
 

Page | 1  

 

 

 

 

 

 

 

 

TOWN AND COUNTRY PLANNING ACT 1990 – SECTION 77 AND TOWN AND COUNTRY 

PLANNING (INQUIRIES PROCEDURE) (ENGLAND) RULES 2000 

 

 

APPLICATION BY CASSIDY + ASHTON GROUP LTD 

SITE ADDRESS: LAND TO THE SOUTH OF D’URTON LANE, PRESTON, PR3 5LD 

 

LPA REF: 06/2021/0431 

PINS REF: APP/N2345/V/22/3296374 

 

 

Joint Statement of Common Ground between Preston City 

Council and Cassidy + Ashton Group Ltd 

 

  



 

Page | 2  

 

 

INTRODUCTION 

 

1. This Joint Statement of Common Ground has been agreed between Preston City Council 

and Cassidy + Ashton Group Ltd.  Unless otherwise expressly stated in this document, 

nothing is to be taken or otherwise implied as agreed. 

 

SITE DESCRIPTION 

 

2. The application site relates to an area of vacant land formerly occupied by the construction 

compound for the Broughton Bypass, extending to 0.89 hectares, at the western end of 

D’Urton Lane.  Following the completion of the bypass, the site was cleared but not 

restored.  

 

3. The M55 motorway is located to the south of the site, with the Broughton Bypass (James 

Towers Way) located to the west and north of the site. To the east of the site is a mixture 

of small-scale residential development and undeveloped land, albeit some of the latter has 

planning permission for housing.  To the immediate north of the site is D’Urton Lane, which 

incorporates a part of the Guild Wheel. 

 

4. The application site sits in an elevated position. The access point is level with D’Urton Lane 

however, the existing access into the site rises up to reach the overall height of the land 

which is similar to that of the M55 motorway located to the south separated by the 

motorway slip road.  There are existing trees on the periphery of the site including several 

large fir trees on the southern boundary facing the M55. 

 

DESCRIPTION OF THE PROPOSED DEVELOPMENT 

 

5. The proposed development consists of the erection of a place of worship to be used as a 

mosque with access taken from the existing and established access point to the site off 

D’Urton Lane in the north east corner of the site. 

 

6. The proposed mosque will be sited in the south west corner of the site with 150 car parking 

spaces located in the centre and centre-east of the site adjoining the access.  The proposed 

building is to be an oval shaped, three-storey building with a flat roof, including a minaret 

which will be formed from curved precast concrete panels clad in brickwork. The building 

is to have a maximum height of 12 metres and the minaret would have a height of 30 

metres. 

 

7. The building is to have uniform, triangular glazing to the perimeter façade with a larger 

triangular opening in the north elevation to be used as the entrance to the place of 

worship. The submitted design scheme is the winning design of an International RIBA 

competition. The proposed floor plans indicate that the prayer hall will accommodate 248 

prayer mats and an ablution room located on the ground floor, as well as the entry way 

and lobby areas. On the first floor there will be a multi-purpose hall, adult Quran class 
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room, Mihrab, female ablution room, kitchen and crèche. On the second floor there will be 

a relaxation room, meeting room, Islamic library and gallery.  The scheme also incorporates 

a service building located adjacent to the entrance along the northern boundary of the site. 

 

8. Following revisions to the original application, the application is in outline with only 

landscaping reserved for future determination. 

 

DEVELOPMENT PLAN POLICIES 

 

Statutory Development Plan 

 

9. The statutory Development Plan comprises: 

 

• The Central Lancashire Core Strategy (CS) was adopted in July 2012 and covers the 

period 2010-2026. This is a joint Core Strategy between Preston City Council, South 

Ribble Borough Council and Chorley Borough Council and covers the three 

administrative boundaries. 

• Preston Local Plan 2012-2026 (Site Allocations and Development Management 

Policies DPD) was adopted in July 2015 and allocates land to meet the development 

needs of Preston to achieve the vision set out in the CS. It also sets out development 

management policies for the City. 

• Joint Lancashire Minerals and Waste Development Framework Core Strategy was 

adopted in February 2009 

• Joint Lancashire Minerals and Waste Local Plan Site Allocation and Development 

Management Policies was adopted in September 2013. 

• Broughton-in-Amounderness Neighbourhood Development Plan 2016-2026 was 

made in December 2018. 

 

10. Central Lancashire Core Strategy (CS): 

 

• Policy 1 - Locating growth 

• Policy 2 - Infrastructure 

• Policy 3 – Travel 

• Policy 13 - Rural economy 

• Policy 16 – Heritage Assets 

• Policy 17 - Design of new buildings 

• Policy 18 - Green infrastructure 

• Policy 21 - Landscape character areas 

• Policy 22 – Biodiversity and Geodiversity 

• Policy 25 - Community facilities 

• Policy 26 - Crime and community safety 

• Policy 27 – Sustainable Resources and New Developments 

• Policy 29 - Water management 

• Policy 30 - Air quality 
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11. Preston Local Plan 2012-2026: Site Allocations & Development Management Policies (PLP): 

 

• Policy ST1 - Parking standards 

• Policy ST2 - General transport considerations 

• Policy EN1 - Development in the open countryside 

• Policy EN2 - Protection and enhancement of green infrastructure 

• Policy EN7 – Land Quality 

• Policy EN8 – Development and Heritage Assets 

• Policy EN9 - Design of new development 

• Policy EN10 – Biodiversity and Nature Conservation 

• Policy EN11 – Species Protection 

 

12. There are no specific policies of relevance in the Joint Lancashire Minerals and Waste 

Framework Core Strategy other than a reference to safeguarding mineral deposits. 

 

13. The northern part of the site adjoining D’Urton Lane falls within a Mineral Safeguarding 

Area as identified in the Joint Lancashire Minerals and Waste Local Plan Site Allocations 

and Development Management Policies. Policy M2 identifies areas where development 

may be restricted in order to safeguard mineral deposits. 

 

14. In December 2014 Lancashire County Council issued a guidance note on the 

implementation of Policy M2.  It stated that: 

 

“Small ribbons or isolated occurrences of mineral resource are unlikely to be economic to 

work and so sterilisation may not be an issue. Likewise, if the surrounding area is developed 

to such an extent that it makes the potential extraction of minerals uneconomic it can be 

considered that the mineral resource is already sterilised; for example if the area contains 

scattered houses, or fields broken up by roads, that reduce the amount of free land 

potentially developable for a quarry.” 

 

15. The Council and the applicant agree that this consideration applies to the mineral deposit 

in the immediate vicinity of the application site and that it is therefore already sterilised 

and as such further agree that Policy M2 of the Joint Lancashire Minerals and Waste Local 

Plan is not an issue and is outweighed by material considerations in any event such that it 

cannot be applied to the application site. 

 

16. Broughton Neighbourhood Plan 

 

• Policy NE2 – Visual Impact of New Development 

• Policy CF1 – Guild Wheel, Public footpaths and bridleways 

• Policy HE1 – New developments close to Heritage Assets 

 
Emerging Development Plan 
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17. The three Central Lancashire Authorities are currently undertaking a review of the 

development plan(s) for the area and are working towards the preparation of a Joint Local 

Plan for Central Lancashire. This will be a single planning document containing the Council’s 

vision and objectives. This is at a very early stage of production with the stage 1 

consultation on Issues & Options (I&O19) having closed in February 2020. The stage 2 

Preferred Options (Regulation 18) is expected to be published for consultation by the end 

of 2022. The submission to the Planning Inspectorate for examination is not expected until 

the end of 2023, with its adoption anticipated in the first half of 2024. This review is too 

early in its production to be given any weight in this application. 

 

OTHER PLANNING POLICY AND SUPPLEMENTARY PLANNING GUIDANCE 

 

Supplementary Planning Guidance 

 

18. The following supplementary planning guidance: 

 

• Central Lancashire Supplementary Planning Document: Design Guide 

• Central Lancashire Supplementary Planning Document: Rural Development 

 

National Planning Policy 

 

19. The following national planning guidance : 

 

• National Planning Policy Guidance [2021 iteration] 

• National Planning Policy Framework (The Framework) 

• National Planning Practice Guidance (NPPG) 

• National Planning Policy for Waste 

• National Design Guide 

 

RELEVANT PLANNING HISTORY 

 
20. The  following planning applications have been granted on the application site: 

 
• 06/00/0678 - Planning permission for the construction of Broughton Bypass approved 

by Lancashire County Council July 2001 

• 6/06/0589 - Renewal of permission 06/00/0678 for construction of Broughton Bypass 

approved by Lancashire County Council July 2008 

• 06/2013/0528 – Renewal of permission 06/06/0589 for construction of Broughton 

Bypass and improvements to existing highways Approved by Lancashire County 

Council December 2013. 

 

MATTERS OF AGREEMENT 

 

Planning Policy 
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21. The application site is located within the open countryside as identified on the Policies Map 

of the Adopted Preston Local Plan 2012-2026 (Site Allocations and Development 

Management Policies) as set out under Policy EN1. 

 

22. The proposed development accords with the following policies of the statutory 

development plan and of the NPPF: 

 

Central Lancashire Core Strategy 

 

Policy 2 

Policy 3 

Policy 13 

Policy 16 

Policy 17 

Policy 21 

Policy 22 

Policy 25 

Policy 27 

Policy 29 

Policy 30 

 

Preston Local Plan 

 

Policy EN7 

Policy EN8 

Policy EN9 

Policy EN10 

Policy EN11 

Policy ST1 

Policy ST2 

 

NPPF 

 

Para. 111 

Para. 126 

Para. 130 

Para. 134 

Para. 162 

Para. 174 

Para. 183 

Para. 184 

Para. 202 
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23. The development does not accord with Core Strategy Policy 1(f) and Preston Local Plan 

Policy EN1 of the development plan but there are material considerations which indicate 

that planning permission should be granted. 

 

Design quality 

 

24. The Council and the applicant are in agreement that the proposed Mosque is of an 

innovative and high quality design having resulted from a rigorous, international design 

competition organised by the Royal Institute of British Architects. 

 

Heritage 

 

25. The Council and the applicant are in agreement that there will be less than substantial 

harm, to the setting of the heritage assets including the Grade II* listed St John’s Church. 

There is no objection from Historic England. 

 

Highways and car parking 

 

26. The Council and the applicant are in agreement that the proposed development will have 

no material impact upon the strategic highway network.  They are also in agreement that 

the development incorporates sufficient car parking provision and that the measures 

proposed for the management of the car park which could be secured by a S106 obligation 

will ensure that it functions in an efficient manner.  Both parties note that the Highways 

Authorities do not object to the application and agree that there will be no material impact 

upon the strategic highway network. 

 

Need 

 

27. The Council and the applicant agree that a need for the Mosque has been adequately 

demonstrated from the local population of which a significant and growing proportion is 

Muslim with circa 310 families being identified in the immediate local area. 

 

Other matters 

 

28. The Council and the applicant are in agreement that all other technical considerations have 

been satisfactorily addressed as evidenced by the fact that there are no outstanding 

objections from statutory consultees. 

 

Planning Conditions 

 

29. The Council and the applicant have agreed the set of planning conditions attached as 

Document A. 

 

Section 106 Agreement 
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30. The Council and the applicant have agreed the s106 agreement attached as Document B. 

 

MATTERS OF DISAGREEMENT 

 

31. There are no substantive matters of disagreement between the Council and the applicant 

though there is disagreement on the weight to be attached to the material considerations 

weighing in favour of the application. 

 

Conclusion 

 

32. The Council and applicant are in agreement that the application should be approved under 

Section 38(6) of the Planning and Compulsory Purchase Act 2004. 

 

 

 

Signed:  

 

Name: Alban Cassidy 

 

Dated: 23 May 2022 

 

Signed:  

 

Name: Laura Holden, Senior Planning Officer 

 

Dated: 24 May 2022 

 

 


