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1. This is an Inquiry in relation to the outline planning application by Cassidy + Ashton 

Group Ltd for 1no. place of worship and associated parking facilities (with all other 

matters reserved) (‘the Scheme’) made to Preston City Council (‘the Council’) at Land 

to the south of D'Urton Lane, Preston, PR3 5LD (‘the Site’). 

 
2. The Council resolved to grant permission for the Scheme – pending a satisfactory s.106 

obligation being completed – on 3 February 2022. However, before the decision notice 

was issued the Scheme was called in by the Secretary of State on 5th April 2022. 

 

3. The Site – in policy terms – sits within the open countryside. But in reality, it is 

dominated and defined by the surrounding local and strategic road network. It is 

bounded by infrastructure on three sides (M55, James Towers Way and D’Urton Lane) 

and is perceived as elevated area of vacant grassland of no particular quality.  

 

4. The decision of Members to grant permission was one made after considerable scrutiny 

and consideration. Determination of the application had previously been deferred to 

allow for further information to be provided to address the concerns of Officers and 

Members. It was only after that information was provided, and clarity given over the 

design, traffic, parking, need and public benefits of the Scheme, that the Council 

resolved to grant permission.  

 

5. The reason for stressing this at the outset is because the Council are not taking an 

ambivalent position in relation to this Inquiry. The Council – through the evidence of 

Ms Holden – is here to justify why its detailed and considered position is one which the 

Secretary of State should also adopt. The Scheme is the exactly the type of high quality 

outstandingly designed and socially inclusive development that Preston wants at this 

strategic gateway to the city.  

 

6. The Inspector in the Post CMC Note set out the six main issues for this Inquiry to 

consider. Each of them will be dealt with by Ms Holden (drawing on the representations 

from statutory consultees and the evidence of the Applicant):  

 
i) The extent to which the proposed development is consistent with 

the development plan for the area; 

  



ii) 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; 

 

iii) The effect on highway safety by way of traffic generation, car 

parking and the Guild Wheel cycling and walking route; 

 

iv) The design quality of the proposed development; 

 

v) The effect on the character and appearance of the area, including 

the countryside and Broughton village; 

 

vi) Planning balance, including need and the benefits of the scheme, 

as well as drainage and other considerations. 

 
7. In relation to the first main issue, it is agreed between all the parties that the Scheme 

would formally be contrary to CS Policy 1 and LP Policy EN1. This is because the Site 

is within the policy designation for open countryside and does not fall into the limited 

exceptions for development in the open countryside (infill, rural workers dwellings etc).  

 

8. While the Council accepts – because of the centrality of those policies to the spatial 

strategy – that this means that the Scheme would be contrary to the development plan 

as a whole, this does not mean that the proposal does not draw support from other 

policies within the plan. As agreed in the Statement of Common Ground1 the Scheme 

would accord with a wide variety of policies in both the Core Strategy and the Local 

Plan including the specific policy on Community Facilities (CS 25).  

 
9. Furthermore, the statutory approach under s.38 (6) of the Planning and Compulsory 

Purchase Act 2004 (‘the 2004 Act’) allows for decisions to be made not in accordance 

with the development plan if material consideration indicate otherwise. The Council 

will set out at this inquiry why there is significant justification from ‘material 

considerations’ (such as design and local need as supported by various policies within 

the NPPF) to depart from development plan in this instance.  

 

10. This justification partly comes from the lack of other significant harm from the 

proposals – beyond the policy harm that comes from development being in the ‘open 

countryside’.  

 

 
1 SoCG – Para 25 



11. As Ms Holden will address under issue ii) there is only a negligible heritage harm due 

to the limited impact that the Scheme would have on the setting of the Grade II* listed 

Church of St John the Baptist. The limited view from the Site to the Church being 

significantly altered already through the completion of the Broughton bypass in 

October 2018. Although negligible is still a ‘harm’ - and is therefore categorised as less 

than substantial harm which must be both weighed against the public benefits of the 

proposal2 and require the Secretary of State to give ‘great weight’ to the assets 

conservation3 as well as triggering the statutory duty under s.66 of the Planning (Listed 

Building and Conservation Area) Act 1990 – the lower nature of the heritage harm 

should be reflected as part of the overall planning balance.  

 

12. Equally under issue iii) the Scheme is now accompanied by a detailed Transport 

Assessment, refined Technical Highways Note and detailed Car Park Management Plan 

– which will be secured by way of a planning obligation. Together this both shows that 

there will be no severe residual cumulative impact on the road network (a point 

reflected by the lack of objection from National Highways and Lancashire County 

Council) and ensures that there will be sufficient parking for the Scheme in a manner 

which will also encourage sustainable modes of travel to the Site. In fact, far from an 

absence of harm, the Council view the Scheme as bringing a limited public benefit in 

the proposed off-site improvements which would enhance the Guild Wheel cycle route.  

 

13. The Council will also set out – under issue v) – why there is no adverse impact on the 

character of the area both as ‘open countryside’ or as Broughton village. As touched 

upon earlier it is important to go beyond the policy designation of this Site and 

understand how it is perceived and experienced ‘on the ground’. The Site is separated 

from both the village of Broughton and the wider open countryside by the Broughton 

Bypass. As will be addressed by Ms Holden this is not a Site which makes any positive 

contribution to the landscape, and the development of it in this way will not have any 

adverse effect.  

 

14. This lack of significant harm is then followed by the significant benefits that the 

Council view the Scheme as bringing to the area.  

 
2 NPPF 202 
3 NPPF 199 



 

15. As will be addressed in relation to main issue iv) this is a Scheme of outstanding and 

innovative design quality. The ‘Brick Veil’ design was the unanimous winner of a 

RIBA-led competition that had 213 submissions. It is a design which the Council view 

as having a foot both in the past and the future. It reflects back to the history of Preston 

and its long-held association with the cotton industry, while looking forward both in 

the social cohesion it promotes (such as through its multi-purpose hall open to all as a 

community space), and the sustainable principles it embeds within its design. As Ms 

Holden will set out it should be considered a ‘landmark’ building, positioned at a 

strategic entrance to Preston, and which reflects the history, cultural and societal facets 

of Preston and the communities within it - which this Council represents.  

 

16. It is the fact that this will be an outstandingly designed community facility which forms 

an important part of the overall planning balance – and one which gains support from 

the NPPF both in terms of the social objective and the promotion of outstanding design. 

But that is not the only benefit.  

 

17. The Scheme is first and foremost a mosque and one which will meet the evidenced need 

of those of the Muslim faith in this area to worship. While it is a scheme of international 

quality in terms of design, it is designed to meet a local community need. This is on top 

of the environmental and economic benefits which come from a sustainable Scheme 

which will generate work in the local area from its construction.  

 

18. Overall – in relation to main issue vi) Ms Holden will set out why the Council concluded 

that despite the Scheme being contrary to the development plan as a whole, there are 

significant benefits (deriving policy support both from local and national policy) which 

together form the material considerations that justify the granting of planning 

permission.  

 

19. The Council will - through this Inquiry – show how this is a proposal that reflects the 

Council’s firmly held view of Preston as a socially inclusive and tolerant city which 

demands and deserves development of outstanding and innovative design to serve the 

local communities at its heart. This is why the Council will– at the conclusion of this 

Inquiry – respectfully request for the Inspector and Secretary of State to approve the 

application.   



 

 

Piers Riley-Smith 

       2md August 2022 
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