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 INTRODUCTION 

 

1. I, Jackie Copley, MRTPI MA BA (Hons), PgCERT (urban design) am a chartered town 

and country planner with over thirty years professional experience. I represent 

Broughton in Amounderness Parish Council, the Rule 6 Party. My opinion is my own 

and independent and prepared in accordance with the standards of the Royal Town 

and Country Planning Institute.     

APPLICATION SITE  

 

2. I have considered the application documents and I have visited the site to make my 

own assessment of the key issues arising in this case. 

 

3. The site is small in size, yet it is highly prominent at the gateway to the historic village 

settlement of Broughton in open countryside, located to the north of the M55 

motorway outside of the built-up extent of the City of Preston.  

 

4. The site is within a rural landscape setting when entering Broughton, and forms part 

of the historic setting of the Grade II* listed church and cluster of other heritage assets, 

which is the historic core of the Village.  

 

5. The site is situated close to Blundel Brook, which contributes to the ecology of the 

area, and it forms part of the amenity area surrounding the existing houses on D’Urton 

Lane. The site has a heavily constrained access. 

 

DEVELOPMENT PROPOSAL  

 

6. I have read the various representations and committee reports and minutes leading 

to the call-in decision of the Secretary of State of outline planning application 

06/2021/0431 seeking approval for appearance, layout, scale and access from D’Urton 

https://selfservice.preston.gov.uk/service/planning/ApplicationView.aspx?AppNo=06/2021/0431&Id1=202205190808064bde4e0eae50e3e7
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Lane for a place of worship and associated parking facilities (all other matters 

reserved) at land to the south of D'Urton Lane, Preston, PR3 5LD. 

 

7. The mosque building is purposefully of a strong and bold design on a prominent site 

to be visible on the skyline from a distance. The design competition brief omitted 

reference to the open countryside and heritage setting and unsurprising led to a bold 

design, which would lead to a dominant building form in the area that has a 

particularly valuable and sensitive heritage rural landscape. 

PLANNING POLICY  

 

8. I have considered the relevant policies of the adopted and emerging development plan 

policies, and of the National Planning Policy Framework (The Framework), and then I 

have considered the development proposal at the particular location.  

 

9. I assess the extent to which the proposed development is consistent with the 

development plan for the area, and unlike the Council find that the proposed 

development is contrary to the development plan to a significant extent.  

 

NEED AND BENEFITS 

  
10. This is a speculative proposal and although the applicant asserts there is a need, there 

is not robust evidence before the Inquiry to justify the need in accordance with CS 

Policy 25.  

 

11. The site is being progressed simply because it is available, not because it is in the right 

location. There has been no rigorous site assessment in this case. Despite the intended 

number of functions and users of the building, the site is constrained as it can only 

accommodate a fraction of the needed amount of parking spaces.  
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12. A proper approach would have been to undertake a survey and analysis of the 

community’s needs in order to establish need and then find a site that would provide 

the claimed benefits. 

BROUGHTON VILLAGE COMMUNITY 

 

13. I have considered the evidence set out in the separate proof of evidence of Cllr Patricia 

Hastings to understand the local neighbourhood plan context. The Broughton 

Neighbourhood Development Plan was adopted in 2018 and it forms part of the 

development plan. The applicant and the Council have ignored it. It has policies 

relating to the conservation and enhancement of open countryside, harm to the 

setting of the heritage assets and harm to the route of the Guild Wheel Cycleway, 

among others.  

 

HERITAGE HARM 

 

14. There is heritage harm arising as set out in Mr Burns’s separate proof of evidence. I 

rely on his assessment as an independent expert witness. The development proposal 

specifically causes harm to the setting of several listed buildings including the grade 

2* listed Parish Church contrary to policies in the BNDP. The scheme can either be a 

‘prominent icon’ or ‘preserve the settings of these buildings’ – it cannot do both. 

 

LANDSCAPE AND VISUAL IMPACTS   

 

15. I have considered the level of harm to the local landscape character and the visual 

amenity impacts. The design brief failed to capture the receiving context adequately 

and consequently, it is not right for the location, as the building would dominate the 

entrance to Broughton Village. The rural landscape would be urbanised, and the 

building would overwhelm the heritage cluster with harm to the setting of the heritage 

assets that are listed due to their significance. The harm to landscape and visual 
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amenity cannot be designed or mitigated to an extent that the building would blend 

into the built and natural environment in the long term. There are other issues such 

as light pollution that would reduce the tranquillity of the space. This harm should be 

given significant weight in the planning balance. 

   

OTHER ADVERSE IMPACTS 

 

16. I consider other harms arising from the development, which includes to sustainability 

and climate change concerns, travel, parking and access, highways, drainage of water 

including foul waste, light pollution, noise, air quality, loss of farmland, ecology, land 

quality and minerals. In making my assessment for travel, parking, and highway safety, 

I have considered the findings of Mr Ian Millership of CTS Traffic and Transportation. 

  

17. I highlight that the cumulative planning impacts of all the recent development 

associated with the bypass, the new housing developments south of the M55 

motorway and those already approved should be fully considered.  

PLANNING BALANCE 

 

18. I undertake a planning balancing exercise and assess the range of harms against the 

benefits.  

CONCLUSION & RECOMMENDATION 

 

19. I disagree with Preston planners that the matter is ‘finely balanced,’ and I find overall, 

there is a clear negative planning balance arising from the proposed mosque in this 

particular location.  

 

20. Based on the evidence in my proof of evidence, I therefore recommend that the 

Secretary of State refuses the application.  


