the 

proposed development for the outline application for a place of worship in 

the open countryside would be contrary to CS Policy 1 and LP Policy EN1. 

1.9. b) The effect on the significance of designated heritage assets; 

1.9.1. The proposed development would result in a negligible level of harm to 

the setting of the Grade II* Church of St John the Baptist. The level of harm 

is therefore, less than substantial.  

1.9.2. There will be no harm to the setting of any of the other listed buildings 

associated with the Church, including Broughton C of E Primary School 

(Grade II), and the Church Cottage Museum (Grade II). 

1.9.3. As required by Paragraph 202 of the NPPF, less than substantial harm 

should be weighed against the public benefits of the proposal, and that in 

accordance with Paragraph 199 of the NPPF great weight should be given 

to the asset’s conservation.  

1.9.4. In considering the potential harm to the setting of the listed buildings and 

having special regard to the duty imposed by Section 66(1) of the Planning 
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(Listed Building and Conservation Area) Act 1990 to the desirability of 

preserving listed building and its setting, the public benefits, including 

design, need, social and environmental, would outweigh the negligible 

level of harm caused to the significance of the Grade II* Church of St John 

the Baptist. 

1.10. c) The effect on highway safety; 

1.10.1. The County Council’s Highway Engineer and National Highways 

has raised no objection to the proposal. 

1.10.2. The traffic generated by the proposed development could be 

accommodated on the local and strategic highway network without an 

unacceptable impact. 

1.10.3. The impact of the expected Friday afternoon peak use of the 

proposed development upon the car park could be satisfactorily addressed 

by conditions and mitigation and management set out in the Section 106 

obligation.  

1.10.4. The improvements to the Guild Wheel Cycle route are a benefit 

of the proposed development and has been given limited weight in the 

planning balance.  

1.11. d) The design quality of the proposed development; 

1.11.1. The award-winning design is considered to be innovative and 

sustainable and would provide a landmark building at a strategic entrance 

to Preston.  
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1.11.2. The proposal reflects the government guidance contained in the 

National Design Guide (2021). 

1.11.3. It is considered the design of the building would be a benefit to 

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

application, in accordance with Paragraph 134 of the NPPF. 

1.12. e) The effect on the character and appearance of the area; 

1.12.1. The application site is not intrinsically linked to the wider open 

countryside due to the strategic road infrastructure surrounding the site. In 

addition, the application site and Broughton village are separated by an 

area of open countryside and strategic road infrastructure.  

1.12.2. It is therefore, considered the application site does not make a 

positive contribution to the landscape character and the proposal would 

not have an adverse impact on the character of the area, including the 

open countryside and Broughton village.  

1.13. f) Planning balance, including need and benefits of the scheme as 

well as drainage and other considerations 

1.13.1. Need and Social Benefit: It is considered the applicant has 

demonstrated there is a local community need for a place of worship in this 

location, which is in compliance with national and local policy. This is given 

moderate weight in the planning balance. 

1.13.2. Environmental Benefits: The building has been designed to 

encourage high levels of sustainability and mitigate and adapt to climate 
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change. The proposal complies with paragraph 134 and the environmental 

objective of the NPPF and should be given significant weight in favour of 

the application in the planning balance. 

1.13.3. Economic Benefits: There will be short term economic benefits to 

the scheme through job creation throughout the construction phase. This 

benefit has been given moderate weight in the planning balance.  

1.13.4. Drainage: United Utilities and the Lead Local Flood Authority 

have not objected in principle subject to a number of conditions. Subject 

to these conditions the proposed development would not have an 

unacceptable impact on drainage.  

1.13.5. Other Issues: Matters relating to ground contamination and 

ecology can be addressed by way of planning conditions. There have been 

no objections received from statutory consultees in relation to these 

technical matters, including waste management. 

5. Conclusion 

1.14. Section 38(6) Planning and Compulsory Purchase Act 2004 provides, 

applications must be determined in accordance with the development plan 

unless material considerations indicate otherwise. The development plan for 

Preston as a whole is up to date and consistent with the NPPF. The proposal 

is not consistent with the Council’s hierarchy for locating development and 

therefore is in conflict with CS Policy 1. The proposal is contrary to LP Policy 

EN1 as it would involve development in the ‘Open Countryside’ that would not 

fall within the permissible development categories listed within this policy. 
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1.15. The Council’s Planning Committee accepted that the proposed 

development would provide an accumulation of benefits, thereby achieving 

some of the three overarching objectives of sustainable development 

(Paragraph 8 of the Framework) and that the benefits, which were given either 

significant, moderate or limited weight, together outweigh the conflict with the 

adopted Development Plan and tip the planning balance in favour of approving 

the proposed development. Therefore, in accordance with Section 38(6) of the 

Planning and Compulsory Purchase Act 2004, the Planning Committee 

resolved to grant planning permission for the proposal.  

1.16. It is my professional opinion that the Planning Committee’s 

determination was correct, and that the application should be approved. 

 


