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My name is Rob Burns, and I have been commissioned by Broughton in Amounderness Parish 

Council to prepare this proof in respect of heritage issues, as part of a called-in planning application 

by Cassidy and Ashton Group Limited. The description of the proposed development is for the outline 

proposal of a place of worship, which seeks approval for appearance, layout, scale and access from 

D’Urton Lane, with associated parking provision (LPA Reference 06/2021/0431).  

I have qualifications in Archaeology and post graduate qualifications in Planning and Urban Design, 

and over 40 years of experience with the historic built environment. Although I now run an 

independent consultancy dealing with urban design and heritage aspects of development, guidance 

and management, I was formerly a Historic Areas Inspector for Historic England, and manager of a 

team of heritage and design staff in local government.  I am a long standing member of the regional 

Places Matter Design Review Panel. 

 

I have read the suite of documents submitted as part of the planning application, and the relevant 

policies and guidance. I have undertaken site visits to the site and surrounding area. 
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1. INTRODUCTION  

 

1.1 Background  

 

1.2  This Proof of Evidence has been prepared on behalf of Broughton in Amounderness Parish 

Council to support an objection of a called in application. Local Authority application reference 

06/2021/0431, Planning Inspectorate Ref: APP/N2345/V/22/3296374. 

 

1.2 The application is for the erection of a place of worship, with associated car parking, and is 

located to the north of Preston city centre, and in the south of the rural village of Broughton in 

Amounderness. The part of Broughton is also known as Lower Broughton, or Broughton 

hamlet, and forms part of the earliest settlement of the larger township of Broughton. The 

appeal site is raised, and was formerly used as a construction compound for the nearby by-

pass. Before this temporary use, it had been used as pastureland, and shown on early 

Ordnance Service maps as D’Urton Lane End. The associated farm was demolished, and the 

site is now partially beneath the road, with the former pastureland all that remains of the 

earlier complex. Figure 1is a detail from the OS map of 1912, with the site outlined in red and 
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the motorway in blue, illustrating that it occupies part of the earlier Church Farm, and the 

associated fields. 

 

Figure 1- 1912 OS map with the site area shown in red 

 

1.4  The site is located to the south of Broughton in Amounderness and a number of designated 

heritage assets, and development has the potential to detrimentally impact on their setting. 

These include:  

 

• Church of St John the Baptist- grade II* 

• Sundial within the churchyard- grade II 

• Village stocks on south outer side of gateway into the churchyard- grade II 

• Mounting block- grade II 

• Broughton Church Primary School- grade II 

• Church Cottage Museum- grade II 

 

Descriptions of these assets from the National Heritage List are provided at Appendix 1.  
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1.5 In addition to those buildings on the National Heritage register, Broughton also has a number 

of locally listed buildings. These include: 

• Church Hill Cottage and Farm, D’Urton Lane 

• White Cottage and ancillary buildings, D’Urton Lane 

• Springfield Cottage, D’Urton Lane 

 

2.0 THE APPEAL SITE   

 

2.1    The appeal site is located to the south of the parish church, which sits at the core of the 

settlement, and despite the presence of the nearby motorway and the recent ring-road, 

Broughton still retains the feel of being set in a rural landscape. Preston Local Plan 

acknowledges the role of the motorways in defining the limits of the urban settlement, 

describing north west Preston as a location which provides “a rounding off of the urban form 

of Preston, with a clearly defined boundary of the M55 to the north and the M6 to the east” 

(paragraph 4.13 of the Local Plan) 

 

2.2    The site sits within an area designated as open countryside in the Preston Local Plan, along 

with the core settlement of Broughton, and this distinguishes it from land to the south of the 

M55 motorway, marking a clear division between the urban and suburban area which 

characterise the southern area, to the rural, and landscaped areas to the north.  

 

3.0 THE HERITAGE ASSETS 

 

3.1 A number of heritage assets are impacted by the proposal, which include the setting of the 

highly graded Church of St John the Baptist. Table 1 below classifies the value of the 

receptors, and it is proposed to follow this metric, which is used in the Design Manual for 

Roads and Bridges and used for Environmental assessments.  

  

Receptor High Medium Low Negligible 

World Heritage Site        X    

Scheduled Monument        X    

Grade I or Grade II* listed building        X    

Grade I or Grade II* registered 

park or garden 

       X    

Registered battlefield        X    

Grade II listed building        X        X   

Grade II registered park or garden        X        X   

Nationally important 

archaeological remains/non 

designated heritage 

       X    
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Conservation Area (reflecting 

special character and appearance) 

       X        X   

Historic townscape or built-up 

areas with important historic 

integrity in their buildings, or built 

settings 

       X        X   

Locally listed building         X       X  

County/Regional archaeological 

remains/non designated heritage 

        X       X  

Locally important archaeological 

remains/non designated heritage 

assets 

        X  

Historically significant 

hedgerows/banks 

        X  

Limited interest remains         X        X 

 

 Table 1. 

 

  

 Figure 2- location of heritage assets 
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3.2 Church of St John the Baptist- grade II* 

 Significance- High. There has been a church on the site since 1160-1190, although it appears 

that the current west tower dates from 1533, the nave from 1822 and chancel and offices 

added in 1906 by the prolific ecclesiastical architects, Austin and Paley.  Although it is located 

in a low lying land of the Blundell Brook, the tower is visible from all directions, and provides a 

focal point to the village core.  

 The church lay at the centre of the Parish, and remains the Parish church.  

 

3.4 Sundial- grade II 

 Significance- High. Located within the church grounds, the sundial is of 18th century date, with 

a brass plate and scrolled gnomen. Sundials, frequently vertically attached to churches, were 

a common feature in ecclesiastical settings, with church services alone keeping time in most 

towns and villages. This example of a horizontal sundial served not only the church, but the 

village as a rough timekeeper, and was a community asset. 

 

3.5 Village Stocks- grade II. 

 Significance- High. The stocks are likely to be 18th century in origin, although restored to 

commemorate the coronation of Edward VII in 1902. The twin wooden beams with metal 

shackles allowed for 2 occupants. From 1351, every town or village was required by law to 

have a set of stocks, although there are relatively few surviving examples. Frequently 

associated with agricultural communities due to the impact of the Black Death and the 

temptation of landowners to offer higher wages in an attempt to encourage workers to move 

employer, the stocks were used to punish such practice. Later they were used for ‘vagabonds 

and beggars’ and as a punishment for drunkenness. Whilst they are located adjacent to the 

church, they are also a village asset. 

 

3.6 Mounting block- grade II  

Significance- High. Formerly located next to the stocks, the mounting block is now situated to 

the front of Church Cottage. Of c18th century date, possibly earlier, the mounting block was 

provided near key buildings, such as churches, and the current location also illustrates the 

route of the former road running north-south through what is now the school yard and which 

led to the ford allowing the crossing of Blundell brook. Their location demonstrates the 

importance of the area around the church as the centrepiece for Broughton, with frequent 

visitors.  

3.7 Broughton Church Primary School- grade II 

Significance- High. Dated to 1843, the single storey building is of sandstone in Jacobean 

style. An earlier grammar school was established at Broughton in the 1520’s, based at 

Church Cottages, and an early master was a curate. A purpose built school was constructed 

in 1784, possibly within the grounds of the church, before the present school, was built. 
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Extensions were added in 1881 and 1910, and in the mid 20th century, new classrooms were 

provided which greatly expanded the school site.  

3.8 Church Cottage (Museum)- grade II 

 Significance- High. Now operating as a museum, the building originally formed part of a row 

of cottages, and was previously used as a school house and a public house. Whilst the entry 

in the national heritage list describes the structure as 18th century it is likely to be older, and 

may be 16th century in date, with a two storey extension added in the mid 17th century. When 

the building ended its school use in 1784, a series of school masters also acted as 

innkeepers for the public house, indicating the importance of the building to the local 

community. Following the closure of the public house in 1862, the cottage became the home 

for the sexton, again illustrating the strong connections with the community and the adjacent 

church.  

3.9 Church Hill Cottage and Farm; White Cottage and farm buildings; Springfield Cottage- local 

list 

 Significance- Low to Medium. The group of buildings are all located on D’Urton Lane adjacent 

to the appeal site, and whilst their individual merit may be categorised as low, the group value 

is medium as residual elements of an area of Broughton village. They all appear to be 19th 

century in date, although it is likely that some of the outbuildings were earlier than this date, 

particularly the series of single storey shippons at White Cottage.  

3.10 All of the buildings contained in the national heritage list and the local list are located in 

Historic Landscape Type 5 of the Lancashire Historic Landscape Characterisation Study as 

Ancient and Post Mediaeval Settlement. The surrounding area, with the exception of the 

motorways, is described as HLT1 land of Ancient Enclosure, which provides an immediate 

agricultural and rural context for the settlement.  

3.11 Broughton hamlet- Medium to High 

Significance- High. Although the settlement is not a designated conservation area, the 

assemblage, their heritage value, the cohesive character, historic relationship and association 

illustrates that such a designation would be an appropriate status. The hamlet, with the 

backdrop of fields, is an element of continuity with each building associated with the others 

both visually and historically. The central structure of the church acts as a binding building, 

but each asset relates to the others- the church, with a church school opposite, the cottage 

which accommodated not just the former school masters but also acted as a community 

enterprise as a public house, the mounting block which indicates the settlement as a frequent 

pause in a journey, and the presence of the stocks as a deterrent first for errant agricultural 

workers and drunkards- all of these promote a strong sense of place. Whilst each building 
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has intrinsic merit, the unity they provide collectively adds to the identity of Broughton as a 

specific place, and warrants the High classification as a historic townscape with important 

historic integrity in its buildings, and setting. Although there is now a visual and physical 

separation between the locally listed buildings along D’Urton Lane and the hamlet itself, the 

historic associations, reflected in their former agricultural use and the reference to ‘Church’ in 

the farm complex, demonstrates that the association existed in the past, and it formed a part 

of the hamlet itself, located to the south side of the ford at Blundell brook, and later the bridge.  

 Heritage Significance 

3.12 Following the advice and guidance offered in the Historic England advice notes, the following 

aspects of significance can be identified. 

3.13 Evidential Value 

 The ensemble of buildings and their location within the landscape illustrates the evolution of a 

rural community, with an economy based on agriculture, but with much of the religious and 

civic infrastructure in place. Broughton was a self-sustaining farming community with access 

to a church, public house, school and with the stocks illustrating a source of punishment for 

minor crimes. It lay at the centre of the Parish, with outlying farms providing a congregation 

and school population, and no doubt a ready-made clientele for the public house. Whilst the 

village of Broughton has developed to a greater density in ribbon form to the north, the area 

around the church of St John the Baptist is the oldest part of the settlement, adjacent to the 

ford at Blundell Brook. It retains much of the defining built form and facilities, and has a 

distinctive identity and strong sense of place. The graveyard of the church has interments of 

the local population and is also a commonwealth war graves cemetery, and the settlement 

forms the immediate setting of this sensitive place. The hamlet is surrounded by fields and 

mature trees, providing an immediate context, and establishing a strong landscape setting, 

which helps to describe not just the agricultural background of the place, but also provides a 

picturesque and tranquil rural environment. 

3.14 Historic Value 

 The buildings provide evidence of continuity of settlement and help define Broughton’s 

evolution and its links with the past. There is some evidence that a Roman fort was 

constructed to the south of the church, with a road of that age located to the east of 

Broughton. However, the village itself appears to have been formed with the building of the 

first church between 1160-1190. Whilst the church has been re-built, the tower itself dates 

from the 16th century, and it is likely that the Church Cottage, once part of a row of cottages, 

is also of 16th century date originally, and the first school dated from the 18th century. The 

buildings describe those essential elements of village life- the church, school, public house, 

and is set in an agricultural landscape with which it had a much closer relationship through 
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farming. The landscape and the village are strongly associated and are indivisible elements, 

with a symbiotic link. Whilst Broughton expanded further along Garstang Road, the original 

core around Blundell brook ford and the church has remained, and this continuity of use and 

direct links to the evolution of the hamlet are features which provide high historic value. With 

the exception of the expansion of the primary school in the mid 20th century, the hamlet has 

remained intact, and there is little to disturb the arrangement of buildings and their cohesive 

appearance and character.  

3.15 Aesthetic Value 

 The area around the church has high aesthetic value, with a shared materials palette and a 

selection of different building typologies, but with a coherent tone, texture and scale. The 

buildings are set within a bucolic landscape which also provides a coherent backdrop to their 

architectural qualities. The church is the primary building, and the only structure which breaks 

the two storey datum, with the tower rising to 18.5m. This gives it a predominance within the 

settlement, and places the church as the principal building. Whilst the other buildings are 

more than just satellites to the church, the layout of the village and the scale of the tower, 

which is seen from multiple directions, means that it is visually and historically of prime 

importance.  Nevertheless, it is the group value of the assets which raises the aesthetic value, 

and the interrelationship of the buildings and structures which collectively define the hamlet. 

Whilst the church is central to this, the real value lies in the assemblage rather than a single 

structure, and which provides a strong sense of place and identity. The setting adds to this 

quality, with mature trees and field systems, helping to describe and define the rural nature od 

the buildings. 

3.16 Communal Value 

 The church, and the hamlet, are well loved and cherished features of Broughton. The 

congregation is aware of the historic continuity represented by the church, and many in the 

community have attended the school in the past. The Church Cottage museum demonstrates 

the importance and the commitment to the heritage of the area by the local community. The 

hamlet has high communal value. 

 

 

4.0 SETTING OF THE HERITAGE ASSETS 

 

4.1 The setting of the designated assets is based on their location on lower ground forming part 

of the Blundell brook valley. Appendix 2 contains a series of viewpoints from the surrounding 

area, showing the hamlet in the landscape context. From the north and north east of the 

village, the church is seen as a dominant feature in the landscape, and whilst much of the 
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settlement remains screened or hidden due to the low-lying nature of the topography, the 

church tower is a focal element. Figure 1 in the Appendix shows the church from James 

Towers Way with the appeal site beyond the church tower and slightly to its right. The church 

is seen as nestled within the Blundell valley, with a foreground of fields and a belt of trees 

which partially screen the hamlet and the lower part of the church. Nevertheless, it is clear 

from the image that the church is part of a naturalistic landscape, and is visually associated 

with its rural context, and its form, with the flagstaff above, is currently a dominant element 

and major focal point in the countryside. 

 

4.2 Figure 2 of Appendix 2 looks from the other direction, from the south west along James 

Towers Way. Whilst the road forms the immediate foreground, the image shows the church 

with its belt of trees and field systems forming its immediate setting. Although the road is 

considered to be visually and audibly intrusive, it is identified as a cutting through the area, 

with continuity of landscaping to both north and south of the road. This helps to soften the 

impact of the highway, and whilst it does illustrate an element of separation between the 

settlement core marked by the church, and the area of the parish to the south at D’Urton 

Lane, the cohesive landscaping also demonstrates a form of continuity which supports the 

historic association between the two areas. The appeal site forms part of the setting of the 

hamlet and D’Urton Lane with its series of locally listed buildings, and the historic context 

relies on the fundamental link between the built and the surrounding landscape.  

 

4.3 Figure 3 of Appendix 2 shows the view from the north along Garstang Road. Here the church 

tower is once again the dominant built form, although the cupola of the Ibis hotel some 

distance to the south, and located beyond the M55 motorway is also clearly seen along the 

view cone provided by the road. The appeal site is just to the left and of, and below, that 

cupula, marked by the green ‘wedge’ adjacent to the traffic lights. (Figure 4 is the same view 

with the appeal site identified by a red oval). Here the impact of James Towers Way is much 

reduced, and the hamlet is seen as part of a rural, bucolic landscape, with hedges, trees, 

enclosed fields and grazing sheep. There is little to disturb this scene, with the horizontal 

alignment of the M55 barely perceived.  

 

4.4 Figure 5 of Appendix 2 is a view along Church Lane from Garstang Road, showing the 

church, the location of the stocks and the school. The tree lined lane, with estate railings, 

hedges, fields and the graveyard to the right, looks into the core of the settlement, and 

illustrates its rural quality. There are no distracting urban features within the view, and the 

hamlet is seen as a quiet, tranquil and intimate character, notwithstanding the presence of 

parked cars.  

 

4.5 Figure 6 of Appendix 2 is a view from Church Lane across the graveyard, with its rows of 

internments including a series of Commonwealth War Graves, and the village stocks in the 
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foreground, towards the appeal site. Whilst the car park and the horizontally aligned M55 in 

the background are detracting features, they are secondary elements to the landscape, which 

includes the appeal site.  

 

4.6 Figure 7 is a view captured from the M55, which sits at a higher level than James Towers 

Way. The appeal site is clearly seen as an area of land, raised substantially above the road, 

whilst the church is also clearly seen to the north. This is a view seen by thousands of 

motorists daily, and is one of the few points on the motorway with open views, as opposed to 

landscaped verges to the motorway, which gives it some importance as a viewpoint. Due to 

the kinetic nature of the viewpoint, the elements which make up the view composition are 

seen in passing, but the church is a key feature and focal point due to the lack of any other 

structures which would draw the eye. This would be substantially and significantly changes 

with the proposal and the 30m minaret, and the church would recede into the background. 

The erosion of the church as the focal point and its setting would be replaced by the closer 

mosque, and detract from the existing view. The church is seen in an extensive rural setting, 

which continues some considerable distance to the north and east of the church. The mosque 

wold screen these views completely, further divorcing the church from its context.  

 

4.7 In 2016, AECOM produced the Broughton in Amoundness Heritage and Character 

Assessment on behalf of the Neighbourhood Forum. This formed a background document to, 

and informed, the adopted Neighbourhood Plan. The report provides useful and informative 

information which helps to describe and define the character of the village, and although it 

concentrates on the later development of Broughton as the ribbon development which 

evolved from the original settlement around the Church of St John the Baptist, this earlier 

area is also included in the analysis. The report describes the dominant land use around the 

village as agriculture, with the ‘lack of activity within the agricultural land generally results in a 

high degree of tranquillity, away from urban areas’. The village also has a ‘strong parkland 

estate character within the rural landscape, defined by mature scattered and avenue trees 

and further emphasised by estate railings’. Positive aspects of character include ‘the survival 

of historic buildings and structures, which provide a reference to the historical development of 

the area’. Also of importance is the ‘open farmland surrounding Broughton which provides 

areas of separation between urban areas’. In addressing those elements of character which 

are sensitive to change, the report identifies ‘there are some elements which are particularly 

sensitive to change. These relate to the value and setting of heritage assets, the village of 

Broughton and the rural characteristics of the surrounding landscape’. Those items identified 

as sensitive include: 

• Heritage buildings and their settings, in particular the cluster of listed buildings along 

Church Lane, which are in close proximity to the under construction Broughton 

Bypass 
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• Open farmland which creates a green wedge, physically separating Broughton from 

Preston to the south 

• Parkland features, such as estate rail fencing that provides reference to Broughton’s 

historic development. 

 

4.8 The report highlights that ‘Despite the post war infill developments and the introduction of the 

M6 and M55 motorways, Broughton has retained a strongly rural character and retains an 

attractive countryside setting that has good recreational access through a network of public 

rights of way.’ In order to protect this character, the first principle established in the report is to 

“conserve and protect heritage assets and their setting’.  

 

4.9 The land forming the appeal site is part of that landscaping which is associated with the 

character of Broughton, and is identified in the Preston Local Plan as an area of separation 

between the rural area of Preston, and its more urban context. provides an attractive context. 

As part of the former field systems and the location of a farm, demolished to make way for the 

bypass, the appeal site is linked visually and historically to the village, and still forms part of 

its rural setting. The series of locally listed buildings adjacent to the site expand the 

agricultural character of the main settlement, further drawing the appeal site into the rural 

landscape rather than Preston to the south of the M55.  

        

4.10 The impact on the setting of heritage assets relates to both visual and perceived. Both the 

Heritage Assessment submitted in report of the proposal, prepared by CJ O’Flaherty (dated 

October 2021) and the memorandum on heritage issues relating to the proposal on behalf of 

Preston City Council by Laura Holden of Growth Lancashire (dated 28 October 2021), only 

consider the potential of impacts on views in relation to setting. However, as we are reminded 

in Steer v Sec of State for CLG and Ors [2017] EWHC 1456, setting does not just rely on the 

visual, but on other elements. Prominence, dominance or conspicuousness are cited in the 

guidance from Historic England, alongside competition with or distraction from the asset, 

materials and texture/tone, architectural style, introduction of movement or activity, lighting 

effects, noise changes to public access or land use such as car parking. We are also 

reminded that impacts are not restricted to areas open for public access such as footpaths. 

 

4.11 The guidance also states that the historic character of a place is the group of qualities derived 

from its past uses that make it distinctive, including associations with people both now and 

through time, its visual aspects and the features, materials and spaces associated with its 

history.  

 

4.12 Visual aspects of setting; 

Currently the tower of the grade II listed Church of St John the Baptist is viewed across the 

field systems and through the partially screening tree groups, from all directions (Views in 
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Appendix 2 of this proof of evidence). It is a landmark structure, and seen from the appeal site 

and as part of a sequential movement corridor along the bypass, Garstang Road, and along 

Church Lane. It is also seen from the appeal site. The views are either glimpsed to the tower, 

but also direct views from other locations, but the partial screening of the tower due to the 

tree cover at certain times of the year are an attractive part of the character of the area. The 

viewpoints illustrate the spatial and associational linkage of the church and the historic core of 

the hamlet, with its rural landscape. The church tower is seen from both within the appeal site 

and throughout the landscape, and is a ubiquitous landmark. It is read as a constant 

structure, and its location adjacent to the bypass provides added visual interest and 

dominance to passing motorists. The rural landscape is an important part of the significance 

of the church, covering both the village core and surrounding fields. Its importance is as an 

asset and religious centre not just for those who live and work in the area, but in an extensive 

rural area too, and it’s tower a substantial and evocative feature which is intended to be a 

focal point.  

 

 

4.13 Cultural aspects of setting:  

Whilst views of the hamlet centred on Church Lane may be limited in their extent due to 

mature trees, the landscape forms part of the historic and cultural milieu. The landscape and 

its historic, spatial, and cultural associations with the historic core evokes an emotional 

response, irrespective of the ability to read the settlement and its setting as a single entity. 

The approach along Church Lane provides a clear contextual assemblage, with a rural road, 

edged by estate railings and hedgerows, with views over to fields and trees and further 

hedgerows, in addition to the extensive cemetery to the south. It is layered, rich in agrarian 

identity and part of an extended and familiar pattern, with a legible landscape and resonating 

with the expectations of a rural scene. The approach to the hamlet consists of a pattern of 

dispersed farms and outbuildings, some adjacent to the road, whilst others are set back along 

trackways, with surrounding fields and a network of hedgerow criss-crossing the scenery.  

4.14 This is archetypal rural Lancashire, and whilst it is a landscape which has experienced 

change and evolution, the essential and fundamental characteristics remain. This pattern of 

individual farmsteads set in the field systems, and forming part of the approach and setting of 

Broughton, prompts an emotional response to context which does not rely on the ability to 

actually see the settlement in its entirety, or as a comprehensive whole. The appreciation of 

the landscape around the hamlet provides a rationale and historic context, and forms part of 

its significance. Broughton traditionally relied on the produce and livestock of the surrounding 

fields which formed part of its economic, social and cultural identity. Whilst the area of the 

appeal site is not in itself designated, its green and open character, with tall trees defining its 

extent forms a fundamental element of the intangible associations with Broughton as part of 

the pattern of land use. The Heritage Assessment submitted with the planning application 
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dismisses the appeal site as ‘waste ground’ but this description fails to acknowledge the 

visual contribution which it makes to the setting of the listed and locally listed heritage assets 

in the area. The appeal site in its current guise also has a fundamental role to play in 

providing a sense of separation between the built up area of Preston to the south of the M55, 

and the rural area to the north of the motorway, a contrast which is provided with its own 

policy in the Preston Local Plan as an area of separation (Policy EN4). This relates to the 

protection of the identity and distinctiveness of settlements, and is also supported by Policy 

EN1 which restricts development in open countryside. This is not a dead or passive 

landscape, and part of its appeal is the almost visceral or subliminal understanding of the 

rural context. This accords with the guidance offered in Planning Note 3 produced by Historic 

England (The Setting of Heritage Assets) which advises that The extent and importance of 

setting is often expressed by reference to visual considerations. Although views of or from an 

asset will play an important part, the way in which we experience an asset in its setting is 

also influenced by other environmental factors such as noise, dust and vibration from other 

land uses in the vicinity, and by our understanding of the historic relationship between places. 

This includes the contribution made by landscaping in relation to the setting of an asset, and 

how that may add to its significance.  

4.15 The note also explains that cumulative change also needs to be taken into account when 

considering setting; 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. The introduction of the long planned James 

Towers Way bypass has understandably impacted on the character of the area, with the loss 

of farm buildings and the replacement of fields with the highway and its infrastructure, but it 

has not entirely changed the residual landscape, nor historic associations. Despite some 

visual and noise intrusion, the historic association remains between the appeal site and the 

settlement. The farm buildings removed to facilitate the construction of the bypass were once 

the home of James Towers, a local man awarded the Victoria Cross in WW1, and with no 

apparent sense of irony this local connection has been preserved in the name of the bypass 

itself, despite the loss of his former home. The bypass adjacent to the appeal site has already 

impacted on the rural context, and the proposal would add to this fragmentation of the setting, 

extending the urban character of Preston, and decimating further the character of the 

landscape which forms the setting for the heritage assets. 
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5. RELEVANT PLANNING POLICY, LEGISLATION AND GUIDANCE 

5.1 Planning (Listed Building and Conservation Areas) Act 1990 

5.2 Sections 66 and 72 of the Town and Country Planning (Listed Buildings and Conservation 

Areas) Act 1990 (1990 Act) require that in determining development proposals, Local 

Planning Authorities should pay special attention to the desirability of preserving the building 

or its setting or any features of special architectural or historic interest, and preserving or 

enhancing the character and appearance of a conservation area.  

 

 National Planning Policy Framework  

5.3 The latest National Planning Policy Framework (the ‘NPPF’) came into force in July 2021, 

replacing earlier versions. The NPPF ‘sets out the Government’s planning policies for 

England and how these should be applied. It provides a framework within which locally-

prepared plans for housing and other development can be produced.’ The following 

paragraphs are relevant to this statement.  

  Conserving and enhancing the historic environment  

5.4   Paragraph 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.   

5.5   Paragraph 200.  Any harm to, or loss of, the significance of a designated heritage asset (from 

its alteration or destruction, or from development within its setting), should require clear and 

convincing justification. Substantial harm to or loss of:  a) grade II listed buildings, or grade II 

registered parks or gardens, should be exceptional; b) assets of the highest significance, 

notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* 

listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, 

should be wholly exceptional ‘ 

5.6    Paragraph 202. Where a development proposal will lead to less than substantial harm to the 

significance of a designated heritage asset, this harm should be weighed against the public 

benefits of the proposal including, where appropriate, securing its optimum viable use. 

 

5.7 Paragraph 203 The effect of an application on the significance of a non-designated heritage 

asset should be taken into account in determining the application. In weighing applications 

that directly or indirectly affect non-designated heritage assets, a balanced judgement will be 
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required having regard to the scale of any harm or loss and the significance of the heritage 

asset. 

 

5.8 Paragraph 206. Local Planning Authorities should look for opportunities for new development 

within conservation areas and World Heritage Sites, and within the setting of heritage assets, 

to enhance or better reveal their significance. Proposals that preserve those elements of the 

setting that make a positive contribution to the asset (or which better reveal its significance) 

should be treated favourably. 

 

 Achieving well-designed places 

 

5.9 Paragraph 130. Planning policies and decisions should ensure that developments: 

 a) will function well and add to the overall quality of the area, not just for the short term but 

over the lifetime of the development; 

 b) are visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping 

 c) are sympathetic to local character and history, including the surrounding built environment 

and landscape setting, while not preventing or discouraging appropriate innovation or change 

(such as increased densities) 

 d) establish or maintain a strong sense of place, using the arrangements of streets, spaces, 

building types and materials to create attractive, welcoming and distinctive places to live, 

work and visit… 

 

5.10 Design quality should be considered throughout the evolution and assessment of individual 

proposals. Early discussion between applicants, the local planning authority and local 

community about the design and style of emerging schemes is important for clarifying 

expectations and reconciling local and commercial interests. Applicants should work closely 

with those affected by their proposals to evolve designs that take account of the views of the 

community. Applications that can demonstrate early, proactive and effective engagement with 

the community should be looked on more favourably than those that cannot. 

 

5.11 Local planning authorities should ensure that they have access to, and make appropriate use 

of, tools and processes for assessing and improving the design of development. These 

include workshops to engage the local community, design advice and review arrangements, 

and assessment frameworks such as Building for a Healthy Life. These are of most benefit if 

used as early as possible in the evolution of schemes, and are particularly important for 

significant projects such as large scale housing and mixed use developments. In assessing 

applications, local planning authorities should have regard to the outcome from these 

processes, including any recommendations made by design review panels.  
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Local Planning Policy  

5.9   Policies of the Preston Local Plan (2012) (Core Document A1) should be given weight in 

accordance with the extent to which they are consistent with the NPPF, as per paragraph 219 

of the NPPF.   

5.10     With the above in mind, the following policies are considered applicable and of significant 

weight.   

5.11   Policy EN8- Development and Heritage Assets  

 A) Proposals affecting a heritage asset or its setting will be permitted where they:  

i) accord with national policy on the historic environment and the relevant Historic England 

guidance;  

ii) take full account of the information and guidance in the Council’s Conservation Area 

Appraisals and Management Plans and other relevant policy guidance on the historic 

environment;  

iii) make a positive contribution to the character and local distinctiveness through high quality 

new design that responds to its context;  

iv) act as a catalyst for the regeneration of the area in accordance with the Council’s 

objectives for regeneration;  

v) are accompanied by a satisfactory Heritage Statement that fully explains the impact of the 

proposal on the significance of the heritage asset and;  

vi) sustain, conserve and, where appropriate, enhance the significance, appearance, 

character and setting of the heritage asset itself and the surrounding historic environment and 

where they have consideration for the following:  

(a) the scale, layout, and appearance to the heritage asset and its setting;  

(b) the proposed use of the heritage asset being appropriate in relation to its 

significance. 

 

   

5.12 Policy EN9- Design of New Development: 

A) All new development proposals, including extensions to existing buildings, should be 

designed with regard to the following principles as set out and explained in the Central 

Lancashire Design Guide SPD:  

• Movement and Legibility  

• Space and Enclosure  

• Mix of Uses and Tenures  

• Adaptability and Resilience  

• Resources and Efficiency  

• Architecture and Townscape 
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 B) Applications will be approved where they:  

• Accord with the principles and guidance set in the Design SPD, the relevant policies 

in the Core Strategy, national policy on the historic environment and the relevant 

Design Council Cabe guidance; and  

• Take the opportunity to make a positive contribution to the character and local  

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

context; and, 

 • Are accompanied by a satisfactory Design and Access Statement that fully explains  

and justifies the design approach for the scheme 

 

5.13 Broughton in Amounderness Neighbourhood Plan (adopted 2018) (Core Document A6) 

 The Neighbourhood Plan has a number of objectives, including: 

• Rural Setting- to retain Broughton Village’s rural setting and enhance its 

identity as a distinct settlement and community physically separate from 

Preston’s urban area 

• Development- to ensure that any new development is of an appropriate 

nature, location, scale and design, and in the case of Broughton Village is in 

keeping with and does not undermine the character, rural setting and 

environmental quality of the village (Including through the impact of 

associated vehicle traffic) 

• Environment and Heritage- to realise the potential created by provision of the 

bypass to secure improvements to the quality of both the natural and built 

environment; ensuring that heritage assets (designated and non-designated) 

are identified, conserved and enhanced. 

• Open Countryside- to safeguard and enhance the special character and 

identity of the open countryside areas 

5.14 Heritage Policies within the Neighbourhood Plan are linked to policies EN8 and EN9 of the 

Preston Local Plan 

 

 Central Lancashire Core Strategy (core Document A4) 

 

5.15 Policy 16 relates to heritage assets and states that new development should: 

 

 Protect and seek opportunities to enhance the historic environment, heritage assets and their 

settings by: 

a) Safeguarding heritage assets for inappropriate development that would cause harm to 

their significance; 

b) Supporting development or other initiatives where they protect and enhance the local 

character, setting, management, and historic significance of heritage assets, with 
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particular support for initiatives that will improve any assets that are recognised as being 

in poor condition, and; 

c) Identifying and adopting a local list of heritage assets for each Authority 

 

 National Guidance 

 

 The Setting of Heritage Assets: Historic Environment Good Practice Advice, Planning 

Note 3 (Second Edition), Historic England, 2017  

 

5.16 This provides guidance on setting, and takes as its starting point the NPPF definition as ‘The 

surroundings in which a heritage asset is experienced. Its extent is not fixed and may change 

as the asset and its surroundings evolve. Elements of a setting may make a positive or 

negative contribution to the significance of an asset, may affect the ability to appreciate that 

significance, or may be neutral’.  

 

5.17 The document considers that setting does not just relate to visual considerations, but also ‘the 

way in which we experience an asset in its setting is also influenced by other factors such as 

noise, dust and vibration from other land uses in the vicinity, and by our understanding of the 

historic relationship between places. For example, buildings that are in close proximity but are 

not visible from each other may have a historic or aesthetic connection that amplifies the 

experience of the significance of each.’ 

 

5.18 Nor does consideration of setting need to be restricted to those assets where public access is 

provided. ‘The contribution that setting makes to the significance of the heritage asset does 

not depend on there being public rights or an ability to access or experience that setting.’ 

 

5.19 The guidance asserts that ‘Extensive heritage assets, such as historic parks and gardens, 

landscapes and townscapes, can include many heritage assets, historic associations 

between them and their nested and overlapping settings, as well as having a setting of their 

own’. 

 

5.20 Setting also includes a whole range of attributes which may be considered intangible, cultural 

or intellectual as well as sensory, and the guidance advises that these should also be 

considered in defining the contribution to values and significance. These include: 

The asset’s physical surroundings  

• Topography  

• Aspect  

• Other heritage assets (including buildings, structures, landscapes, areas or 

archaeological remains)  

• Definition, scale and ‘grain’ of surrounding streetscape, landscape and spaces  
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• Formal design eg hierarchy, layout  

• Orientation and aspect  

• Historic materials and surfaces  

• Green space, trees and vegetation  

• Openness, enclosure and boundaries  

• Functional relationships and communications  

• History and degree of change over time  

 

Experience of the asset  

• Surrounding landscape or townscape character  

• Views from, towards, through, across and including the asset  

• Intentional intervisibility with other historic and natural features  

• Visual dominance, prominence or role as focal point  

• Noise, vibration and other nuisances  

• Tranquillity, remoteness, ‘wildness’  

• Busyness, bustle, movement and activity  

• Scents and smells  

• Diurnal changes  

• Sense of enclosure, seclusion, intimacy or privacy  

• Land use  

• Accessibility, permeability and patterns of movement  

• Degree of interpretation or promotion to the public  

• Rarity of comparable survivals of setting  

• Cultural associations  

• Celebrated artistic representations  

• Traditions  

 

5.21 In terms of the attributes of a proposal with potential for impacts on setting, the following are 

deemed to be relevant, although not all may be relevant to any particular development: 

 Location and siting of development  

• Proximity to asset  

• Position in relation to relevant topography and watercourses  

• Position in relation to key views to, from and across  

• Orientation  

• Degree to which location will physically or visually isolate asset  

 

Form and appearance of development  

• Prominence, dominance, or conspicuousness  

• Competition with or distraction from the asset  
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• Dimensions, scale and massing  

• Proportions  

• Visual permeability (extent to which it can be seen through), reflectivity  

• Materials (texture, colour, reflectiveness, etc)  

• Architectural and landscape style and/or design  

• Introduction of movement or activity  

• Diurnal or seasonal change  

 

Wider effects of the development  

• Change to built surroundings and spaces  

• Change to skyline, silhouette  

• Noise, odour, vibration, dust, etc  

• Lighting effects and ‘light spill’  

• Change to general character (eg urbanising or industrialising)  

• Changes to public access, use or amenity  

• Changes to land use, land cover, tree cover  

• Changes to communications/accessibility/ permeability, including traffic, road   

junctions and car-parking, etc  

• Changes to ownership arrangements (fragmentation/permitted development/etc)  

• Economic viability  

 

Permanence of the development  

• Anticipated lifetime/temporariness  

• Recurrence  

• Reversibility  

 

Conservation Principles, Policies and Guidance, English Heritage, 2008- Remains 

current advice for Historic England 

 

5.22 In relation to this Appeal, the relevant sections of this document are considered to be those 

relating to Understanding Heritage Values, Managing Change to Significant Places and 

Conservation Policies and Guidance.  

 

5.23  The guidance outlines the importance of understanding values associated with heritage 

assets, and these include; 

• Evidential Value; the potential of a place to yield evidence about past human activity 

• Historical Value; derives from the ways in which past people, events and aspects of 

life can be connected through a place to the present, and relates to illustrative or 

associative elements 
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• Aesthetic Value; the ways in which people draw sensory and intellectual stimulation 

from a place 

• Communal Value; relates to the collective experience or memory of a place, and its 

meaning for people and communities, and may be classified as commemorative or 

symbolic values, and/or social value, which is associated with places that people 

perceive as a source of identity, distinctiveness, social interaction and coherence. 

 

Statements of Heritage Significance: Analysing Significance in Heritage Assets, 

Historic England Advice Note 12, 2019 

 

5.24 This describes those aspects items of interest which help define significance; 

• Archaeological interest  

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 skills, 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.  

 

National Design Guide (2021) 

5.25 Included in the guidance are ten characteristics of good design. These include Context and 

Identity. In relation to context, well designed places is described as: 

• based on a sound understanding of the features of the site and the surrounding 

context, using baseline studies as a starting point for design;  

• integrated into their surroundings so they relate well to them;  

• influenced by and influence their context positively; and  

• responsive to local history, culture and heritage.  

The guidance calls for new buildings to relate to the heritage of an area, and to be positively 

influenced by: 

• the history and heritage of the site, its surroundings and the wider area, including 

cultural influences;  
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• the significance and setting of heritage assets and any other specific features that 

merit conserving and enhancing 

Identity, or character, of a place comes from the way that buildings, streets, spaces and 

landscape interact, and create distinctive places. Well designed developments should 

respond to the local character and identity, and should be influenced by: 

• an appreciation and understanding of vernacular, local or regional character, 

including existing built form, landscape and local architectural precedents; 

•  the characteristics of the existing built form; 

•  the elements of a place or local places that make it distinctive; and  

• other features of the context that are particular to the area  

 

Central Lancashire Design Guide (SPD) (2012) 

 

5.26 The SPD locates Broughton within the wooded rural valleys category (Figure 3 within the 

SPD), and breaks down Preston’s character into the following broad areas: 

• Central Core 

• Inner Terraces and Industry 

• Inner Suburbs 

• Outer Suburbs 

• Industrial/Business 

• Rural Villages 

 

The SPD locates Broughton within the Rural Villages category. 

 

5.27 Deign Principle 6 of the SPD, on Architecture and Townscape, has the objective; 

To maintain but enhance the positive features of a place and promote its character and 

identity by responding to and reinforcing locally distinctive patterns of development, built 

heritage, culture and landscape. 

 

5.28 The design guide recognises the importance of consultation with stakeholders and the local 

community, and also role of the design review process, stating that: 

 Design Review  

4.23 The NPPF states that local planning authorities should have local design review 

arrangements in place (paragraph 62). The purpose of the design review is to provide 

constructive, impartial and expert guidance to applicants as they develop their proposals to 

ensure high standards of design.  

4.24 Design Review for schemes in Central Lancashire will be undertaken for the Councils' by 

Places Matter! the North West regional design support service. When appropriate Places 

Matter will forward schemes brought to them for national design review with Design Council 
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Cabe. Further details of the design review process and the contact details for Places Matter! 

can be found on their website.  

4.25 The Councils' will identify at pre-application stage which schemes due to their size, 

complexity or impact should be referred to Places Matter!. Alternatively applicants can 

request a design review directly with Places Matter! as part of their consultation process 

during the design development.  

4.26 The Councils' will have regard to the recommendations of the design review and how 

these have been reflected in the submitted design when determining the application.  

6.0 HERITAGE CASE 

 

6.1 Development of the appeal site will impact on the setting of designated and undesignated 

heritage assets, which individually and collectively manifest considerable significance. The 

assets yield evidence of the secular and religious past of Broughton, and its evolution. The 

heritage assessment submitted as part of the planning application acknowledges that the 

development will lead to ‘less than substantial harm’ to the church, which is suggested is 

‘low’. Nevertheless, the wording in the NPPF on heritage harm does not include the potential 

for a sliding scale, merely that there is ‘substantial harm’ or ‘less than substantial harm’. If 

less than substantial harm is identified, then it is harm irrespective of attempts to define it as 

somehow reduced. This has been upheld in case law, including R Shimbles v City of Bradford 

Metropolitan District Council [2018] EWHC 195 (Admin), and more recently in Appeal 

APP/W4325/W/19/3235840, (Land at Thornton Manor, Thornton Hough, Wirral; Para’s 69-70 

reference Shimbles). The Inspector in that case warned that less than substantial harm does 

not equate to a less than substantial objection.  

 

6.2 The NPPF is also clear that a finding of harm to the setting of a listed building or to a 

conservation area gives rise to a strong presumption against planning permission being 

given. The presumption is a statutory one, as stated in the Planning (Listed Buildings and 

Conservation Areas) Act 1990, and is not irrebuttable. Whilst it can be outweighed by the 

public benefits of the proposal (including returning the asset to its optimal use which is not a 

benefit in this particular case) these need to be clear and offer advantages which override the 

harm. Even if it is accepted that there is a relevance to a spectrum ranging from high to low in 

relation to less than substantial harm, the analysis undertaken in this particular case has not 

considered the role of the appeal site itself in relation to the contribution it makes to the 

setting of heritage assets. Nor have the non-visual aspects of setting been taken into account. 

Once these are added to the assessment of the proposals, the less than substantial harm 

needs to account for the partial loss of the rural setting of the heritage assets, including the 

series of locally listed buildings which have been ‘scoped out’ in the submitted heritage 

assessment and not considered at all. Neither have any of the listed buildings within the 

hamlet been considered, with the assessment only considering the impact on views to the 

church. In dismissing the locally listed buildings as ‘irrelevant’, the heritage report failed to 
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take account of the advice in the NPPF, paragraph 203, which states that The effect of an 

application on the significance of a non-designated heritage asset should be taken into 

account in determining the application. The approach in decision making by Preston CC 

without a full assessment on either the group of listed buildings within the hamlet other than 

the church, and the group of locally listed buildings along D’Urton Lane adjacent to the appeal 

site, also runs counter to the policies within the NPPF and the Councils own Policy EN8.  

 

6.3  It is considered that even stand-alone visual impacts are much more substantial than 

described in the supporting heritage report provided by the appellants, and are medium to 

high on the spectrum. The report does not mention the potential of introducing an increased 

level of urbanisation to the setting of the listed buildings, despite the policy requirements of 

preserving the area to the north of the M55 as an area of separation. With the additional, and 

required, consideration of non-visual impacts, a medium level of less than substantial harm is 

reached. 

 

6.4 The significance of the heritage assets relates to their cohesive and interlinked associations, 

and reflect and help to define the townscape of a rural village. This is both a historic context 

and a contemporary context- the construction of the M55 and the bypass have not resulted in 

Broughton being removed from the classification of rural village, nor has it changed the 

landscape classification. The requirement to retain an area of separation as part of the Local 

Plan also confirms that this is acknowledged as a relevant distinction. Whilst the road 

schemes are considered in the submitted heritage report to have ‘largely eroded the serene 

rural character of the listed building’s wider setting to the south and east’ this does not equate 

to complete loss of the setting of the heritage assets, nor does it pre-suppose that any 

development would be acceptable on the appeal site. To dismiss the importance of the 

setting of the heritage assets due to the road, and suggest that the proposal is acceptable 

because it ‘bucks the trend of road developments’ fails to take into account the potential 

impact of cumulative change, which would add further to the ‘erosion of the rural scene’.  

 

6.5 Despite the attempt of the submitted heritage report to both negate the importance of all the 

listed structures apart from the church, and the complete lack of any description on the 

impacts of the locally listed buildings, it is considered that the proposal will have a less than 

substantial impact on the setting of all of the heritage assets. Their significance is based not 

on the over-simplistic binary consideration of their visibility/lack of visibility, but on the 

structures as a collection of symbiotic and homogenous features which collectively describe 

the rural character and townscape of the hamlet. If there is an impact on the church, then this 

also impacts on the remainder of the heritage assets, which are indivisible from the church. 

The significance of the church relies, in part, on its role as the centrepiece for a whole series 

of other, related structures, many of which have high intrinsic merit in their own right. The 

church demonstrates continuity from mediaeval times through to the modern day, and several 
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periods of building and alteration, and has substantial significance, providing evidence for the 

evolution of Broughton from a small rural settlement to obtaining its own parish. It has 

architectural and aesthetic interest through the various building phases and the architectural 

approaches, which form its overall composition as an attractive feature of the area. As a 

parish church it has intrinsic communal value as a focal building, and this status as a 

landmark is also symbolised through its tower which is seen from many locations in and 

around Broughton. The church should be recognised not just for these features, but also as 

the locus for a long established place, which is coherent, distinctive and with a strong identity. 

Whilst the church should not be described as a cipher, it does draw together the various 

elements of Broughton as a settlement.  

 

6.6 The significance of the heritage assets is defined both by intrinsic heritage merit, but also 

their relationship with each other. The locally listed farms along D’Urton Lane provided both a 

congregation for the church and pupils for the school, as well as clientele for the public house. 

There is a historic and functional link between all the assets, which are part of their 

significance. Each of them is a structure which forms part of a rural community, and the rural 

character of the area still remains, and is acknowledged in the Preston Local Plan.  

 

6.7 The impact is more than visual, in that it divorces the existing rural landscape from the 

heritage assets and their fundamental association, removing the opportunity to understand 

the relationship between them and the surrounding countryside. The appeal site itself also 

forms part of the landscape element of the parish, as a rural market settlement set in an 

agrarian context. There is a cultural, functional and intellectual link between the heritage 

assets and the site, in addition to views of the assets from within it, and views from the assets 

towards and beyond the site. The proposal would adversely impact both on the visual and the 

cultural association of the site and the heritage assets.   

 

6.7 The development of the appeal site for the proposed building will lead to a detracting feature, 

reducing the focal point of the church, and the existing character of the series of heritage 

assets, which are satellites of that feature. The height of the tower is c.18.5m, and it is set on 

low ground towards the brook. Although the tower is visible from all directions (see Appendix 

2), it is also partially screened by the mature trees. The trees are essential components of the 

landscape and rural qualities of the hamlet, which help to define it, and the glimpsed views, 

opening out to fuller views in places, are part of an attractive movement sequence. This is not 

an urban church, but one grounded in a rural community, and the landscaping plays an 

important role in its historic and aesthetic qualities. In contrast, the proposal will have an 

overall height of 12m, or the equivalent of 4 modern residential storeys, and a minaret of over 

30m. It is also set on higher ground than the church. The appeal site currently offers a green 

buffer between the road network and the heritage assets, and whilst its levels have changed 

following the construction of the bypass, its visual qualities as a green space remains. In 

views from all directions, the proposal will compete with the church as a focal point.  
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6.8 The RIBA design competition brief which led to the proposal provided clarity on the 

submission requirements, stating that the design should be ‘strong and bold’ and ‘the building 

should have a clear focal point or strong design features which gives character and visibility 

at some distance.’ Any minaret should ‘be subtle and modern in appearance’. It is clear from 

the competition brief that RIBA was looking for a design which provided landmark status. 

There is nothing within the brief which explains the historic context, and the presence of the 

church as a grade II* listed asset. The Design and Access statement submitted as part of the 

application states that the ‘prominent location’ which will be ‘iconic and memorable’ and ‘the 

buildings elliptical form is designed to be experienced by kinetic observers, allowing them to 

perceive and appreciate the structure from various dynamic vantage points.’ As with the brief, 

the Design and Access statement is completely silent on the rural context of the site, and the 

surrounding heritage assets.  

6.9 Despite the guidance in the Central Lancashire Design SPD, the proposal was not peer 

reviewed by Places Matter design review panel, which I would expect with a scheme of this 

magnitude, and with the express intention within the RIBA brief of creating an iconic building. 

This failure by both the applicant and Preston CC to seek an independent review has eroded 

the value of any internal assessments and the impacts of the proposal. 

 

6.10 The Design and Access statement does, however, seek to describe ‘cultural identity’ and 

‘celebrating local history’. Much is made of the cotton mill history of Preston, and the 

designers have sought to link the structure with the chimneys of the cotton mills, stating that 

‘The form and design of the building is reminiscent of a cotton mill and will appear in views as 

a contemporary interpretation of the classic cotton mill design, saying ‘Welcome to Preston, 

City of Cotton.’ The minaret will have the appearance of one of the Victorian mill chimneys 

with the brick skin of the facilities creating a form which is clearly reminiscent of the main 

body of a mill’. 

  Whilst Preston’s mills are an acknowledged part of its history and evolution, and made for a 

distinctive city, they are features of an industrial and highly urban townscape. There were no 

mills or mill chimneys in the Broughton area, with the nearest some considerable distance to 

the south, and within the urban part of Preston. The designers have made no distinction 

between the industrial history of Preston, and its rural hinterland, a hinterland and landscape 

character which is well represented in the heritage assets of Broughton. The proposal does 

not ‘celebrate local history’, but is based on a poorly understood assumption that a mill 

chimney would be an appropriate response to this rural context. Whilst cotton and the mills 

may well represent ‘key characteristics’ and have a ‘long-lasting impact upon Preston’s 

architectural heritage,’ and they may be ‘synonymous with the Preston skyline and are key 

landmarks within the city’, this is not the case with Broughton and its rural landscape. This 

conceptual confusion and imposition of an urban form into the rural landscape, designed to 

be a highly visible landmark and iconic structure, will also act as a detracting feature, leading 

to an effective visual downgrading of the church tower and its role in identifying the hamlet 

within the surrounding area. It will industrialise an area that has not hitherto had any industrial 
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features, creating an urban form in a rural location. There is no historic or functional linkage 

between the character of the area established by the listed and locally listed buildings, and 

industrial processes relating to cotton.  

6.11 In viewpoints provided within Appendix 2 of this proof, the minaret, and in many instances the 

body of the building, will be seen against the church. In Figure 1 it will be seen above the 

church tower, reducing the visual importance of the church, whilst in View 2 the proposal will 

form a prominent and overly dominant feature which will detract from the view of the church at 

a much lower level. View 3 will see the proposal as the visual destination along Garstang 

Road, and whilst the church will remain visible, the scale of the minaret will, again, be the 

dominant feature within the viewpoint.  The view across the church cemetery in View 6 will 

see the loss of the green backdrop and the creation of a highly prominent structure which is 

out of scale with the predominant 2 storey height datum of the Broughton settlement. In 

effect, the proposal leads to a much increased urbanisation of the rural landscape, and the 

roles played by the heritage assets in defining and describing this character. Setting and rural 

character will be much denuded. View 7 will see the proposal effectively replace the church 

as the principle point of visual interest, and impact on its rural setting. 

 

6.12 It is considered that the proposal would cause less than substantial harm to the assets, and 

this includes both visual and non-visual elements. The appellant’s assessments which 

concluded that there would be negligible or neutral impacts have concentrated purely on the 

visual, rather than consider the cultural or intellectual requirements of setting, as described in 

the guidance on setting issued by Historic England. The tangible impacts relate to the 

effective downgrading of existing views of the tower of St John the Baptist due to the 

imposition of a detractor landmark structure. Rather than concluding that these visual impacts 

are negligible, it is considered that they are more severe and substantial, leading to the 

fundamental dilution of the setting of the heritage assets. In addition, there appears to be no 

consideration of the intangible in relation to the development. There is a failure to 

acknowledge the role played by the heritage assets as a series of related structures set within 

a rural landscape, which collectively help to define character, and form part of their 

significance. There is also the failure to differentiate between the established and 

acknowledges character of urban and industrialised Preston, and the rural landscape of 

Broughton. The overly assertive proposal has been deliberately designed to reflect the cotton 

mills of the city centre, and there has been no attempt to recognise the very different context 

of Broughton, nor no acknowledgment of its heritage assets.  

 

6.13 Taking both the visual (tangible) and cultural/intellectual (intangible) impacts together, it is 

considered that the proposal would cause harm to the assets, which would be less than 

substantial. In my view, clearly there is less than substantial harm to designated assets of 

high importance, and I consider it be medium, and not low or even negligible. This harm 

should attract very great weight in my view, given that there are numerous assets affected of 

high importance and significance, and there would need to be a very clear and convincing 
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justification indeed to warrant it. The public benefits required to outweigh this harm have not 

been identified. 
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