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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 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 is made in support of the resolution of the Council’s 

Planning Committee to grant planning permission for the proposal.  I shall 

consider the relevant polices of the development plan and the material 

considerations which are considered to outweigh the conflict with the 

development plan and support the grant of planning permission. 

Statement of Truth 

1.4. The content contained within this proof is true to the best of my knowledge. In 

submitting this proof, I confirm that I have complied with my professional 

requirements as set out in the Royal Town Planning Institute Code of 

Professional Conduct, which require me to act with competence, honesty, and 

integrity, and exercising independent professional judgement at all times. 
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2. BACKGROUND 

2.1. 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.  

2.2. The description of the site and the proposal have been described in the Local 

Planning Authority’s Committee Report (CD E1), and Statement of Case (CD 

B12) and is not repeated here.  
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3. THE DEVELOPMENT PLAN 

3.1. There is a statutory requirement that all planning applications should be 

determined in accordance with the Development Plan unless material 

considerations indicate otherwise. This is reiterated in paragraphs 2 and 12 of 

the National Planning Policy Framework (NPPF). Paragraph 12 emphasises 

that the NPPF “…does not change the statutory status of the development 

plan as the starting point for decision making.” 

3.2. The Development Plan for Preston consists of: 

• The Central Lancashire Core Strategy, adopted July 2012; 

• The Preston Local Plan 2012-26 (Site Allocations and Development 

Management Policies DPD), adopted July 2015; 

• The Preston City Centre Area Action Plan, adopted June 2016; 

• The Broughton Neighbourhood Development Plan, adopted 2018. 

These have been found at examination to be in conformity with the NPPF. 

3.3. 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  

• CS Policy 17 – Design of New Buildings 

• CS Policy 21 – Landscape Character Areas 
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• 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 

3.4. 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.  
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4. THE PLANNING CASE 

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

Conference Note (CD F4): 

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; 

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. 

 

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

development plan for the area; 

4.2.1. CS Policy 1 and the Framework support a hierarchical approach to 

locating development in main urban areas. CS Policy 1 requires growth 

and investment to be focused on well-located brownfield sites, identified 

Strategic Locations, Key Service Centres and the other main urban areas, 

whilst protecting the character of suburban and rural areas. The policy 

provides a hierarchical sequence for locating development which puts 
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other places, including smaller villages, substantially built-up frontages 

and Major Developed Sites, at the bottom of the hierarchy. 

4.2.2. The application site comprises of an area of vacant grassland located at 

the western end of D’Urton Lane, within the open countryside. Given the 

location of the site within the open countryside, the proposal must be 

considered against criterion (f) of CS Policy 1 which requires development 

to be typically small scale, limited to appropriate infilling, conversion of 

buildings and proposals to meet local need.  

4.2.3. There is no definition of small scale in the Core Strategy. However, as 

the proposed development is categorised as a major development as per 

the Town and Country Planning Development Management Procedure 

Order 2015 (as amended), and due to the size and scale of the proposed 

building plus the number of visitors it would attract and the range of 

facilities it offers, I do not consider it to be small scale. 

4.2.4. Whilst the proposed development would meet a local need, the proposal 

is not small scale, it would not constitute appropriate infilling, nor the 

conversion of buildings and would not constitute a redevelopment scheme 

as the site is not previously developed. Therefore, on balance the 

proposed development does not comply with CS Policy 1 (f). The applicant 

also agrees the proposal does not comply with CS Policy 1 (f). 

4.2.5. As detailed above, the appeal site is designated as open countryside 

and LP Policy EN1 relates to the open countryside designation. This policy 

seeks to protect areas of open countryside from unacceptable 

development, stating that, other than that permissible under Policies HS4 
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(rural exception affordable housing) and HS5 (rural workers’ dwellings in 

the open countryside), development (in the open countryside) will be 

limited to: a) that needed for purposes of agriculture or forestry or other 

uses appropriate to a rural area including uses which help to diversity the 

rural economy; b) the reuse or re habitation of existing buildings; c) infilling 

within groups of buildings in smaller rural settlements.  

4.2.6. When assessing the appeal proposal against LP Policy EN1, the 

proposed development is not needed for agriculture or forestry (criterion 

a), would not result in the re-use or re-habitation of existing buildings 

(criterion b), is not considered to be an infill within a group of buildings and 

is not within the settlement boundary of a smaller rural settlement (criterion 

c). As such the proposal does not fall within any of the permissible 

development categories listed in LP Policy EN1. The proposal would 

therefore be contrary to LP Policy EN1. 

4.2.7. In view of all of the above, I consider that the principle of the proposed 

development for the outline application for a place of worship would be 

contrary to CS Policy 1 and LP Policy EN1. This has been agreed by the 

Council, the applicant and the Rule 6 party within the Statement of 

Common Ground and their Statements of Case. 

4.3. 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: 

4.3.1. To the north of the site, beyond the dual carriageway of the newly formed 

Broughton bypass (opened in October 2018), lies the Parish Church of St 
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John the Baptist (Grade II*) with graveyard to the west. The church, which 

has C16th and C19th elements, sits at the eastern end of Church Lane 

and the graveyard lies south of the lane. North of the church there is 

Broughton C of E Primary School (Grade II), which dates from the mid 

C19th, east of which is the Church Cottage Museum (Grade II), a former 

C18th dwelling.  

4.3.2. These listed buildings form a cluster of designated heritage assets, 

which lie approximately 150m (at the closest point) north of the application 

site. The proposed place of worship will be separated from the heritage 

assets by Broughton bypass, D’Urton Lane itself and the existing dwellings 

on D’Urton Lane.  

4.3.3. Due to the separation distance and physical barriers between the 

heritage assets and the proposed place of worship, there will not be a 

significant level of inter-visibility between the Grade II* listed church, other 

assets, and the proposed building. Where views are possible out from the 

church yard these are heavily filtered by the trees and views of the 

Broughton bypass. The view from the church has been extensively altered 

since the completion of the Broughton bypass in October 2018 as this was 

previously open fields. This view makes little or no contribution to the 

significance of the church or associated heritage assets, which largely 

share a compact and enclosed group value. 

4.3.4. The design of the proposed building will be striking, and the elevated 

nature of the site will reinforce the visual prominence. Whilst the visual 

connection between the church and the proposed building will be limited, I 
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consider the new building would be the most dominant and to some extent 

this diminishes the historical importance of the Grade II* listed church. 

However, the much-altered context and visual encroachment from the 

strategic road infrastructure greatly reduces any harm to the heritage 

assets. On this basis given the low importance of the setting I regard this 

to amount to a negligible level of harm to the overall significance of the 

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

listed church, is therefore, less than substantial. This is agreed with the 

applicant in the Statement of Common Ground (CD. B15). 

4.3.5. There would 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). This is due to their 

positioning to the north of the Grade II* listed church, which will obscure 

views of the proposed building from these heritage assets and in turn, 

these heritage assets are also not visible from the application site. This 

assessment has been also agreed with the applicant in the Statement of 

Common Ground (CD. B15). 

4.3.6. 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.  

4.3.7. I consider there would be a number of public benefits to the scheme 

which include: 
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• Design: The design of the proposed building is the winning entry of an 

RIBA-led international design competition out of 300 entries. This 

demonstrates that the design is of the highest quality reflecting the 

highest standards of architecture. It is considered the high-quality 

design will be an asset to the city of Preston. In addition, the building 

has been designed with links to the history of Preston, as the building 

would be reminiscent of a cotton mill design.  

• Need: The applicant has demonstrated a need for a place of worship 

in north Preston and this development would satisfy their spiritual 

needs.  

• Social: The proposed development would promote social inclusion by 

using, amongst other things, religious or cultural facilities as a 

destination to promote social interaction and integration. It would serve 

current and future needs and support the social and cultural well-being 

of local communities.  

• Environmental: The proposed development would make use of 

materials and technology to minimise environmental impacts and 

promote high levels of sustainability, mitigating and adapting to climate 

change, including moving to low carbon economy.  

4.3.8. As such, 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 (Listed Building and Conservation Area) Act 1990 to the 

desirability of preserving listed building and its setting, the public benefits 
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described above would outweigh the negligible level of harm caused to the 

significance of the Grade II* Church of St John the Baptist. 

4.4. c) The effect on highway safety by way of traffic generation, car parking 

and the Guild Wheel cycling and walking route; 

4.4.1. The application is accompanied by a Transport Assessment (TA) (CD 

C38), an amended Technical Highways Note (CD C16) and a Car Park 

Management Plan (CD C15).  

4.4.2. Based on the information submitted and their own survey work, National 

Highways consider that the times of operation for the proposed use fall 

outside of peak times of operation of the strategic road network when 

observed operational performance issues are known to occur at M55 

Junction 1 and A6 corridor. National Highways considers the introduction 

of a Travel Plan would be advantageous for the promotion of non-car 

modes to the application site if the Travel Plan is implemented, monitored, 

and updated on at least an annual basis. National Highways did not object 

to this application from a traffic generation and impact perspective (CD. 

D20). 

4.4.3. Furthermore, the completion of the Preston Western Distributor Road, 

East-West Link Road and M55 Junction 2 would release additional road 

capacity at M55 Junction 1. This is expected to be complete and open in 

early 2023. It is expected that traffic currently using M55 Junction 1 to 

access new residential developments in North Preston would utilise this 

new road infrastructure, which in turn would provide more capacity at 

Junction 1.  
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4.4.4. The County Highways Engineer initially considered the assumptions 

made in the TA regarding car trips/use were not unreasonable but 

concluded that the findings/conclusions of the traffic data could not be 

accepted due COVID-19 restrictions. However, the additional information 

provided has enabled the County Highways Engineer to reach the 

conclusion that the proposed development would not have an 

unacceptable highway impact. With regard to person trips that would be 

made by sustainable transport to the application site, the County Highways 

Engineer accepts the application site has potential for good sustainable 

accessibility and consider there must be strong measures in place to 

encourage its use, hence their recommendation for a Travel Plan to be 

secured by condition (CD. D22).  

4.4.5. As detailed in the committee report (CD. E1), the proposed car park 

would comprise 150 car parking spaces. This will include 10 spaces for 

staff, 77 car share spaces, 47 standard spaces, 4 electric vehicle charging 

points and 12 mobility spaces. The proposed car park would be 153 

parking spaces short of achieving the maximum parking standards set out 

in the Local Plan.  

4.4.6. The County Highways Engineer welcomes the provision of car sharing 

parking spaces. Overall, the County Highways Engineer considers it is 

unlikely that the proposed mosque development would have a severe 

traffic impact on the local highway network (CD. D26). Previous concerns 

relating to the Friday afternoon peak period of use at the site have been 

addressed through the submission of the amended Technical Note (CD. 
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C16) and Car Park Management Plan (CD. C15). The Car Park 

Management Plan can be secured by way of planning obligation.  

4.4.7. The obligation would not allow the owner to hold Jumah Prayers on any 

occasion unless there is compliance with the following conditions:  

• That there are two separate Jumah Prayer services on the same day; 

• That there shall not be less than 45 minutes between the start of the 

first Jumah Prayer service and the start of the second Jumah Prayer 

service; 

• the second Jumah prayer service shall start at such a time as to ensure 

that it finishes not less than half an hour before the Jamaat Time of any 

Asar Prayer which is to follow the second Jumah Prayer service;  

• A minimum of 150 marked car parking spaces comprising of 77 car 

share car parking spaces, 47 standard spaces, 4 electric vehicle 

charging spaces and 12 mobility spaces will be available for 

reservation; 

• No more than 248 adults are worshipping on the ground floor of the 

building and only in the Prayer Area; 

• No other activities shall take place at the same time as Jumah Prayers 

from 20 minutes before the first Jumah Prayer and 20 minutes after the 

second; 
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• No Adults shall be allowed to worship on the first floor of the building 

for Jumah Prayers unless they are prevented from worshipping on the 

ground floor for spiritual or cultural reasons.  

• The place of worship cannot be used for Jumah Prayers unless the 

appointed steward is present in the car park; 

• Jumah Prayer cannot go ahead unless all vehicles on the site are 

parking within the car parking spaces; 

• All occupied spaces on the car park for Jumah Prayers must be booked 

in advance by one of the vehicle occupants via an online booking 

system and no vehicle shall be allowed entry to the site if the vehicle 

occupants cannot provide confirmation of booking via the online 

booking system;  

• The place of worship cannot be used for Jumah Prayers unless an 

ANPR system has been installed at the entrance to the car park to 

ensure compliance with the online booking system; 

• No persons shall be allowed entry to the site if they have travelled in a 

vehicle which has parked on D’Urton Lane;  

• Submission of a Travel Plan which includes conducting travel surveys 

every 12 months to show the occupation of the car park spaces accords 

with the reservations made via the booking system. 

4.4.8. I consider that the above provisions would encourage car sharing and 

the pre-booking of car parking spaces would manage the number of cars 
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attending Jumah Prayers. In addition, providing a 30-minute period 

between the two Jumah prayer sessions, would provide sufficient time for 

the car park to be emptied prior to the second prayer session. 

4.4.9. The provision of 77 car share spaces would allow for a minimum of 154 

people attending Friday Jumah prayers (based on a minimum of 2 people 

sharing a car), which can accommodate 248 worshippers per session. If 

the other available parking spaces accommodate solitary drivers, it is 

possible, in a worst-case scenario that 217 worshippers would arrive in 

vehicles parked on site. The remaining 31 worshippers would need to 

access the site by public transport, walking or cycling, which is 12.5% of 

the 248 worshippers per session. It is not unreasonable to expect, or 

indeed encourage, just over 10% of worshippers to access the site by 

sustainable, non-car modes of transport. 47 cycle spaces are proposed on 

site and a full Travel Plan would be secured by the section 106 obligation 

to encourage an even higher percentage of worshippers to travel to be site 

by sustainable modes of travel. Furthermore, the above only represents 

the worst-case scenario for each Friday Jumah prayer session. Those 

reserving car sharing spaces could be transporting 2, 3 or more 

worshippers to the site. Moreover, the standard and mobility spaces are 

not limited to solitary drivers, as such those spaces could be occupied by 

families and friends of 2, 3 or more sharing vehicles to access the site.  

4.4.10. In addition to the above, off-site highway works are proposed 

which include the implementation of double yellow lines on both side of the 

carriageway along this section of D’Urton Lane (CD C12). The 
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implementation of double yellow lines will prohibit cars from parking along 

D’Urton Lane. Lancashire County Council would be responsible for 

enforcing this and the off-site highway works would be secured via a 

Section 278 Agreement with Lancashire County Council. 

4.4.11. The proposed improvements along D’Urton Lane include the 

provision of a 3m shared cycle/footway up to the junction with the D’Urton 

Lane through route and shared pedestrian cycleway priority. The cycleway 

will provide an enhancement of the cycle path for the Preston Guild Wheel, 

which runs along D’Urton Lane. 

4.4.12. The proposed off-site highway works (CD. C12) would improve 

the sustainability of the site and would further enhance the Guild Wheel 

cycle route. The additional footway provision would also improve 

sustainability, as well as providing improved and safer connections to the 

surrounding built environment. It is therefore, considered, the off-site 

highway works are an improvement and enhance safety and sustainability 

albeit on a small scale and therefore, can be given limited weight in favour 

of the application in the planning balance.  

4.4.13. National Highways and Lancashire County Council as the Local 

Highway Authority have raised no objection to the proposal. 

4.4.14. Therefore, based on the above assessment and the mitigation 

and management proposed, which the applicant has agreed would be 

fixed in a Section 106 Obligation, on balance, it is considered that the 

proposal would not result in residual cumulative impacts on the road 

network that would be severe, in accordance with the NPPF. 
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4.5. d) The design quality of the proposed development; 

4.5.1. The proposed design is the winning entry of a RIBA-led competition. The 

design of the building has been shaped by local history, culture, and 

heritage. The city of Preston is synonymous with the cotton industry. The 

form and design of the proposed building seeks to provide a contemporary 

interpretation of the classic cotton mill. The proposed minaret follows 

Islamic tradition but would also have the appearance of a Victorian mill 

chimney. The brick skin of the whole structure would create a form which 

is clearly reminiscent of a cotton mill. This innovative approach aligns with 

the characteristics of good design set out in the National Design Guide 

(2021) by responding to and drawing on influences of history, culture, and 

heritage. Furthermore, whilst the building would not reflect the surrounding 

vernacular, the unique and innovative design would create an attractive 

and distinctive building, providing a strong identity for Preston and the local 

communities within it.  

4.5.2. The application site and the surrounding area is rural in nature, however 

the site is dominated and surrounded by road infrastructure. The 

application site is elevated within its surroundings and is highly visible from 

the surrounding road network, including the M55 motorway to the south 

and the Broughton bypass to the northwest. The proposed building makes 

use of its context by setting a building of the highest quality design at this 

strategic gateway to the city to create a landmark building. The topography 

of the site offers further enhancement to the visibility of the proposed 
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building, which would create a strong, bold, and iconic structure that can 

be appreciated from many different aspects.   

4.5.3. The National Design Guide (2021) advises that successful communities 

require a range and variety of local services and community facilities, 

including schools, nurseries, workplaces, healthcare, spiritual, 

recreational, civic and commercial uses. The innovative and distinct design 

of the proposed building would introduce a new spiritual destination to 

provide opportunities for people to meet, share experiences and come 

together as a community in accordance with the National Design Guide 

(2021). It will become a recognisable feature of Preston that will help 

people find their way around and feel a sense of identity. The National 

Design Guide (2021) further advises that good design promotes social 

inclusion by using, amongst other things, religious or cultural facilities as 

destinations to promote social interaction and integration, which the 

proposed development would achieve.   

4.5.4. The National Design Guide (2021) states good design makes use of 

materials and adopts technology to minimise environmental impact. The 

proposed design has been developed to maximise passive solutions and 

reduce CO2 emissions; hence the proposed development would strive to 

achieve high levels of sustainability, meeting one of the key aims of the 

National Planning Policy Framework. The proposed development seeks to 

respond to the impacts of climate change and would provide a well-

designed place that is durable and adaptable to working well over time and 
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would seek to reduce long-term resources needs, in accordance with the 

National Design Guide (2021).   

4.5.5. Overall, the proposal reflects the government guidance contained in the 

National Design Guide (2021).    

4.5.6. Paragraph 134 of the NPPF states that, amongst other things, 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. The award-winning design is considered to be 

innovative and sustainable and would provide a landmark building at a 

strategic entrance to Preston creating a strong identity for Preston and the 

local communities within it. It is therefore, considered the design of the 

building would be a benefit to Preston and can be given significant weight 

in favour of approving the application. This approach is in accordance with 

the National Planning Policy Framework.   

4.6. e) The effect on the character and appearance of the area, including the 

countryside and Broughton village; 

4.6.1. The NPPF states that the intrinsic character and beauty of the 

countryside should be recognised, with the planning system contributing 

to and enhancing the natural and local environment. It does not seek to 

protect all countryside from development; rather it concentrates on the 

protection of “valued” and “distinctive” landscapes and seeks to encourage 

development on previously developed land.  
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4.6.2. As detailed within the committee report (CD. E1), the proposed 

development would see the loss of greenfield land within the open 

countryside. The application site is dominated and surrounded by existing 

local and strategic road infrastructure, including the M55 motorway to the 

south, and Broughton bypass to the west. The application site is therefore, 

bound by road infrastructure on three sides, with residential development 

directly to the east and north of the site and so is not intrinsically linked to 

the wider open countryside.  

4.6.3. The application site is located over 800m to the south of the village 

boundary of Broughton. The application site would be separated from 

Broughton village by an area of open countryside as well as Broughton 

bypass. Given, the separation distance, the proposed building will only be 

visible from one entrance into Broughton village, which is located at the 

junction between Garstang Road and the Broughton bypass. It is therefore, 

considered the proposal would not have any adverse impact on the 

character and appearance of Broughton village.  

4.6.4. Given the above, the application site is not considered to make a positive 

contribution to the landscape character, nor is the site considered to be a 

“valued” or “distinctive” landscape. It is therefore, considered the proposal 

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

the open countryside and Broughton village.  

4.6.5. A landscaping scheme would be submitted as part of a reserved matters 

application, should planning permission be granted, and will be fully 

assessed at that stage.  
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4.7. f) Planning balance, including need and the benefits of the scheme, as 

well as drainage and other considerations 

4.7.1. This section will consider the planning balance, including need and the 

benefits of the scheme, as well as drainage and other considerations.  

4.8. Need and Social Benefits 

4.8.1. The application proposes the erection of a place of worship, which as 

detailed in the submitted information is to be used as a mosque. The 

mosque would include a multi-purpose hall, adult Quran classroom, a 

crèche, a relaxation room, a meeting room, and an Islamic library and 

gallery. It is therefore considered that this building would be a community 

facility. The development would therefore, promote social inclusion by 

using religious and cultural facilities as a destination to promote social 

interaction and integration and would support the social and cultural well-

being of the local community.  

4.8.2. This development, therefore, would comply with the social objective 

identified within the NPPF which states that amongst other things, the 

objective is to support strong, vibrant, and healthy communities by 

fostering well-designed, beautiful, and safe places, with accessible 

services, which reflect current and future needs and support communities’ 

health, social and cultural well-being. I consider this should be given 

moderate weight in the planning balance, weighing in favour of the 

planning balance.  
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4.8.3. During consideration of the application, the applicant’s agent supplied a 

map of households (CD. C30) and a list of addresses of expected local 

attendees, which is a result of a study they undertook to show the number 

of households aligned to the Muslim faith who reside in the area. The 

submitted information identified 311 households in the immediate local 

area for which the proposed building would be their closest aligned place 

of worship. The map shows the majority of households are between the 

Royal Preston Hospital and the M55 motorway. West of Garstang Road 

there are 99 households, east of Garstang Road there are 195 households 

and to the north of the M55 there are 17 households (8 in Barton, 7 

Whittingham and 2 in Broughton). The households are within several 

wards in north Preston. The main prayer hall within the proposed building 

would accommodate a maximum of 248no. prayer mats. It is considered 

that the submitted information demonstrates a local need in the area for a 

mosque. 

4.8.4. Paragraph 85 of the National Planning Policy Framework states that 

decisions should recognise that sites to meet local community needs in 

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

settlements. The site is beyond an existing settlement, and would meet a 

local community need, in accordance with the National Planning Policy 

Framework.  

4.8.5. It is considered the applicant has demonstrated there is a local, 

community need for a place of worship in this location, which is in 
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compliance with national and local policy. I consider this can be given 

moderate weight in the planning balance. 

4.9. Environmental Benefits 

4.9.1. As previously mentioned, the building has been designed to encourage 

high levels of sustainability. The submitted Design and Access Statement 

(DAS) (CD C17) discusses the structure, buildability and sustainability of 

the proposed building. The DAS states the design has been developed to 

maximise passive solutions, thereby minimising running costs and 

reducing CO2 emissions. A hybrid ventilation strategy has been 

developed, during periods of high occupancy the area would be 

mechanically controlled however for the majority of the time air flow would 

be natural. The DAS further states heat pumps could be integrated into the 

scheme to meet day-to-day requirements.  However, a traditional gas 

boiler is likely to be required to meet periods of high occupancy. Solar PV 

panels would also be incorporated on the roof.  

4.9.2. The environmental objective of the NPPF seeks to amongst other things 

improve biodiversity, make efficient use of land, minimise waste and 

pollution and mitigate and adapt to climate change, including moving to 

low carbon. It has been demonstrated earlier in this proof that the proposal 

would meet the environmental objective of the NPPF as it would make 

efficient use of the land as well as mitigate and adapt to climate change by 

moving to low carbon. The matters of improving biodiversity and 

minimising waste will also be achieve but will be discussed further in the 

following section. In addition, as previously mentioned paragraph 134 of 
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the NPPF states that significant weight should be given to innovative 

design which promote high levels of sustainability.  

4.9.3. It is considered 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. 

4.10. Economic Benefits 

4.10.1. In addition, there would be short term economic benefits to the 

scheme. This would be through the creation of jobs and apprenticeships 

throughout the construction phase of the development, which would help 

to build a strong, responsive, and competitive economy in the aftermath of 

the COVID-19 pandemic. It is considered that this benefit would be short-

term and therefore, should be given moderate weight in favour of the 

application in the planning balance.  

4.11. Drainage 

4.11.1. The planning application is accompanied by a Drainage Strategy 

(CD. C19). The application site is located within Flood Zone 1 (low 

probability of river flooding i.e. less than a 1 in 1000 annual probability) 

where there is a low risk of flooding. The application proposes to use a 

form of attenuation storage on site to control surface water run-off and an 

on-site sewage treatment system for foul sewage.  

4.11.2. United Utilities have raised no objection to this in principle (CD 

D29), however, has advised that there is insufficient information on the 

detail of the drainage design and therefore, recommends a condition 
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requiring the submission of a surface water drainage scheme and that foul 

and surface water be drained on separate systems, should the planning 

application be approved. The Lead Local Flood Authority (LLFA) has 

advised that the submitted drainage strategy is acceptable in principle, and 

the indicative drainage drawing submitted confirms the principles of the 

drainage strategy are physically possible to implement within the site 

layout.  

4.11.3. The Lead Local Flood Authority recommend a number of 

conditions (CD. D29) which require the development to be carried out in 

accordance with the principles set out within the sustainable drainage 

strategy, the submission of a sustainable drainage strategy, the 

submission of a Construction Surface Water Management Plan, the 

submission of a Sustainable Drainage System Operation and Maintenance 

Manual and the submission of a Verification Report. The matter of 

permeable paving would be dealt with through the submission of the final 

sustainable drainage scheme, which is to be conditioned.  

4.11.4. Subject to the aforementioned conditions the proposed 

development would not have an unacceptable impact on drainage. 

Other Issues 

4.12. Ecology 

4.12.1. The application is supported by a Preliminary Ecological 

Assessment (CD. C35) which advises the site is assessed as having a low 

conservation value. No habitats within the site are Priority Habitats and no 
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protected species were observed. A condition is recommended requiring 

the final designs retain and protect the existing trees on the site and that 

the proposed development should offer a new landscaping and ecological 

enhancement plan. These details would be secured at reserved matters 

stage and therefore, subject to the recommended conditions would not 

have a harmful impact on ecology and protected species.  

4.13. Ground Contamination  

4.13.1. A Phase One Desk Study (CD. C26) has been submitted with the 

application which concludes no contamination is expected to exist which 

could pose a risk of significant harm to the identified receptors either on 

site or in the immediate vicinity, and the site is considered safe and suitable 

for the proposed use. It is considered a condition relating to unexpected 

contamination will mitigate any risk of contamination on this site.  

4.14. Waste Management 

4.14.1. The applicant has confirmed the refuse would be collected weekly 

by a commercial contractor when the building is not in use and a swept 

path analysis (CD. C13) has been submitted to demonstrate that a refuse 

collection vehicle can turn within the site. There is sufficient space within 

the site for bin storage and the Council’s Waste Technical Officer (CD. D8) 

has raised no objection in principle to the development. The proposal, 

therefore, is considered acceptable in accordance with the National 

Planning Policy for Waste.  

Conclusion of Planning Balance 
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4.15. It has been established that the proposal is contrary to Policy 1 of the Adopted 

Central Lancashire Core Strategy and Policy EN1 of the Adopted Local Plan, 

and the proposal must be assessed in respect of the statutory s.38(6) planning 

balance. Paragraph 12 of the Framework states that where a planning 

application conflicts with an up-to-date development plan, permission should 

not usually be granted. Local Planning Authorities may take decisions that 

depart from an up-to-date development plan, but only if material 

considerations in a particular case indicate that the plan should not be 

followed. 

4.16. When engaging the planning balance in the determination of this application, 

the Council’s Planning Committee took into consideration the following factors 

that would arise from this development. 

4.17. The Council’s Planning Committee accepted that the proposed development 

would provide significant benefits, some of which achieve some of the three 

overarching objectives of sustainable development (Paragraph 8 of the 

Framework), when resolving to grant planning permission for the application. 

The Planning Committee accepted the benefits of the proposal had either 

significant, moderate or limited weight and that the accumulation of all the 

Benefit  Weight  

Innovative and sustainable design  Significant weight  

Environmental benefit - high levels of sustainability, 
mitigating and adapting to climate change, including 
moving to low carbon economy.  

Significant weight   

Social benefit – supporting communities social and 
cultural well-being.  

Moderate weight  

Meeting an identified need  Moderate weight   

Short term economic benefits – creation of 
employment during construction phase.  

Moderate weight 

Off-site highway works – improvements to cycle and 
footpaths.  

Limited weight  
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benefits arising from the proposal would outweigh the conflict with the adopted 

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

proposed development. The Planning Committee accepted those material 

considerations justify a departure from the Development Plan and therefore in 

accordance with Section 38(6) of the Planning and Compulsory Purchase Act 

2004, resolved to grant planning permission for the proposal.   
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5. CONCLUSIONS 

5.1. 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. 

5.2. The proposal is in conflict with Core Strategy Policy 1 and Local Plan Policy 

EN1. Paragraph 12 of the Framework states that where a planning application 

conflicts with an up-to-date development plan, permission should not usually 

be granted. Local Planning Authorities may take decisions that depart from an 

up-to-date development plan, but only if material considerations in a particular 

case indicate that the plan should not be followed.  

5.3. The Local Planning Authority has given special 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. It is 

considered the proposed development would cause less than substantial 

harm to a negligible extent to the significance of the Grade II* listed building, 

the Parish Church of St John the Baptist and no harm to the setting of Grade 

II listed Broughton C of E Primary School and Grade II listed Church Cottage 

Museum. There would be public benefits of the proposal that have been 
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identified that would outweigh the less than substantial harm to the setting of 

the Grade II* listed building, the Parish Church of St John the Baptist.  

5.4. The traffic generated by the proposed development could be accommodated 

on the local and strategic highway network without an unacceptable impact. 

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. Hence 

the proposed development would not have an unacceptable impact on 

highway safety, and the residual cumulative impacts on the road network 

would not be severe. The application proposes improvements along D’Urton 

Lane which include the provision of a 3m shared cycle/footway up to the 

junction with the D’Urton Lane through route and shared pedestrian cycleway 

priority, to provide connection to the Guild Wheel cycle route. This is a benefit 

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

planning balance.  

5.5. The submitted design has been the subject of an International RIBA 

competition and is the winning submission. The proposed building can be 

considered to be of innovative design due to its positive influence from and 

response to the local history, culture and heritage of Preston. The proposed 

building is unique in drawing together Islamic tradition with a modern twist on 

Victorian mill design. Not only will the unique and innovative design create an 

attractive and distinctive building, it will also provide a strong identity for 

Preston and the local communities within it. Furthermore the proposed 

building would make use of materials and technology to minimise 
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environmental impact and promote high levels of sustainability. Paragraph 134 

of the Framework states that, amongst other things, 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. 

Hence these benefits must be given significant weight.  

5.6. The proposal would not have an adverse impact on the character and 

appearance of the open countryside, the area or Broughton village. 

5.7. The proposed development would meet the growing needs for the Muslim 

population of the immediate local areas, promoting social inclusion by using, 

amongst other things, religious or cultural facilities as destinations to promote 

social interaction and integration. The proposed building would serve current 

and future needs and support the social and interaction and integration. The 

proposed development would support communities’ social and cultural well-

being and therefore, the social benefits of the scheme are given moderate 

weight.  

5.8. The proposed development would provide short term economic benefits 

through the creation of jobs and apprenticeships throughout the construction 

phase of development. This is a short-term benefit of the scheme and has 

therefore, been given moderate weight in the planning balance. 

5.9. The proposed development would meet the environmental objection of the 

NPPF in that as well as mitigating and adapting to climate change by moving 

to low carbon, the proposal would improve biodiversity, make efficient use of 

land and minimise waste and pollution. Significant weight has been given to 
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innovative design which promote high levels of sustainability and 

environmental benefits.  

5.10. Matters relating to drainage, 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. 

5.11. 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.  

5.12. It is my professional opinion that the Planning Committee’s determination was 

correct, and that the application should be approved. 


