
 
 
 

Town and Country Planning Act 1990  

Section 77 & 

Town and Country Planning  

(Inquiries Procedure) (England) Rules 2000 

 

 

‘Called-In’ Planning Application by Cassidy and Ashton Group Limited  

Land to the south of D’Urton Lane, Preston, PR3 5LD 

 

 

Planning Proof of Evidence on behalf of  

Broughton in Amounderness Parish Council  

by Jackie Copley, MRTPI, MA 

 

 

 

 

 

PINS: APP/N2345/V/22/3296374 

LPA: 06/2021/0431 

Date:  4th July 2022



Broughton Parish Council   Planning Proof of Evidence 
 

 
Page 2 of 109  APP/N2345/V/22/3296374 

Contents 

                 

EXECUTIVE SUMMARY        

1. INTRODUCTION        

2. APPLICATION SITE       

3. DEVELOPMENT PROPOSAL       

4. PLANNING POLICY       

5. NEED AND BENEFITS 

6. BROUGHTON VILLAGE COMMUNITY 

7. HERITAGE HARM 

8. LANDSCAPE AND VISUAL IMPACTS       

9. OTHER ADVERSE IMPACTS      

10. PLANNING BALANCE 

11. CONCLUSION & RECOMMENDATION 

12. DOCUMENT REFERENCES  

13. APPENDIX ONE   

  



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 3 of 109  APP/N2345/V/22/3296374 
 

Executive Summary 

 

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

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

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

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

and Country Planning Institute. 

 

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

own assessment of the key issues arising in this case. 

 

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

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

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

Lane for a place of worship and associated parking facilities (all other matters 

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

 

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

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

have considered the development proposal at the particular location. I assess the 

extent to which the proposed development is consistent with the development plan 

for the area, and unlike the Council find that the proposed development is contrary to 

the development plan to a significant extent.  

 

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

has provided some indication of local support, in my view it is not substantive or 

qualitative enough to constitute robust evidence before the Inquiry to justify the need. 

The proper approach would be to undertake a full survey of the Muslim community’s 

needs with analysis in order to identify site options that could be assessed against 

objective criteria to ensure a preferred location that maximises future community 

benefits. 

https://selfservice.preston.gov.uk/service/planning/ApplicationView.aspx?AppNo=06/2021/0431&Id1=202205190808064bde4e0eae50e3e7
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VI. The applicant has claimed a number of benefits, which in my view are assumed and 

overstated. Because the need for such a community facility has not been robustly 

evidenced, it cannot be said with certainty that this is a suitably located site, 

particularly given the scale of the facility, and its large form and variety of functions, 

desired by the applicant. The applicant makes clear that the site is being progressed 

simply because it is available, not because it is in the right location in terms of 

sustainability criteria or in line with the policies of the adopted development plan. 

There is no mention of the Broughton Neighbourhood Development Plan (CD.A6).  

 

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

Hastings to understand the local neighbourhood plan context. I have considered the 

impact of the development proposal on the local community, and I am of the view 

that such a community facility should be planned based on a consensus approach. 

 

VIII. In my opinion, an iconic landmark building is a much more strategic matter than one 

of local significance to Broughton, but for wider Preston for the City Council to 

progress jointly with the Central Lancashire authorities, and expressly with the 

intended recipient local community to ensure all local needs are fairly met and to 

avoid disagreement that could risk provoking tensions in the local community. 

 

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

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

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

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

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

 

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

amenity impacts. The site is in an open countryside setting and the predominant 

landscape character is one of open green fields forming a gateway into Broughton 

Village. The design brief failed to capture the receiving context adequately and 

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

entrance to Broughton Village and overwhelm the heritage cluster with harm to the 
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setting of the heritage assets that are listed due to their significance. The harm to 

landscape and visual amenity cannot be designed or mitigated to an extent that the 

building would blend into the built and natural environment in the long term. This 

harm should be given significant weight in the planning balance. 

 

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

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

including foul waste, light pollution, noise, air quality, ecology, land quality and 

minerals. 

 

XII. In making my assessment for travel, parking, and highway safety, I have considered 

the findings of Mr Ian Millership of CTS Traffic and Transportation who has provided 

Broughton Parish Council with advice on transport documents submitted with the 

application for the mosque.  

 

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

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

motorway and those already approved should be fully considered.  

 

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

the limited benefits. I disagree with Preston planners that the matter is finely 

balanced. I find overall, there is a clear negative planning balance arising from the 

proposed mosque in this particular location.  

 

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

Secretary of State refuses the application.  
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1 Introduction 

 

1.1 My name is Jackie Copley MRTPI MA BA (Hons), PgCERT (urban design) and I have 

prepared this Planning Proof of Evidence, on behalf of Broughton in Amounderness 

Parish Council, which has Rule 6 Party status under Rule 6(6) of the Town and Country 

Planning (Inquiries Procedure) (England) Rules 2000, as amended. 

1.2 I have been a chartered member of the Royal Town Planning Institute since November 

2001, and hold the following qualifications: 

• Masters in Town & Regional Planning, Leeds Metropolitan University (1999);  

• Bachelor of Arts Degree with Honours in Town & County Planning, University of 

Manchester (1992); and, 

• A Postgraduate Certificate in Urban Design, University of Salford, (2012).  

 

1.3 I have worked as a planner for over 30 years in the public, private and voluntary 

sectors. I started my career in regeneration partnerships in Hulme in Manchester, 

and The Quays in Salford (1992-2001). I covered a wide range of physical, 

environmental, economic, and social projects, such as The Lowry, Metrolink and the 

Water sports Centre at Salford Quays. I coordinated the production of the 

Manchester Design Guide. In these positions I worked with faith groups to identify 

new building locations.  

 

1.4 In consultancy, with Atkins, and Roger Tym & Partners (2002 – 2012), I managed a 

variety of multi-disciplinary projects and prepared local plan evidence bases, 

including Green Belt Reviews, Employment Land Reviews, Strategic Housing Land 

Availability Assessments, Brownfield Registers and Strategies, Retail Heath-checks, 

and Multi-Modal Transport studies. I developed site briefs for new development. 

 

1.5 For the past decade I have worked for the CPRE, the Countryside Charity, in Cheshire, 

Lancashire, Liverpool City Region, and Greater Manchester, now as Planning 

Director. I have gained experience in the conservation and enhancement of rural 
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places. I have undertaken critical assessments of rural landscape and visual impact 

appraisals including within the context of heritage settings.  

 

1.6 The opinions in this proof of evidence are my own and they are independent from 

my role at CPRE. The information provided in this proof of evidence is true, and it has 

been prepared in accordance with the standards of the Royal Town Planning 

Institute.  

 

Proof of Evidence Structure 

 

1.7 In responding to the Main Issues identified by the Inspector at the Case Management 

Conference on the 31st May I provide evidence in respect of the following in the 

numbered sections: 

2. Application site; 

3. Development proposal; 

4. Planning policy context; 

5. Need and benefits; 

6. Broughton Neighbourhood Development Plan; 

7. Heritage harms; 

8. Landscape character and the visual impacts; 

9. Other adverse impacts (including to sustainability and climate change, parking 

and access, highways, drainage, ecology, among others);  

10. Planning Balance; and, 

11. Conclusions and Recommendation. 

 

1.8 I have read the Statement of Common Ground between the parties, and I 

understand what is proposed in the conditions and Section 106 Agreements. 
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2 Application Site 

 

2.1 The application site measures 0.89 hectares and is highly prominent. It is shown by 

the red line below. 

  

Extract: the application site – Lancashire County Council Mario map 

 

 

2.2 I visited the site on Tuesday 3rd May and Tuesday 17th May to consider the physical 

attributes of the site in its landscape setting and proximity to the heritage cluster 

around St John the Baptist Church. 

 

2.3 It was previously used as agricultural grazing pasture for sheep and cows and there 

was a farmhouse, which has since been demolished.  

 

2.4 The site was used temporarily for a construction compound for the bypass, and 

subsequently seeded with wildflowers, as part of ecological mitigation for the 

adverse biodiversity impact of the road construction project.  

 

2.5 In the context of Government’s Planning Practice Guidance that states: “Greenfield 

land is not appropriate for inclusion in a brownfield land register,” (see para. 011, 

Reference ID: 59-011-20170728, Revision date: 28 07 2017), it is my opinion that the 
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site cannot be considered as previously developed land (also refer to CD.A1 Preston 

Local Plan Glossary) or as a brownfield site.  

 

Location 

 

2.6 The application site is located to the north of the City of Preston, in the southern part 

of the Broughton in Amounderness parish area, and Preston Rural East ward. It is to 

the south of the heart of the early settlement of Broughton as shown by the red line 

on the map extracts below).  

Extract: Preston City Council Local Plan Map CD.A2 to show site context within wider Preston.  

 

 

Extract: Lancashire County Council Mario Map - Broughton in Amounderness Parish Council Area 
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Neighbouring land uses 

 

2.7 To the north of the site is the residential property Gray’s Cottage, and to the north 

east is Church Hill Farm. Situated beyond Gray’s Cottage to the north of James Tower 

Way is the Blundel Brook, and the setting of the heart of the early settlement of 

Broughton with St John the Baptist’s Church a grade II* Listed Church and graveyard, 

dating back 600 years and a cluster of grade II listed heritage assets, including the 

parish school, village stocks and cottage with a mounting block.  

 

2.8 To the north and east within the site, and to the south outside of the site are clumps 

of wooded areas.  

 

2.9 To the east is a new gated private residential development with housing to the 

northern part of the site and an open grassed garden area to the southern part.  

 

2.10 There is an extant permission for further residential development on D’Urton Lane, 

application ref. 06/2015/003 for access and layout for the erection of 6no. 

residential dwellings and associated access works at: Church Hill Lodge, D’Urton 

Lane, Broughton, Preston. The same applicant submitted both this and the 

application for the mosque.  

 

Extract: Application no: 06/2015/003 – Preliminary Site Plan 
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2.11 To the south of the site is the M55 motorway at Junction 1, and the roundabout of 

the A6. The motorway marks the spatial and visual boundary to the urban area of the 

City of Preston.  

 

2.12 To the west of the site is a grassy sloped area leading down to the newly constructed 

James Towers Way. As mentioned, the green slope forms part of the ecological 

mitigation area for the bypass and it has a number of newly planted specimens at 

the site boundary. To the west of the Bypass is open countryside and the agricultural 

fields associated with Bridge House Farm. The fields are bounded by a wooded area 

at the boundary with the M55 slip road.  

 

Prominence 

 

2.13 The site is highly prominent due to its raised position relative to the A6 and with 

steep slopes leading up to it that create a green and open mound form at the 

entrance to the rural Parish of Broughton and Amounderness. It is thought to have 

once been the location of a Roman fort (see separate proof of evidence of Cllr 

Hastings). The prominence of the site is demonstrated by the extract from Google 

Earth below, the red line indicates where the site boundary is, and the tower of St 

John the Baptist’s Church, the bypass in the context of the open countryside location 

with Beacon Fell and Bowland Fells in the distance. 

 

Extract: Google Earth, street view of the site shown in red 
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2.14 The top of the site is level and prominently visible from vehicles on the M55 

Motorway, which has a slip road, forming the site boundary to the south. When 

driving into the parish from the roundabout there is a view of the development site, 

and across the dual carriageway the church tower is visible.  

 

Ecology 

 

2.15 There are existing trees at the periphery of the site, including large fir trees on the 

southern boundary. During my visit, when looking into the site, I noted a range of 

insects and birds present at the site, including a landing heron. The site is in 

proximity to Blundel Brook river and woodland corridor, which is an important 

ecological corridor, and the site is likely to have a value to the local ecology.  

 

Countryside landscape character 

 

2.16 In the context of the open countryside when facing the site from the south towards 

the north the site is predominately open and green with a rural character. Of note, 

the application documentation only shows the site facing away from the heritage 

properties, towards the motorway and urban area of Preston, which in my opinion is 

misleading. In reality, the site is not in an urban context, rather it is within an open 

rural setting.  

 

Access 

 

2.17 In my view the site access is heavily constrained, via a steep incline, off an adopted 

highway, D’Urton Lane, which is a cul-de-sac leading off James Tower Way, the 

recently constructed Broughton Bypass.  

 

2.18 There is a traffic regulation order in force that prohibits parking on both sides of a 

lane, due to ongoing parking problems.  
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2.19 The eastern end of D’Urton Lane is open to pedestrians and cycles as it forms part of 

the Guild Wheel Cycle route, and it is blocked off to motorised vehicles. Lancashire 

County Council has plans to construct a dedicated cycle lane and pedestrian 

footpath, which in future will significantly narrow the road carriageway outside of 

the site entrance.  

 

Summary 

 

2.20 In summary, the site is small in size, yet it is highly prominent at the gateway to the 

historic village settlement of Broughton in open countryside, located to the north of 

the M55 motorway outside of the built-up extent of the City of Preston.  

 

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

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

assets, which is the historic core of the Village.  

 

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

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

D’Urton Lane.  

 

2.23 The site has a heavily constrained access. 
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3 Development Proposal 

 

3.1 The outline planning application 06/2021/0431 has been revised since the 8th July 

2021 Planning Committee deferral when it was for access only.  It now includes 

access, appearance, layout, and scale of a development proposal for a new build 

mosque, with ancillary features including parking facilities and access works from the 

existing track off D’Urton Lane, Preston, PR3 5LD.  

 

3.2 In response to the deferral decision, the applicant has submitted: 

• Proposed elevations;  

• Proposed floor plans;  

• Proposed site plan;  

• Amended Planning, Design and Access Statement DAS CD.C17;  

• Statement of Need;  

• Traffic Management Plan;  

• Car Park Management Plan;  

• Updated Heritage Statement; and,  

• Statement of Public Benefits.  

 

3.3 The amended Planning, Design & Access Statement (DAS) CD.C17 states that the 

design for the mosque came via a RIBA open competition. The RIBA design 

competition brief sets out, under design guidance, that: 

“The intention is to produce a strong and bold design that is 

clearly identifiable as a place of worship but not necessarily to the 

extent that it is dominated by the traditional Islamic designs.” 

 

3.4 Under the heading of “Objectives” (page 6) of the brief establishes that it intends for 

a mosque to be designed in accordance with the principles of great British 

architecture, and due to the prominent setting, visible from a large part of the 

surrounding area including key routes into Preston. It states:  

https://selfservice.preston.gov.uk/service/planning/ApplicationView.aspx?AppNo=06/2021/0431&Id1=202205190808064bde4e0eae50e3e7
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“The intention is that the mosque will be designed in accordance 

with the principles of great British architecture as evidenced by the 

many examples of grand places of worship throughout the country 

of a variety of denominations which take and apply a variety of 

influences which in this case can include Islamic style.  

With a location close to the main built up area but in its own, 

prominent setting, visible from a large part of the surrounding 

area including key routes into Preston, there really is an 

opportunity for a great design to be achieved which will become a 

proud element of Preston’s skyscape for many years to come.”  

(page 6).  

3.5 There is no mention of the site being in a rural setting and forming a gateway into 

the rural Parish of Broughton in Amounderness anywhere in the brief.  

 

Access 

3.6 As stated, the access is from the steep slope at D’Urton Lane, which is a cul-de-sac 

accessed from James Tower Way, and the route of the Guild Wheel, which 

Lancashire County Council intends to develop a separate cycle way and pedestrian 

footpath that will narrow the road carriageway. See site plan below.  

 

3.7 Since the July 2021 Planning Committee Meeting, the applicant provided a Traffic 

Management Plan CD.C39, Car Park Management Plan (CPMP) CD.C15, CPMP 

Technical Note CD.C16 and an updated Highways Technical Note CD.C24. The 150 car 

parking spaces located to the northeast and east of the building, now includes: 

• 10 staff spaces,  

• 77 car share spaces,  

• 47 standard spaces 

• 4 electric vehicle charging points 

• 12 mobility spaces 
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3.8 The CPMP CD.C15 seeks to overcome anticipated car parking problems identified 

originally by the application case officer when recommending refusal, reason 2 in 

Planning Committee report, 8th July 2021.  

 

3.9 The CPMP CD.C15 suggests that at the site during Friday Jumah prayers 77 car share 

spaces are available for reservation prior to arrival via an online booking system. It is 

assumed that two people will share a vehicle. It is suggested if fully occupied, these 

spaces would result in a minimum of 154 people attending a Friday Jumah prayer 

session, which can accommodate 248 worshippers per session. With the other 

spaces that can accommodate individual drivers, it is suggested that a total of 231 

worshippers would be able to arrive in a car with space to park on site. The 

remaining 31 worshippers, equating to 12.5% would have to travel by other 

transport modes. There is a new, steep, pedestrian staircase to the west of the site 

at the roundabout of the M55 and the A6. 

 

3.10 Double yellow lines would be provided along D’Urton Lane, as part of the proposed 

off-site highway works, to ensure on-street parking would not occur along D’Urton 

Lane. These works would be secured by condition and implemented prior to the first 

use of the development.  

 

3.11 There is uncertainty over how many attendees may be in the building at any one 

time for various prayers and events.  

 

3.12 There is the inclusion of a classroom, which is stated to be for the use of adults, but it 

should be queried whether other people, potentially children may learn at the 

mosque school. If yes, then Core Strategy Policy 14 – Education may be a relevant 

policy to be considered. I understand that the applicant has not been in contact with 

the education authority.  

 

3.13 Clearly this is important for the overall car parking requirements, the Car Park 

Management Plan and other local traffic issues. The number of prayer mats is given 

as 248. However, the development according to para. 3.3 of the original Design and 
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Access Statement submitted in March 2021 said it will contain up to 450 mats. There 

needs to be clarity of the overall usage of the building and therefore it would be 

helpful to clarify at the call-in inquiry:   

• Is 248 people the maximum number allowed in the ground floor prayer hall? At 

busy times would this be increased? 

• Does the 248 include women, who will worship separately upstairs? 

• Are children included in the 248? 

• What is the total maximum number of people that it is intended will be on-site 

for Friday (Jumah) prayers – including men, women, and children? 

• What other events (such as celebrations, funerals, or teaching) are proposed, 

how frequently and what is the total maximum number of people (including 

men, women, and children) it is intended will be allowed for these events? 

 

3.14 In Section 9 of this proof of evidence, I consider the practicality of the car park 

management system proposed.  

 

 

 

Appearance 

 

3.15 The strong and bold, landmark, mosque building is oval in shape with a flat roof at 

twelve metres high on top of the raised mound site. It has a skin made from precast 

concrete panels clad in brickwork and it will have regular, uniform, triangular 

openings at its façade with a larger triangle to the northern entrance. A minaret at a 

height of 30m would emphasise the location of the mosque for miles around.  

 

3.16 Below is an indicative image, (from the amended DAS) of what the building would 

look like if developed. Due to the south east facing aspect, the position in relation to 

the neighbouring heritage assets is not appreciable from the image.  

 

 

Extract: Design taken from the Applicant’s Design and Access Statement, page 5 
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3.17 There will be some tree planting at the site edges and at the end of rows of parking 

bays to demark where the internal access roads are located.  

 

3.18 The application also proposes a single storey service building within the car park of 

the proposed development. It would be built into the slope of the northern 

boundary of the site adjacent to D’Urton Lane. Like the mosque the roof would be 

flat.  

 

Layout 

 

3.19 The oval footprint of the mosque building is to be located to the southwest corner of 

the site with the car park to the northeast and east of the building.  

 

3.20 Inside the building is a three-storey-high men’s prayer room, ablution facilities for 

men on the first ground floor, entrance, and lobby. On the first floor is a 

multipurpose hall, adult Quran classroom, Mihrab and female prayer space, female 

ablution room, kitchen and creche. On the second floor there will be a relaxation 

room, meeting room, Islamic library, and gallery.  
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Extract: site plan from the Amended – Planning, Design and Access Statement CD.C17.  

 

 
 
 
Extract: Amended Planning, Design and Access Statement – building section facing south east  
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Scale 

 

3.21 The main mosque building will be three storeys in height with a flat roof at 

approximately 12 metres high, and a minaret at 30 metres in height. There is enough 

prayer space for 248 prayer mats, however only 150 car parking spaces, which as 

stated is insufficient, hence the applicant proposing the operation of a car park 

booking system to manage how many cars can enter the site and the duration of 

stay.  

 

3.22 The ancillary building dimensions are 32.9 metres wide by 6.55 metres deep at a 

height of 3.9 metres. Due to the slope from D’Urton Lane the building would have a 

maximum height of 5.3 metres. It would form part of the site boundary together 

with proposed boundary walls. The building will be used as a security office, 

reception, and service/meter room. 

 

3.23 In the case officer reports the development proposal is referred to slightly 

differently, as a “place of worship” with associated parking facilities (all other 

matters reserved). In February, the outline application clearly establishes the 

building use will be for a mosque. For clarity, I recommend the Inspector clarifies a 

mosque as the type of place of worship the application.  

 

 

Design Panel 

 

3.24 The Parish Council is noticeably absent from the RIBA competition panel. It would be 

useful to clarify at the call-in inquiry who the representative from Preston City 

Council was and on what basis they were engaged.  
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Summary 

 

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

to be visible on the skyline from a distance.  

 

3.26 Despite the intended number of functions and users of the building, the site is 

constrained as it can only accommodate a fraction of the needed amount of parking 

spaces.  

 

3.27 The design competition brief omitted reference to the open countryside and 

heritage setting and unsurprising led to a bold design, which would lead to a 

dominant building form in the area that has a particularly valuable and sensitive 

heritage rural landscape.   
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4 Planning Policy Context 

 

4.1 In this section I set out the most relevant development plan policies and the material 

considerations relevant in this case, and the extent to which the development 

proposal is consistent with them.  

 

The Development Plan 

 

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

applications for planning permission to be determined in accordance with the 

development plan unless material considerations indicate otherwise. In this case, the 

development plan comprises:  

• CD.A4 Central Lancashire Core Strategy (2010-2026), adopted July 2012 covering 

the local planning authority areas of Chorley, South Ribble and Preston; 

• CD.A1 Preston Local Plan Site Allocations and Development Management 

Policies, (2012-26), adopted July 2015; 

• 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; and,  

• CD.A6 Broughton Neighbourhood Development Plan, (2012-26), adopted 

December 2018.  

 

4.3 I consider the policies to be most relevant to this development proposal are as 

follows:   

 

CD.A4 Central Lancashire Core Strategy, July 2012 

Policy 1 - Locating growth 

Policy 2 - Infrastructure 

Policy 3 - Travel 

Policy 13 - Rural economy 
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Policy 14 - Education 

Policy 16 – Heritage Assets 

Policy 17 - Design of new buildings 

Policy 18 - Green infrastructure 

Policy 19 – Areas of Separation and Major Open Space 

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 

 

CD.A1 Preston Local Plan 2012-26 (Site Allocations and Development Management 

Policies) 

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 EN4 – Areas of Separation 

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 

Policy WB1 – Protection of Community Facilities  

 

Joint Lancashire Minerals and Waste Development Framework Core Strategy was 

adopted in February 2009 

Policy CS1 Safeguarding Lancashire’s Mineral Resources 
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Joint Lancashire Minerals and Waste Local Plan Site Allocation and Development 

Management Policies was adopted in September 2013 

Policy M2 Safeguarding Minerals  

 

CD.A6 Broughton Neighbourhood Development Plan 

Policy NE2 – Visual Impact of New Development  

Policy CF1 – Guild Wheel, Public footpaths, and bridleways  

Policy HE1 – New developments close to Heritage Assets 

 

Other Material Considerations 

CD.A5 Central Lancashire Supplementary Planning Documents (SPD) - Design Guide 

 

National Planning Policy Guidance 

National Planning Policy Framework (The Framework) 

National Planning Practice Guidance (NPPG) 

National Planning Policy for Waste 

National Design Guide 

 

Principle of Development 

 

4.4 The Rule 6 Party agrees with the Officer Report (Full, February 2022) that the 

development is in conflict with CS Policy 1(f) and LP Policy EN1. In my view these are 

the most important policies at play in the Development Plan.  

 

4.5 To provide evidence of why this is the case, below I consider the Core Strategy’s 

vision, strategic objectives and the North West Preston Strategic Location that 

combined to form CS Policy 1 with the key overriding principle of locating 

development in a sustainable way. 

   

4.6 The Central Lancashire Adopted Core Strategy, July 2012 (CD.A4) sets out the 

strategic spatial planning priorities for the wider central Lancashire area and was 
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produced with assistance from Lancashire County Council. According to the 

Foreword: 

“Its purpose is to help co-ordinate development in the area and contribute to 

boosting investment and employment. Above all it is a policy document and will 

encourage sustainable managed growth, whilst protecting and enhancing green 

spaces and access to open countryside, enhancing Central Lancashire’s 

character as a place with ‘room to breathe’.”     

 

4.7 In addition, I consider the key spatial challenges for Central Lancashire, as set out in 

CS para. 1.10, in this case to be:  

• “Road congestion into and out of Preston is particularly critical in terms of the 

city’s future commercial role.” 

• “Urban development pressures risk damaging the character of the countryside 

and how it interconnects with urban green space.” 

• “Significant emissions of carbon dioxide are produced from activities across 

Central Lancashire.”   

 

4.8 The M55 and A6 are important routes in and out of Preston. The location of the 

proposed mosque and associated increase in cars will lead to traffic flow problems in 

and out of the city at times of the day and week known to be remarkably busy. I 

discuss the issue of highways later in my proof.  

 

4.9 The large and prominent building would lead to urbanisation of this site, which is in 

open countryside, and it would harm the rural character. I discuss landscape and 

visual impacts later in my proof.  

   

4.10 Car dominance, as a means of accessing the mosque would in my view lead to an 

increase in emissions of carbon dioxide, whereas a location in the built-up area of 

Preston would support more walking to the mosque. In my opinion, the proposed 

development is in opposition on the three above mentioned key spatial challenges. I 

consider the sustainability of the site in more detail later in this proof.  

 

4.11 Of note is that CS Section 3 sets out the “Spatial Portrait: The Character of Local 

Places and the Roles they Play”. In para. 3.5 Broughton is referred to as a village, and 

in para.3.6 to 3.9 Heritage and Local Distinctiveness. The role of Preston, Chorley and 

Leyland in the textile industry, and the rail network to transport goods was 
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highlighted. It comments that grid iron street patterns typify these settlements 

around mill complexes, which are mostly used for other uses, or are under-used or 

vacant. Some rural settlements grew from agriculture, like Broughton. The 

appropriateness of including the minaret ‘mimicking a mill complex’ should be 

considered as it has an unnecessary impact on the local character and heritage 

landscape without mill chimneys ever being a feature of Broughton. As CS para. 3.10 

alludes, the Landscape Context is important and when deciding development, the 

impact on the landscape is truly relevant. 

 

4.12 In overview, the Core Strategy Vision seeks Central Lancashire to be a sought-after 

place to live and work, offering an excellent quality of life, promoting growth in 

Preston, Leyland and Chorley reflecting individual historic and cultural heritage. The 

character of rural villages will have been maintained and neighbourhoods will be 

safe, clean, and sustainable. Adaptation to Climate Change is emphasised.  

Extract images from the Central Lancashire Core Strategy, July 2012 (CD.A4) 

 

4.13 The Strategic Objectives of relevance to this proposed development are shown in the 

table in Appendix One, at the end of this document: SO1, SO3, SO13, SO15, SO16, 

SO17, SO19, SO21, SO22, SO23. In my view the proposal does not contribute to the 

attainment of these over-arching objectives.  
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4.14 An important consideration is to understand the strategic development taking place 

in North West Preston, as set out below.  

North West Preston Strategic Location 

4.15 The wording of the explanatory text, of the CS para.s 5.47, could not be any clearer 

about the use of the hard physical boundary of the M55 Motorway to define the 

urban area of Preston:  

“This is a broad sweep of greenfield land south of the M55 stretching from west of 

the Cottam area eastwards to the areas known as Bartle (east of Sandy Lane, 

north of Hoyles Lane / Lightfoot Lane, south of the M55), and extending east of 

the A6 to incorporate land north of Eastway / south of the M55. The Strategic 

Location is complementary to the strategic site at Cottam and provides a rounding 

off of the urban form of Preston with a clearly defined boundary of the M55 to the 

north, M6 to the east and the local authority boundary with Fylde to the west.”  

 

4.16 The proposed development would harm the intention to provide a clear limit to the 

City of Preston. Furthermore, the masterplan of North West Preston should identify 

the locations for community facilities arising from housing growth, including places 

of worship, such as mosques, as set out in para. 5.48, we are told:  

“The area will contribute up to 2500 dwellings over the plan period (to 2026). 

Overall the inclusion of this area as a Strategic Location provides clarity about the 

future development of the area, protecting those areas that might be needed in 

later plan periods through the plan, monitor and manage principles of 

implementation. In respect of infrastructure, in addition to the transport related 

requirements, a primary school is needed and a new health centre will be 

required. The Preston Site Allocations DPD will identify the extent of land to be 

brought forward within this Strategic Location and will also indicate land that may 

be required beyond the plan period. It will set out appropriate phasing for the 

release of land. The City Council will seek to co-ordinate development in this area 

via a masterplan.”   

 

4.17 It is clear any infrastructure should be progressed in a strategic way through the 

Preston Site Allocations DPD process and as part of the defined masterplan area. The 

policies directly relevant to the location of development are as follows: 

 

CS Policy 1 - Locating growth 

4.18 The policy accepts some greenfield development will be required on the fringes of 

the main urban areas, but it is my opinion that the site and location is not in 

accordance with Policy 1 (f), which requires: 
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“In other places - smaller villages, substantially built up frontages and Major Developed 

Sites - development will typically be small scale and limited to appropriate infilling, 

conversion of buildings and proposals to meet local need, unless there are exceptional 

reasons for larger scale redevelopment schemes.”   

 

4.19 Although the site area is small the proposed development as promoted is to be a 

landmark structure and has to be considered as a major development, and as 

previously explained the site is not brownfield as it was pastureland with a farm 

building, and temporarily used for a construction compound. It would be 

inappropriate in this instance to refer to the proposed development as either small 

in scale or as a brownfield development. It is not residential and therefore is not an 

infill development. Consequently, the proposed development is non-compliant with 

Policy 1. All the parties agree that the proposed development is non-compliant.  

 

4.20 The policy follows The Framework, as it supports a hierarchical approach to locating 

development in main urban areas. It prefers for developers to locate growth “on well 

located brownfield sites.”  The policy should be attributed significant negative 

weight.  

 

Policy 19: Areas of Separation and Major Open Space  

 

4.21 In accordance with this policy, it is important to understand the impact of the 

proposed development on the Area of Separation designated around Broughton. 

Although the development site is not in a designated Area of Separation, the scale of 

the mosque building proposed would have a large-scale visual impact. The policy is 

consistent with The Framework para. 20, which sets out “strategic policies should set 

out an overall strategy for the pattern, scale and design quality of places, and make sufficient 

provision” for:  

 

a) housing (including affordable housing), employment, retail, leisure and other 

commercial development;  

 

b) infrastructure for transport, telecommunications, security, waste management, water 

supply, waste water, flood risk and coastal change management, and the provision of 

minerals and energy (including heat);  

 

c) community facilities (such as health, education, and cultural infrastructure); and  
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d) conservation and enhancement of the natural, built, and historic environment, including 

landscapes and green infrastructure, and planning measures to address climate change 

mitigation and adaptation.  
 

4.22 This policy is repeated in the Broughton Neighbourhood Development Plan (CD.A6). 

In my opinion CS Policy 19 should be attributed limited weight in the planning 

balance.  

 

Preston Local Plan 2012-26 (Site Allocations and Development Management 

Policies) CD.A1 

 

4.23 The Preston Local Plan was adopted three years after the adoption of the Central 

Lancashire Core Strategy (CD.A4) on the 2nd July 2015. It is a Development Plan 

Document produced under the Planning and Compulsory Purchase Act (as amended) 

2004, and it has two Development Management (DM) Policies roles:  

• To identify the scale of development and allocate sites to meet the development 

needs of Preston in order to achieve the vision for growth as outlined in the 

Central Lancashire Core Strategy (CD.A4).  

• To identify key local issues and provide a set of policies to manage change which 

will be used by decision makers to determine planning applications.  

 

4.24 In para. 1.4 it states “The Local Plan is to ensure that appropriate forms of 

development can occur in the most suitable locations. It helps provide a level of 

certainty about what areas will be developed or protected in future and for what 

purpose.”    

 

4.25 The Local Plan seeks to deliver the Core Strategy vision and implement the identified 

objectives. In terms of Strategic Locations CS para. 2.9 clearly defines North West 

Preston as “a broad sweep of greenfield land south of the M55 stretching from west 

of the Cottam area eastwards to the areas known as Bartle (east of Sandy Lane, 

north of Hoyles Lane / Lightfoot Lane, south of the M55) and extending east of the A6 

to incorporate land north of Eastway / south of the M55.”  I would like to emphasise 

the use of the word “south” in this paragraph. 
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Extract: Preston Local Plan 2012-26 (Site Allocations DPD) Site identified in red 

 
 

4.26 In Other Places CS para. 2.14 sets out  

“Outside of the areas already identified, Preston has a number of smaller villages and 

substantially built-up frontages. In the interest of sustainable development, growth and 

investment in such places will be confined to small scale infill, conversion of buildings and 

proposals to meet local need, unless there are exceptional reasons for large scale 

redevelopment schemes.”   

 

4.27 It is my view the proposed development through its objective to be a landmark 

structure visible for miles around, with 248 prayer mats is not small in scale. As a 

land use class D1 non-residential institution it is not an appropriate use for in-fill 

purposes.  

 

4.28 A model policy is set out on page 17, and it is clear that planning applications that 

accord with policies of the Local Plan will be approved without delay, unless material 

considerations indicate otherwise. It is my opinion that not only does the proposed 

development conflict with a number of local plan policies, that there are also 

material considerations relating to the level of adverse impact outweighing the 

benefits of providing a mosque at the particular site.  

 

4.29 The Vision for Preston reiterates ‘presumption in favour of sustainable development’ as 

the ‘Golden Thread’ of The Framework, 2012. It wishes to become a transformed city, 

recognised as an alternative to Manchester and Liverpool.  
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4.30 CS para. 2.3 does say “The character of Preston’s city centre, neighbourhoods and villages 

will reflect their individual historic and cultural heritage, with high quality designed new 

buildings enhancing local distinctiveness.”  There it is expressed that the character of 

villages will be reflected and enhanced when new buildings are brought forward.  

 

SA DPD Policy EN1 - Development in the open countryside  

 

4.31 The text of Policy EN1 is included below. 

“Policy EN1 – Development in the Open Countryside Development in the Open 

Countryside, as shown on the Policies Map, other than that permissible under policies 

HS4 and HS5, will be limited to:  

a) that needed for purposes of agriculture or forestry or other uses appropriate to a rural 

area including uses which help to diversify the rural economy;  

b) the re-use or re-habitation of existing buildings;  

c) infilling within groups of buildings in smaller rural settlements.” 

 

4.32 The extract below shows the extent of open countryside in green and the housing 

site in North West Preston in orange. There is a clear boundary of the M55 

Motorway delineating open countryside.  

 

Extract: Adopted Local Plan map CD.A2 showing Open Countryside EN1 in green 

and Housing sites of North Preston in orange. 

 
 

4.33 A mosque is not the type of development deemed permissible i.e., that, which is 

needed for the purposes of agriculture or forestry or other appropriate rural uses, 
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the re-use or re-habitation of existing buildings or infilling within small groups of 

buildings within smaller rural settlements, and the loss of open countryside is 

therefore contrary to this policy. Consequently, the proposed development is not in 

line with this policy and therefore, it is not acceptable in principle.  

 

4.34 The policy is compliant with The Framework, and it should be given significant 

weight. This policy is repeated in the Broughton Neighbourhood Development Plan 

(CD.A6).  

 

Policy EN4 – Areas of Separation 

 

4.35 Policy EN4 – Areas of Separation Areas of Separation, are shown on the Policies Map 

(see extract below), designated between:  

• Broughton and the Preston Urban Area  

• Goosnargh Whittingham and Grimsargh  

• Grimsargh and the Preston Urban Area 

 

Extract: Adopted Local Plan map CD.A2 showing Areas of Separation in blue. 

 

4.36 The policy sets out that: 

“Development will be assessed in terms of its impact upon the Area of Separation 

including any harm to the effectiveness of the gap between settlements and, in particular, 

the degree to which the development proposed would compromise the function of the 

Area of Separation in protecting the identity and distinctiveness of settlements.” 
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4.37 Although the site is not directly in the designated Area of Separation, it does have an 

impact on the visual gap between the allocation to the east and the west of the site. 

This policy is repeated in the Broughton Neighbourhood Development Plan (CD.A6) 

and should be afforded significant weight.  

 

Broughton Neighbourhood Development Plan, 2018 (CD.A6) 

 

4.38 The BNDP was only adopted three years ago. It is a material consideration, and in my 

opinion, the development proposal has been progressed without due regard to: 

• Policy NE2 – Visual Impact of New Development;  

• Policy CF1 – Guild Wheel, Public footpaths, and bridleways; and,  

• Policy HE1 – New developments close to Heritage Assets.  

 

4.39 I discuss the individual policies in following sections in this proof of evidence. The 

same lack of due regard to the Broughton Neighbourhood Development Plan (CD.A6) 

has been observed in the officer’s reports to the Planning Committee. It is relevant 

and the proposed development is contrary to the three abovementioned policies.  

 

4.40 As the proposed development is contrary to the Central Lancashire Core Strategy 

(CD.A4), the Preston Local Plan (CD.A1), and the BNDP then permission should not 

usually be granted, however LPAs may take decisions that depart if material 

considerations indicate the plan should not be followed. This essentially leads to a 

balancing exercise that requires the decision taker to consider the adverse impacts 

and the benefits. In cases where the harms are significantly outweighed by the 

benefits permission may be granted. In my view the policies in play are in line with 

The Framework and are up to date.  
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Summary 

 

4.41 In light of the policies above relating to the principle of development at the actual 

site, I query the principle of development. I believe the development to be clearly 

contrary to Core Strategy Policy 1 and 19, and contrary to Preston Local Plan policies 

EN1, and EN4. These policies are the essential spatial planning policies underpinning 

the adopted development plan enabling sustainable development.  

 

4.42 In terms of the Core Strategy the development would not represent sustainable 

managed growth and it would not protect or enhance the open space designation, 

which is characterised by open green space.  

 

4.43 The proposal must be considered against all other relevant adopted development 

plan policies, the key purpose of the adopted development plan is to steer 

sustainable managed growth.  

 

4.44 I agree that the material considerations should be considered and in the following 

chapters I consider other relevant sections of The Framework as appropriate, and 

National Planning Practice Guidance (NPPG). 

 

4.45 A key document to consider in terms of other material considerations is the CD.A5 

Central Lancashire Supplementary Planning Document (SPD)– Design Guide, October 

2012. This sets out important principles and I consider the issues more fully under 

Section 8: Landscape character and visual impacts. 
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5 Need & Benefits 

 

5.1 In this section I consider the evidence before the Inquiry on need as the Rule 6 Party 

considers the proposed development has not been properly justified in this case. 

 

CS Policy 25 - Community facilities 

 

5.2 In accordance with this policy new development should: 

Ensure that local communities have sufficient community facilities provision by:  

 

(a) Working with public, private, and voluntary sector providers to meet demonstrable 

need;  

 

(b) Encouraging and coordinating new provision at locations that are accessible by all 

modes of transport;  

 

(c) Resisting the loss of existing facilities by requiring evidence that they are no longer 

viable or relevant to local needs;  

 

(d) Assessing all development proposals for new housing in terms of their contribution to 

providing access to a range of core services including education and basic health and care 

facilities.  

 

5.3 This policy is in line with The Framework para. 20, which states “Strategic policies 

should set out an overall strategy for the pattern, scale, and design quality of places, and 

make sufficient provision13 for: c) community facilities (such as health, education, and cultural 

infrastructure). 
 

5.4 The Framework para. 28 also states “non-strategic policies should be used by local 

planning authorities and communities to set out more detailed policies for specific areas, 

neighbourhoods, or types of development. This can include allocating sites, the provision of 

infrastructure and community facilities at a local level, establishing design principles, 

conserving, and enhancing the natural and historic environment and setting out other 

development management policies.”   

 

5.5 It is therefore important to understand what the Broughton Neighbourhood 

Development Plan (CD.A6) says on the subject.  

 

5.6 The Framework para. 93 sets out the need “To provide the social, recreational, and 

cultural facilities and services the community needs, planning policies and decisions should:  

 

a) plan positively for the provision and use of shared spaces, community facilities (such as 

local shops, meeting places, sports venues, open space, cultural buildings, public houses, 

and places of worship) and other local services to enhance the sustainability of communities 

and residential environments; and,  

 



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 36 of 109  APP/N2345/V/22/3296374 
 

e) ensure an integrated approach to considering the location of housing, economic uses and 

community facilities and services. 

 

5.7 Finally, The Framework para. 187 states: 

“Planning policies and decisions should ensure that new development can be integrated 

effectively with existing businesses and community facilities (such as places of worship, pubs, 

music venues and sports clubs). Existing businesses and facilities should not have 

unreasonable restrictions placed on them as a result of development permitted after they 

were established. Where the operation of an existing business or community facility could 

have a significant adverse effect on new development (including changes of use) in its 

vicinity, the applicant (or ‘agent of change’) should be required to provide suitable mitigation 

before the development has been completed.” 

 

5.8 There is not enough information in front of the Inquiry to understand the total 

amount of prayer mats offered in mosques across Preston and whether the 

development of a new facility would lead to existing mosques being underutilised 

due to worshippers relocating, and such a depletion in the number of people using 

existing mosques and causing them to become unviable in the future.  

 

Policy WB1 – Protection of Community Facilities 

5.9 Local Plan para. 9.11 to 9.13 sets out the Preston Local Plan CD.A1 response to the 

Core Strategy encouraging the provision of new community facilities and protection 

of existing community facilities (such as local shops, meeting places, sports venues, 

cultural buildings, public houses, and places of worship) as they act as the focus of 

community activity and contribute towards community cohesion. 

  

5.10 Under Local Plan Policy WB1 – Protection of Community Facilities it is important that 

the impact of a new mosque on the existing mosques in Preston is considered. 

 

5.11 At the current time, not enough information is in front of the Inquiry to really know 

what the quantum of mosque space needed is and whether the site is truly in the 

optimum location, or whether the proposed development may cause harm to the 

existing mosque provision in Preston. I therefore think the impact of providing a new 

mosque cannot be considered positive or negative and therefore I assess the impact 

to be neutral.  
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Statement of Public Benefit 

 

 

5.12 When the application was presented to Planning Committee in July 2021, the 

Committee raised a number of queries including a requirement to demonstrate a 

need for the development. A ‘Statement of Public Benefit’ (SPB) CD.C36 was 

prepared in support to address the test set out in The Framework para. 202 in 

respect to the issue of public benefit and assessment of harm to a heritage asset.  

 

5.13 I have considered the content of the short document. Section 2.0 sets out the 

historical background of Preston in regard to the cotton industry and economic 

contribution of the Muslim immigrants.  

 

5.14 I note the applicant was involved in the development of Masjid-e-Salaam Mosque on 

Watling Street Road some 26 years ago and this is now asserted to be at capacity. In 

para. 2.4 it is stated that “As attending prayers at the Mosque, particularly Jumah 

prayers on a Friday, remains an integral part of Muslim life, a number of these 

residents have approached the applicants to encourage them to create a new 

Mosque to serve that area.”   

 

5.15 For transparency it is important to understand more about the survey referred to in 

para. 2.6 where it says “The survey work undertaken has demonstrated that there 

are now over 300 Muslim families in this vicinity, all of which are in close proximity 

to the application site. Although located in Broughton Parish, due to the historical 

boundary, the site clearly relates more to north Preston, and this is where the 

population that it will serve is located.”  

 

5.16 It is my understanding that the applicant asked people at the Masjid-e-Salaam 

Mosque to write to Preston Council ticking the boxes of the following statements, 

including: 

 The site is an ideal location for a landmark building to mark this prominent 

gateway into Preston. 
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 The lack of through traffic for this site and the space for a substantial car park 

makes it a suitable location for a community building. 

 There is a growing population in the immediate local area that are in need of a 

place of worship. 

 Some of the places of worship within Central Preston within central Preston are 

running over capacity or are in unsuitable locations for the local residents. A 

brand new and accessible place of worship in North Preston will be very well 

received. 

 Many of those who have recently moved into the local area, do not have access 

to a local place of worship meaning that they have to now drive further to 

worship. This adds traffic to already busy Preston Roads, A new place of worship 

in the proposed location will reduce traffic considerably and help in preserving 

the environment. 

 The development will help create a strong sense of local community spirit. 

 I am excited that this development is the subject of a RIBA competition this 

means we will be able to enjoy and attractive building for many years to come, 

both for ourselves and our children.  

 

5.17 In my view, the above ‘endorsement’ of the applicant’s own statements does not 

constitute a proper social research method. This is not a robust evidence base to 

proceed upon. What I would have expected to see is a more open and objective 

structured survey to gain quantitative and qualitative data to better understand local 

priorities. All people in the local community ought to have been free to articulate 

positive, neutral, and negative responses and been allowed to make their own 

comments, such as  

• Which area of Preston do you live in? 

• Are there any gaps in local community provision in the area you live? 

• If you are employed or are in education, where do you work or learn? 

• Do you agree that there is a need for more mosque space nearby?  

• Where do you think a mosque would be best located?  

• The local plan identifies that congestion on the roads of north Preston as a 

problem, what would encourage you to use an alternative to the car?  
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5.18 I cannot accept that there is substantial evidence of support. To justify the need, I 

would expect to see some quantitative and qualitative detail to understand the 

gender, age profiles, type of services required to inform how many people need a 

mosque with information on where in the catchment area they reside and work. This 

would help to identify the scale of building, car parking and other requirements to 

inform site identification based on a range of criteria to ensure a shortlist of suitable 

sites that could be assessed to find the preferred site. In my view, no such 

information exists, so we cannot be confident that 248 mats (or 450 mats) are 

adequate, or know if this is too many? 

  

5.19 It is also necessary to understand if there is enough local demand to support more 

than one mosque to understand what will happen to the existing provision if the new 

mosque is developed. How many people would relocate their mosque attendance? 

Many people have family ties with mosques. The issues of duplication, displacement 

need to be better understood and considered in the round.  

 

Extract: Distance from Masjid-e-Salaam Mosque, Watling Street Road to the Site 

 
 

5.20 The limit to travel distance, in terms of how long it takes to access prayer is an 

important consideration, and whether the location at 2.78 km distance to the North 
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of the existing mosque is acceptable. Is this distance convenient to the current users 

of Masjid-e-Salaam Mosque on Watling Street Road to travel, or is the mosque for 

new users, or for a mix of both existing and new? There are many unanswered 

questions.  

 

5.21 Qualitative data would have also helped understand the functions that the building 

should cater for such as worship, education, events such as celebrations, and other 

community facilities. It may be that there are gaps in provision for particular groups 

within the Muslim community for a Mosque to address in the future.   

 

5.22 The applicant and the community that would use the development has had the 

opportunity to participate in two recent strategic and local planning exercises. If this 

is really a strategic, iconic facility, then the proper way to establish the need and find 

a site would be, in my view, through the local plan system. There is no need 

established for a mosque in the adopted Central Lancashire, Preston or Broughton 

Local Plan and Neighbourhood Plan documents.  

 

5.23 A more strategic assessment of need is required to justify the development of a 

mosque or indeed the need to provide for other faith groups. If there is a 

demonstrable need in the City of Preston area, where users live would help to 

identify a suitable location to comply with Core Strategy Policy 25. 

 

5.24 In Section 3.0 of the SPB CD.C36, The Framework para.s 194, 195, 197, 199 and 202 

are provided. Heritage Matters are discussed in Section 7.0 of this proof of evidence 

and in a separate heritage proof of evidence.  

 

5.25 CD.C36 para. 3.4 reiterates the assertion that there are public benefits, first for need, 

and second for the design being of merit. As said, the need should be evidenced and 

the design standard is a moot point given the brief made no mention of the heritage 

setting, which will be harmed, as discussed later in this proof of evidence.  

 



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 41 of 109  APP/N2345/V/22/3296374 
 

5.26 The conclusion of the Statement of Public Benefits states “the test of para. 202 is more 

than satisfied and there are no reasons relating to this that planning permission cannot be 

granted”. I disagree that this is the case and explain further why in the following 

sections on landscape and visual harms, heritage harms, other material planning 

harms and benefits. 

 

5.27 When considering the proposal against CS Policy 25 I therefore think the impact of 

providing a new mosque cannot be considered positive or negative at this stage and 

therefore I assess the impact in the planning balance to be neutral.  

 

Alternative site assessment 

 

5.28 In para. 2.4 of the Statement of Public Benefits it says  

“The applicants have looked at a number of alternatives in the area including sites 

allocated for other uses on Eastway and elsewhere but none have proven to be available 

or have been developed for other purposes.”   

 

5.29 This in my view is insufficient information to conclude that there has been a 

methodical approach to the consideration of alternative sites. I can have no 

confidence that the Development Site is the most suitable location in the northern 

part of Preston.  

 

5.30 In para. 2.5 it is confirmed that  

“The applicants therefore selected the application site on the basis of its availability, the fact 

that it was a brownfield site and due to its accessibility to those Muslim families of north 

Preston and Cottam. The site had been subject to a pre-application inquiry by Lancashire 

County Council with the opinion given that the site was suitable for development for 

residential purposes as it was previously developed and on the edge of the urban area.”   

 

5.31 For clarity, Lancashire County Council is the Highway Authority, and Preston City 

Council is the local planning authority and which authority was involved in pre-

planning discussions should be clarified.  
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5.32 Based on the application documents I do not accept that there is evidence in front of 

the Inspector to understand the relative site location and attributions in order to 

identify this site as a preferable choice and this limits the benefit of the 

development.  

 

5.33 If there is a need for an additional Mosque, with an iconic structure that would 

benefit both the Muslim community and Preston more widely it should be evidenced 

properly and the location for this should be identified in partnership with Preston 

City Council and local communities. 

 

 

Summary 

 

5.34 This is a speculative proposal and although the applicant asserts there is a need, it is 

my assessment that the numbers per housing parcel is merely assumed, and there is 

not enough actual evidence before the Inquiry to justify the need in accordance with 

CS Policy 25.  

 

5.35 The site is being progressed simply because it is available, not because it is in the 

right location. There has been no rigorous site assessment in this case.  

 

5.36 The applicant has claimed a number of benefits, which in my view are overstated in 

light of the absence of evidence on need.  

 

5.37 A proper approach would have been to undertake a survey and analysis of the 

Muslim community’s needs in order to find a site that would provide the claimed 

benefits. 

 

5.38 In my view, this is a more strategic matter for progression jointly with Central 

Lancashire authorities, including Preston City Council and the local community. 

 

5.39 When considering the proposal against CS Policy 25 I assess the impact of the 

proposed development in the planning balance to be neutral.  
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6 Broughton Neighbourhood Development Plan 

 

6.1 In this section I consider the recent effort of the Parish Council to make Broughton a 

desirable place to live.  

 

Broughton Neighbourhood Development Plan 

6.2 The Broughton Neighbourhood Development Plan (BNDP) (CD.A6) was adopted in 

2018 following a positive referendum result, and subsequently Preston City Council 

made the adopted Broughton Neighbourhood Plan part of the development plan for 

the purpose of managing development in the Broughton Neighbourhood Area. It is 

an important material consideration, which is supported by Government through the 

Localism Act 2011 and The Framework which in para. 12, asserts:  

 “The presumption in favour of sustainable development does not change the statutory 

status of the development plan as the starting point for decision-making. Where a 

planning application conflicts with an up-to-date development plan (including any 

neighbourhood plans that form part of the development plan), permission should not 

usually be granted. Local planning authorities may take decisions that depart from an up-

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

that the plan should not be followed.” 

 

6.3 As set out in Section 5, The Framework, para. 28 stipulates “non-strategic policies 

should be used by local planning authorities and communities to set out more detailed policies 

for specific areas, neighbourhoods, or types of development. This can include allocating sites, 

the provision of infrastructure and community facilities at a local level, establishing design 

principles, conserving, and enhancing the natural and historic environment and setting out 

other development management policies.” 

 

6.4 The BNDP sets out the key Neighbourhood objectives for the parish when 

development is planned in the future. Of the ten BNDP objectives, I consider six to 

be relevant to the decision (numbers 1, 2, 5, 6, 9 and 10 below): 

1. 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. 
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 2. 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).  

5. FACILITIES & LOCAL CENTRE To secure a significantly enhanced range and quality 

of local services and community facilities, including establishing a vibrant local centre 

located within the heart of Broughton Village and creating other focal/meeting points for 

the local community.  

6. ENVIRONMENT & 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.  

9. NEW COMMUNITIES To integrate successfully the major new housing developments 

on the southern and eastern edges of the plan area; and to further develop and 

encourage pedestrian and cycle access between these areas, key plan area facilities 

and the local centre.  

10. OPEN COUNTRYSIDE To safeguard and enhance the special character and identity 

of the open countryside areas 

 

6.5 The local vision sets out three key areas: 

A. A revitalised Broughton Village that: -  

➢ Has retained its rural setting, and distinct physical identity from Preston Urban Area 

through stringent control of development within Open Countryside areas, and 

maintenance of extensive areas of separation between it, Preston Urban Area to the 

south and Barton to the North.  

➢ Has grown, in the main, organically, through small scale development catering for 

local needs and carefully controlled to that appropriate to the scale and character of 

the village, excluding large scale estate housing.  

➢ Has become a much more strongly identified and cohesive local community, with 

improved local services, environment and community facilities making the centre of 

the village an attractive and relaxing destination and meeting place not only for local 

residents but for a wider catchment drawn by its character and charm.  

➢ Has an attractive pedestrian/cyclist friendly public realm, offering good air quality, 

that, along with the provision of enhanced refreshment opportunities, has further 

increased the popularity of the Guild Wheel and local footpath network.  
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➢ Takes pride in the quality of its natural and built environment, exercising careful 

control over the quality of new development and in the way it manages its public 

realm and green infrastructure.  

➢ Celebrates and showcases its history and heritage.  

➢ Has seen existing local businesses thrive - attracting custom through the quality of 

their offer and the improvements in access, parking and environmental quality 

delivered post bypass  

 

B. Broughton Parish South - A thriving and attractive residential community to the South of the 

M55 forming an extension to Preston’s Urban Area, looking in part towards Broughton Village 

for school, church, community, and leisure/recreation including the Guild Wheel but also 

boasting its own local shopping and health facilities, food and drink offer and enhanced cricket 

club facilities.  

 

C. Broughton Parish East – Remaining a characterful and historic area of quiet country lanes, 

and open countryside within which development has been tightly restricted to that supporting 

farming, and rural diversification. The historical significance of St Marys, Fernyhalgh & 

Ladyewell and Shrine will have been further recognised, conserved, and enhanced attracting 

increased but well managed visitor numbers  

 

6.6 In my view the site is within the traditional heart of Broughton Village where the 

historic church and heritage cluster remain. It is clear the BNDP sets out retaining the 

rural setting, and physical distinction from Preston as a key principle. It encourages 

small scale development, appropriate to the scale and character of the village. It calls 

for community cohesion, promoting a relaxing destination for people to visit drawn 

by its character and charm, and a pedestrian/cyclist friendly public realm to be 

careful controlled when new development comes forward, and also ensures quality 

green infrastructure. Important to this decision is that Broughton Village will 

celebrate its history and heritage. The BNDP also wishes to see local businesses 

thrive post bypass construction.  

 

6.7 In para. 11.1.11, the BNDP tells us that: 

“The grade II* listed St John Baptist Church forms an important local landmark within 

Broughton and is visible on the raised banks of Blundel Brook. The M55 and M6 motorway 

have a strong presence in the south and parts of the eastern areas along the B5269. Mature 

trees and hedgerows lining the roads create long views through the area. The majority of 

views within the settlement area are restricted there are instances where the rural countryside 
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is visible, particularly where the settlement edge connects to the open countryside such as 

along Parkstone Road and Sandy Gate Lane.” 

 

6.8 Furthermore, in para. 11.1.12, the BNDP tells us that: 

“The Parish Council has taken the opportunity given by Preston City Council to submit a 

proposal in September 2016 for a schedule/list of the heritage assets (both designated and 

non-designated) which reflect the setting of those assets the character of the wider village and 

landscapes in which they are situated. The result of which will not be known until later in 

2017.  

 

“Broughton, has a rich cultural and historic heritage it was mentioned in the Doomsday book, 

has several unique claims. The Broughton C of E Primary School is the oldest in the country, 

being built in 1590. Several battles during the civil war were fought around the area and this 

was the route of the 1745 Jacobite rebels took both to and from Scotland. A notable resident 

was Pte James Towers, who received the Victoria Cross in WW1.Broughton has strong 

connections to past wars and contains two war memorials, one along A6 (Garstang Road) 

and a second on Fernyhalgh Lane. Broughton was selected as the location of the UK’s first 

Crossbar exchange, an electronic system introduced in 1964 which substantially increased 

capacity. The village was chosen due to its relatively proximity to the Plessey factory.” 

 

6.9 In my opinion, the Built Environment and Heritage of Broughton is the most critical 

issue for the call-in inquiry. The development proposal is contrary to the three BNDP 

Policies shown. 

   

6.10 The policies were arrived at after much thought and community consultation, 

engagement, and collaboration. Given the momentous change and development in 

Broughton village, the intention of the Neighbourhood Plan is to create a landscaped 

zone of peace and tranquillity around the Church hamlet. 

 

6.11 The applicant when progressing the development proposed did not consider the 

policies contained in this important local planning document. The Council also failed 

to consider the Neighbourhood Plan policies, particularly concerning heritage and 

design principles.  
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6.12 This is very disappointing for local people and the Parish Council, and it is the cause 

of a great deal of frustration to those who have sought to draft locally relevant 

planning policies in a consensus approach to conserve and enhance the heritage 

assets.  

 

6.13 The Government reiterates its support and commitment to localism since the 

Localism Act 2011 came into force. Policies to support local distinctiveness are 

articulated through neighbourhood plans being adopted to steer issues such as 

design and local character to ensure places remain distinct and places steered by 

local voices. Broughton was a pioneering parish in Lancashire and one of the first 

parishes to adopt a neighbourhood plan.  

 

6.14 Lancashire is generally considered a ‘cold spot’ in terms of neighbourhood plan take 

up. Cllr Hastings is in addition to her role on the Parish Council the chair of the 

Lancashire Association of Local Councils, where neighbourhood plans have been 

advocated. If the adopted planning policies of the BNDP are ignored it will send out 

the wrong message to the many Parish Councils that are still considering whether to 

progress neighbourhood plans. It could lead to a false conclusion that 

Neighbourhood Plans are not worth having.  

 

Summary  

 

6.15 Localism is a key part of the statutory land-use planning system and the area 

adopted a Neighbourhood Development Plan after extensive consultation and a 

referendum in 2018.  

 

6.16 The Broughton Neighbourhood Development Plan cannot simply be ignored because 

the policies are inconvenient to the purpose of gaining consent.  

 

6.17 The Call-In Inquiry needs to interrogate the development proposals against the BNDP 

policies to counter the fact that both the applicant and Council have failed to do this. 
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7 Heritage harms 

 

7.1 In assessing the impact of the proposed development on heritage impacts I refer to 

the separate proof of Mr Rob Burns. However first I set out the policy context at the 

national, local and neighbourhood level.  

 

7.2 The Framework considers heritage assets are an irreplaceable resource and should 

be conserved in a way appropriate to their significance. The extent to which the 

proposal is consistent with national planning policies for conserving and enhancing 

the historic environment will be examined. The most relevant development plan 

policies for heritage are set out below.  

 

CS Policy 16 – Heritage Assets 

 

7.3 This policy is repeated in the Broughton Neighbourhood Development Plan, and it 

states that new development should: 

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

their settings by:  

a) Safeguarding heritage assets from inappropriate development that would cause harm 

to their significances.  

 

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

character, setting, management and historic significance of heritage assets, with 

particular support for initiatives that will improve any assets that are recognised as 

being in poor condition, or at risk.  

 

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

 

 

7.4 Of note is that AECOM produced a Heritage & Character Report as a means of 

assessing which buildings in Broughton Village are of significance and it identified the 

church hamlet area. This is an important objective evidence base.  

 

7.5 CS Policy 17 – Design of new buildings is also of relevance to heritage as (b) sets out: 

“safeguarding and enhancing the built and historic environment.”  In Section 8, I 

consider the other aspects of CS Policy 17.  
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7.6 As the policy is up to date, I believe it should be given significant negative weight in 

the planning balance.  

 

SA DPD Policy EN8 – Development and Heritage Assets 

 

7.7 A detailed policy text is set out for protecting and enhancing the historic 

environment of Preston as it is recognised as a non-renewable resource and once 

harmed buildings and their settings can lose their character and significance. 

Therefore, the historic environment is a material consideration, especially relevant in 

this case. Explanatory text 8.25 states: 

“In addition to the objectives set out at national level the Council would consider the 

following objectives to be important in respect to the historic environment of Preston:  

• Its potential to be a catalyst for regeneration in an area, in particular through leisure, 

tourism and economic development.  

• That it can provide the stimulus for imaginative and high-quality design that responds 

positively to its context” 

 

7.8 The Local Plan policy for development and heritage assets is set out below.  

 

“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:  
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(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  

 

B) Proposals involving the total or substantial loss of a heritage asset or the loss of the 

elements that contribute to its significance will be refused. Proposals will only be granted 

in exceptional circumstances where they can be clearly and convincingly justified in 

accordance with national planning guidance on heritage assets. In addition to the 

requirements of national policy applicants will be required as part of the justification to 

provide evidence that:  

i) other potential owners or users of the site have been sought through appropriate 

marketing where the marketing includes the offer of the unrestricted freehold of the 

asset at a price that reflects the building’s condition and;  

ii) reasonable endeavours have been made to seek grant funding for the heritage 

asset’s conversion and;  

iii) efforts have been made to find charitable or public authorities willing to take on the 

heritage asset.  

 

C) Where the loss of the whole or part of a heritage asset is approved this will be subject 

to an appropriate condition or planning obligation to ensure that any loss will not occur 

until a contract is in place to carry out a replacement development that has been 

approved.” 

 

7.9 Under Part A), Bullet v) of the policy, applicants are required to submit a heritage 

statement of any application that directly or indirectly impacts on a designated or 

local heritage asset. Early pre-application engagement with the Council’s 

Conservation Officer is encouraged. We need to consider the contents of the 

heritage statement to see how robust the data and analysis is and whether pre-

planning discussions took place with the Council’s Conservation Officer happened. 

The RIBA brief suggests there was no such conversation as there was no reference to 

heritage context.  

 

7.10 Policy EN8 – Development and Heritage Assets is in line with The Framework policies 

for Conserving and enhancing the historic environment. The medium harm shown in 

Mr Burns evidence as arising needs to be afforded significant weight in the planning 

balance.  
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BNDP General Policy HE  

 

7.11 Policy EN8 is strongly articulated in the Broughton Neighbourhood Development 

Plan. The heritage assets are clearly valued, and their protection is strongly implied 

with the wording of Policy HE: 

“General Policy HE  

The heritage assets identified in the Heritage Register in this plan and any subsequent 

reviews shall be protected in accordance with policies EN8 and EN9 in the Preston Local 

Plan and national guidance.  

The views shown on the map below are considered to have significance in terms of the 

historic setting of the village. Development proposals will be considered in relation to the 

need to protect theses historic settings and will be resisted where it results in a significant 

detrimental impact.” 

 

Extract: From page 60 of BNDP CD.A6 General Policy HE (yellow highlights heritage locations) 

 
 

 

7.12 View 10, on the map shows St John the Baptist Church. The note at the end of BNDP 

page 62 reminds us of the relevant policies of The Framework and statutory 

responsibility under the Planning (Listed Buildings and Conservation Areas) Act 1990.  

 

7.13 Also of interest to the development proposal is the Parish Action Point (PAP) 9 

Heritage Assets: 

(A) The Parish Council will work with Preston City Council and Historic England to secure: - 
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• The local listing of buildings, structures, and sites within areas around Broughton 

Village, Broughton St John Baptist Church hamlet including the lime trees on Church 

Lane planted in 1935 and Fernyhalgh;  

• The Listing of Heritage Assets warranting this designation;  

• The inclusion of those heritage assets identified under Policy HE1 above on the Local 

List currently being drawn up Preston City Council; and,   

• The potential designation of Assets of Community Value.  

 

(B) The parish council will work with the community to:  

• Manage and update a local register of heritage assets to preserve the historic centre of 

the Village, in conjunction with Preston City Council;  

• Ensure that heritage assets are brought into or kept in a good state of repair. Detailed 

mapping of all trees within the area, including TPO’s;  

• Detailed architectural study of buildings and vernacular features within the area to 

better understand their value and contribution to the history of the area with signage to 

inform the community; 

• To ensure the continued access for local residents a detailed mapping and review 

exercise of PRoW’s with the quality of accessibility, management, and upkeep of these;  

• Consideration for the introduction of new and connecting routes where merited. 

 

7.14 I assessed the heritage impacts highlighted by Mr Burns, which in summary include:  

• The Framework, the local development plan and the BNDP. 

• The significance of the local historic environment, specifically the 600-year-old 

Grade II* Listed church and other properties, adjacent to the development site.  

• The development site and its prominent, raised location. 

• The design competition, chosen design and how the historic environment was 

considered at design conception stage. 

 

7.15 Mr Burns considers that there has been insufficient consideration of national and 

local policies for conserving and enhancing the historic environment. He documents 

where the Heritage Assessment submitted as part of the application omits important 

viewpoints. For example, the approach view along Garstang Road, which clearly 

shows the church and the proposal site within the same view cone is not included. 

 

7.16 Mr Burns highlights that the setting of the church relies on the collection of smaller 

dwellings in and around the church, and its rural hinterland. This forms part of its 

character, irrespective of the M55 nearby. The motorway is a linear feature which is 

quite well screened, and the setting of the church relates primarily to the ensemble 

of former agricultural buildings around it, and along D'Urton Lane. This association 

forms part of the heritage significance of the church. 
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7.17 In relation to this above point, Mr Burns shows how the applicant’s heritage 

assessment only considers visual issues and the fact setting relates to much more 

than the visual, and the binary consideration of 'can I see the development, or can I 

not see the development'. There are intangible, intellectual, interpretation and other 

sensory levels of heritage significance which should also be considered, rather than 

relying solely on visual analysis. This point is clearly articulated in the guidance notes 

which the heritage assessment mentions, but disappointingly fails to discuss. 

 

7.18 The DAS CD.C17 clearly relates the design to the industrial heritage of the area, 

intending to resonate with or echo the textile mills which once characterised 

Preston. However, the building is set within a rural landscape. It is important to look 

at the historic map regression, which does not show a sequence of tall mill chimneys 

of Preston as far as the area of the church in Broughton Village.  

 

7.19 Similarly, the reference in the heritage statement linking the proposal with church 

architecture appears to be a bolt on afterthought, and whilst the church and the 

mosque are both religious buildings, they are from different traditions. There needs 

to be an open and honest discussion about the area’s heritage and what is suitable in 

the future.  

 

7.20 The proposed mosque is arguably a nice piece of design with an interesting 

composition. However, the Rule 6 Party heritage expert questions the proposed 

mosque’s impacts on the surrounding heritage landscape. It may be the right design 

for the applicant’s mosque aims, but it is on entirely the wrong site when considering 

the heritage.  

 

7.21 As the Amended Planning, Design and Access Statement CD.C17 makes clear, the 

proposed mosque is unapologetically intended to be an 'iconic' structure, and 

although its robust and monolithic appearance may be an appropriate response to 

the busy and highly kinetic location adjacent to a motorway, where a stand-alone 

and eye-catching structure may serve as a landmark, this is not necessarily the right 

response to the surrounding heritage landscape. Although the church tower is 
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intended to be viewed from some distance, the church itself forms part of a 

settlement alongside other buildings, and there is a real sense that they are almost 

organic elements of the local context, rather than imposed upon it. The mosque 

appears isolated and intentionally dominant. 

 

7.22 Mr Burns concluded after a thorough assessment that ‘less than substantial harm’ 

arises. In such cases he highlights that “The Framework 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.”   

 

7.23 He goes on to remind us that “the presumption is a statutory one, as stated in terms 

of the Planning (Listed Buildings and Conservation areas) act 1990, and it is not 

irrebuttable.”  He points out that although this presumption “can be outweighed by 

the public benefits of the proposal that these need to be clear and offer advantages, 

which override the harm.  

 

7.24 He points out the process followed by the applicant in assessing heritage harm to be 

lacking as the value of the development site to the heritage assets has not been 

calculated nor have the non-visual aspects of the setting been assessed.  

 

7.25 Mr Burns shows that many of the heritage assets have been incorrectly scoped out 

or not considered at all. He also says that by “dismissing the locally listed buildings as 

‘irrelevant,’ the heritage report failed to take account of the advice in The 

Framework para. 203, which states “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 required having regard to the scale of any harm or loss and the 

significance of the heritage asset.”    

 

7.26 There are a number of other omissions. It is Mr Burns’s view that Preston City 

Council has carried forward the opinion of the developer and it is wrong to do so, 

and in doing so the Council underplays the harm to the listed heritage assets arising 

from the proposed development. 
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7.27 Mr Burns in his para. 6.13 states “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 

justification indeed to warrant it. The public benefits required to outweigh this harm 

have not been identified” 

 

7.28 Having considered the site context and details of the application documents, 

particularly the amended Planning, Design, and access Statement I agree with Mr 

Burns’s assessment.  

 

Summary 

 

7.29 Based on the opinion of Mr Burns, I have formed an opinion that there is a ‘less than 

significant level of harm’ to the heritage assets of Grade II* listed St John the 

Baptist’s Church and the surrounding heritage assets specifically caused by the 

development proposal against policies at the national, local and neighbourhood level 

however the harm arising is at a medium level and this should be afforded significant 

negative weight in the planning balance.   

 

7.30 The scheme can either be a prominent icon or preserve the settings of these 

buildings – it cannot do both. 
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8  Landscape character and visual impact harm 

 

8.1 Landscape character and visual impact issues are important in this case, and it is 

concern to the Rule 6 Party that a decision could be taken in the absence of vital 

information. 

 

8.2 The most relevant local plan policies concerning landscape character and visual 

impact are set out below.  

  

CS Policy 17 - Design of new buildings 

 

8.3 This policy sets out how the design of new buildings will be expected to take account 

of the character and appearance of the local area. Below I list the requirements (a) 

to (m) and provide overview comments as to why I consider the development 

proposal is non-compliant: 

 

“(a) siting, layout, massing, scale, design, materials, building to plot ratio and 

landscaping.”  

 

8.4 In my view the proposal is too large in scale, with inadequate parking area and it 

would serve to dominate the area.  

 

“(b) safeguarding and enhancing the built and historic environment.”  

 

8.5 As shown in the previous section in this proof the proposal does not safeguard and 

enhance the built and historic environment rather it harms it not to a negligible or 

low level but to a medium level and this increased scale requires significant weight to 

be attributed.  

 

(c) being sympathetic to surrounding land uses and occupiers and avoiding 

demonstrable harm to the amenities of the local area.  

 

8.6 The mosque is not sympathetic to the surrounding land uses and occupiers and it 

does not avoid demonstrable harm to the amenities of the area.  
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“(d) ensuring that the amenities of occupiers of the new development will not be 

adversely affected by neighbouring uses and vice versa.”  

 

8.7 The proposed development will reduce the residential amenity due to the level of 

traffic on D’Urton Lane reducing residential amenity due to an increased activity, 

noise, and disturbance.  

 

“(e) linking in with surrounding movement patterns and not prejudicing the 

development of neighbouring land, including the creation of landlocked sites.”  

 

8.8 The proposed development does not knit at all well with the surrounding land uses.  

 

“(f) minimising opportunity for crime, and maximising natural surveillance.”  

 

8.9 In my opinion the proposal has not shown how it minimises crime through natural 

surveillance, as the security office is not prominent to the main road and it faces the 

car park barrier and not the entrance for people walking into the mosque entrance.  

 

(g) providing landscaping as an integral part of the development, protecting 

existing landscape features and natural assets, habitat creation, providing open 

space, and enhancing the public realm.  

 

8.10 Landscaping is a reserved matter, so there is no information to assess the proposed 

development against. As the building is so large and striking and would serve to 

dominate the church and other listed properties this is too great an issue to be left as 

an afterthought in my view. 

 

“(h) including public art in appropriate circumstances.” Although a gallery is planned. 

I understand there is no public art included in the external layout of the proposed 

development.  

 

8.11 Again, clarification is sought as to whether people could visit the gallery at the same 

time as prayer and if so, how many additional people would be in the building, 

visiting the array of distinct functions?  

 

(i) demonstrating, through the Design and Access Statement, the appropriateness 

of the proposal.” 

 

8.12  I am not persuaded by the amended DAS that the development proposed is 

appropriate for the site.  
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“(j) making provision for the needs of special groups in the community such as the 

elderly and those with disabilities.”  

 

8.13 There is a lift within the building and there is provision for disabled parking in the car 

park. 

 

“(k) promoting designs that will be adaptable to climate change, and adopting 

principles of sustainable construction including Sustainable Drainage Systems 

(SuDS);”  

 

8.14 I discuss under other adverse harm the issue of site drainage (including foul) and I 

am concerned that what is proposed will not ensure localised flooding will not 

happen in the future. It is already a flooding problem for the site where it joins the 

roundabout.  

 

“(l) achieving Building for Life rating of ‘Silver’ or ‘Gold’ for new residential 

developments.  

 

8.15 This is not a residential development however the full report to committee in 

February 2022 states “Should planning permission be granted a condition is 

recommended to ensure that the proposed development achieves an energy 

efficiency rating of BREEAM ‘very good’ or higher, if possible, as such the proposed 

development complies with the above policy. The DAS suggests BREEAM ‘excellent,’ 

but the draft condition only ‘very good.’ Solar panels are suggested but will only 

materialise subject to viability and in my view are unlikely to be realised. The solar 

panels are not an intrinsic part of the design.  

 

“(m) ensuring that contaminated land, land stability and other risks associated with 

coal mining are considered and, where necessary, addressed through appropriate 

remediation and mitigation measures.”  
 

8.16 In note that the Council’s Environmental Health Officer recommends that a detailed 

site investigation, to assess potential contamination and ground gases at the 

application site, is secured by condition.  

 

8.17 Although the development proposal would comply to a limited degree with (j), (k), 

(l), and (m) yielding positive weight, it would anyway provide these in another 

building elsewhere. However, it does not comply with the other eight criteria (a) to 
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(h), which should be attributed negative weight. Therefore, on balance, I consider 

the development proposal to be overall not in accordance with CS Policy 17 - Design 

of new buildings as it would not protect or provide an opportunity to enhance the 

historic environment, heritage assets and their settings by safeguarding heritage 

assets from inappropriate development that would cause harm to their listed 

significance.  

 

8.18 As the policy accords with The Framework Section 12 achieving well-designed places. 

It should be given full weight.  

 

8.19 This policy is further repeated in the Broughton Neighbourhood Development Plan.  

 

8.20 In addition to CS Policy 17, the application is contrary to CS Policy 13 - Rural Economy 

as it does not show good siting and design in order to conserve and where possible 

enhance the character and quality of the landscape without undermining the 

functioning of the Green Infrastructure and the functioning of the ecological 

frameworks.  

 

8.21 The explanatory text with CS Policy 13 tells us: 

“Rural land is a vital resource for mitigating and adapting to the various challenges of 

climate change, such as drought and flooding. The countryside is also home to 

settlements and communities, where economic activities include agriculture and other farm 

based industries, as well as businesses associated with countryside pursuits including 

rural tourism and leisure.”  

 

 

8.22 In my opinion the proposed development fails to consider the local open countryside 

landscape character properly and therefore the resulting design is not of an 

appropriate scale to conserve it. It is of concern that landscaping is left as a reserved 

matter. Due to the scaling of the proposed development, I do not think it is 

reasonable to assume that a landscape management plan could address the level of 

harms arising, nor mitigate or properly compensate for the dominance of the 

mosque structure on the open countryside setting, or heritage assets in the short, 

medium, or long term. This is particularly the case as the key objective of the RIBA 
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brief was for a landmark building to be visible on the Preston skyline from miles 

around. 

 

8.23 In my section on Other adverse impacts, I discuss the issue of climate change and the 

impact of the proposal in terms of rural assets such as agricultural land as in CS para. 

9.37, we are reminded of the high value of farmland for growing local food in a more 

sustainable way than relying so heavily on importing produce. It is incumbent on the 

decision taker to logically apply CS Policy 13 on the site in its rural setting.  

 

8.24 The policy is up to date in terms of The Framework Section 9 Promoting Sustainable 

Transport. It should be afforded full weight.  

 

8.25 The Proposed Development is also contrary to CS Policy 17: Design of New Buildings 

as nowhere in the application documents does it show how the mosque proposal 

takes account of the character and appearance of the local area.  

 

8.26 The application is also contrary to Policy EN9 of the Local Plan state as the design of 

new buildings fails to take account of the character and appearance of the local area, 

is not sympathetic to surrounding land uses and occupiers and it does not avoid 

demonstrable harm to the amenities of the local area.”    

 

CS Policy 21 - Landscape character areas 

 

8.27 In accordance with this policy: 

“New Development will be required to be well integrated into existing settlement patterns, 

appropriate to the landscape character type and designation within which it is situated and 

contribute positively to its conservation, enhancement or restoration or the creation of 

appropriate new features.” 

 

8.28 This policy is repeated in the Broughton Neighbourhood Development Plan.  

 

8.29 This policy is in line with The Framework Section 15. Conserving and enhancing the 

natural environment, which states in para. 174 that “Planning policies and decisions 

should contribute to and enhance the natural and local environment” and setting out 
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how in bullets a) to f). the development proposal is non-compliant, and a high-level 

harm should attribute significant weight. 

 

CS Policy 26 - Crime and community safety 

 

8.30 In accordance with this policy new development should: 

“Plan for reduced levels of crime and improved community safety by:  

 

(a) Working with the police, community safety partnerships and other agencies to co-ordinate 

analysis and action.  

 

(b) Encouraging the inclusion of Secured by Design principles in new developments.  

 

(c) Providing adequate leisure and community facilities or activities, particularly in high crime 

areas, and especially for young people.  

 

(d) Aiming to achieve a complementary mix of uses in the City and key service centres with 

appropriate controls over entertainment uses, taking account of the local authorities’ 

Statement of Licensing policies. 

 

8.31 Although there is to be a security office located in the ancillary building, as I 

understand it, there is no information in front of the Inquiry to show the applicant 

has worked with the relevant agencies to prevent crime. I note in that the Designing 

Out Crime Officer: Recommends that all applicants develop new residential schemes 

and refurbishments to the police preferred security initiative Secured by Design 

(SBD). The policy is in line with The Framework para. 130 f), which states that 

planning decisions should ensure that developments “f) create places that are safe, 

inclusive, and accessible and which promote health and well-being, with a high standard of 

amenity for existing and future users; and where crime and disorder, and the fear of crime, do 

not undermine the quality of life or community cohesion and resilience.”  I recommend 

attributing full weight when considering the planning balance. 

 

8.32 The development impact of providing a new mosque cannot be considered positive 

or negative in terms of crime and community safety and therefore I assess the 

impact to be neutral.  
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SA DPD Policy EN9 - Design of new development 

 

8.33 Design is a material consideration to all applications for new development which 

includes individual buildings, the creation of public and private spaces and wider 

area development schemes. Below I set out the policy and then provide some 

analysis:  

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  

 

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. 

 

8.34 I believe when considering the criteria under section A of the policy that:  

 

Movement and Legibility  

 

8.35 The proposed development is lacking in regard to movement and legibility. I discuss 

the access to the site more comprehensively under the section titled ‘Other adverse 

impacts’ as the site access is severely constrained.  
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8.36 I do not think movement to the site is at all easy due to the busy roundabout being 

difficult to navigate by pedestrians, cyclists and those arriving by public transport.  

 

8.37 The pedestrian environment is harsh when arriving on foot due to the position of the 

site at a busy junction with the A6 and M55 Motorway. Cyclists will have to contend 

with heavy vehicle traffic, much of it being HGV vehicles, and they would have to 

dismount and push their bikes up the steep access.  

 

8.38 Bus service frequency is half hourly and this may not be regular enough to connect 

the site well, particularly when people are attending from workplaces elsewhere in 

the functioning economic geography.  

 

8.39 People would not ordinarily pass the site in their day to day lives. They would have to 

travel specifically to attend mosque. In this sense it is functionally poorly connected. 

 

8.40 Once at the site, the majority of the site is a car park, albeit too small necessitating a 

Car Park Management Plan. I question the workability of the CPMP and the fitness of 

purpose of the development site.  

 

Space and Enclosure  

 

8.41 The landscaping includes greenery at the boundary and specimen trees to demark 

the end of parking bays from internal access road. Pedestrians are restricted to the 

western edge of the site and the eastern part is dominated by vehicle parking. 

Enclosure of space is not at all an integral part of the design. In my opinion the 

external spaces would not encourage people to dwell and spend time in as they are 

open to the elements and the car park is dominant. The external space is designed 

for vehicles and not people.  

 

8.42 The outside space would be noisy due to the Motorway and A6 Road junction and 

not particularly amenable in wet weather, or winter months. Generally, I consider 

the landscaping of the site to be poor.  
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Mix of Uses and Tenures  

 

8.43 This principle is to achieve diversity and choice through a mix of public space 

compatible developments and uses that work together to create and support viable 

places. In my view the density does not respond well to neighbouring uses.  

 

8.44 There is no external play space or community amenity, save a water feature and 

hard landscaped external space that is not well defined. Nor does the development 

respond to needs identified by the local community of Broughton Village, as 

although it has a number of functions it is strictly for the Muslim community, most of 

which live outside of Broughton. The tenure is ownership by a charitable trust. Again 

the choice of site is a constraint.  

 

Adaptability and Resilience  

 

8.45 There is no adaptability as the building is a mosque and its form and function are 

solely for that purpose. There has not been any consideration of how the building 

could respond to changing social, technological, and economic conditions. 

 

Resources and Efficiency  

 

8.46 There is a lot of concrete involved in this proposed development, with a sizeable 

proportion of the site hard landscaped. This will lead to a lot of surface run off and 

drainage solutions will need to be carefully considered and subject to conditions. The 

building is of BREEAM standard and includes the use of Solar PVs on the roof and 

inclusion of EVCPs, which is a positive attribute of the development proposal. 

However, working against this efficiency is the fact most people attending would 

arrive by car, travelling a longer journey than if attending a site that is closer. d more 

accessible.   
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Architecture and Townscape  

 

8.47 If the building was in an appropriate location, I could possibly agree that the building 

is iconic and would be a suitable landmark building and a positive feature, however 

as it is where it is, I cannot agree, due to the harms arising to the rural character and 

the fact it is out of keeping in such a place.  It does not promote the character and 

identity of Broughton, which is in fact referred to as a Rural Village in 2.17 of the 

Central Lancashire Design Supplementary Planning Document (CD.A5). It erodes the 

character and identity of the Village of Broughton’s historic core. It is completely out 

of character, and it is simply the wrong approach for the setting.  

 

8.48 CD.A1 Preston Local Plan para. 8.46 states, “for major schemes or proposals that are 

expected to have a significant impact on their surroundings the Council encourages pre-

application discussions through its Development Team approach”. The Inquiry should 

enable a better understanding of the content of the pre-application discussion with 

the Council Officers regarding the design of the mosque and the production of the 

RIBA competition design brief.  

 

8.49 The CD.A5 Design Guide SPD provides an overview of the design principles that the 

Central Lancashire authorities will employ when considering planning proposals. 

Within this document “Councils” refers to Chorley Council, Preston City Council and 

South Ribble Borough Council. The SPD covers residential, commercial, public realm 

and shop-front developments as well as proposals for new infrastructure. It is aimed 

at landowners, agents, developers, and designers working on schemes throughout 

Central Lancashire. 

 

8.50 Despite the SPD guidance, there is no evidence that the development proposal did 

undergo an independent design review through Places Matter. This is a missed 

opportunity for a scheme of this scale, and I agree with Mr Burns assessment (his 

para. 6.9) that it undermines the internal assessment of the proposal by the 

applicant.  
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8.51 Turning to Part B) of Policy EN9 – Design of New Development as set out above, I 

consider that the development proposal does not “accord with the principles and 

guidance set in the Design SPD, the relevant policies in the Core Strategy, the 

national policy on the historic environment and the relevant Design Council, CABE 

guidance.  

 

8.52 I am not convinced that the design at this location does “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.” 

 

8.53 Whilst the application is supported by an amended Planning, Design and Access 

Statement CD.C17 that fully explains the design approach for the scheme, it fails to 

recognise the rural character and local distinctiveness of the site as a gateway to the 

historic heart of Broughton Village, as shown in Mr Burns’s proof of evidence , or the 

possible history of a Roman Fort being located at the mound on the site, as 

mentioned in Cllr Hastings’s proof of evidence.   

 

8.54 The Broughton Neighbourhood Development Plan strongly reinforces the application 

of Local Plan Policy EN9 in its own separate policy. I consider this later.  

 

8.55 In my view the development is contrary to local plan Policy EN9 and this should be 

given full weight.  

 

Landscape Impact and Visual Assessment  

 

8.56 In my experience of such planning matters the application should be decided with 

the benefit of a Landscape and Visual Impact Assessment progressed in accordance 

with the Guidelines for Landscape and Visual Impact Assessment, 3rd Edition 

(GLIVIA3) of the Landscape Institute and Institute of Environmental Management 

and Assessment.  
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8.57 The outline application retains landscaping as a reserved matter, however, due to 

the scaling of the proposed development, I do not consider that a landscape 

management plan could address the level of harm arising, nor mitigate or properly 

compensate for the dominance of the mosque structure on the open countryside 

setting, or heritage assets. Especially as the key objective of the RIBA brief was for a 

landmark building to be visible on the Preston skyline from miles around.  

 

8.58 As Mr Burns sets out in his proof, the site is in surrounding area of the site is referred 

to as land of Ancient Enclosure, which provides an immediate agricultural and rural 

context for the settlement of Broughton.  

 

8.59 Below is a sketch that I have compiled, and in my opinion and experience of urban 

design, this is not a building that is appropriate in open countryside in the context of 

the heritage setting. It would have harm to the local landscape character to a great 

extent. The magnitude of change would be extremely high, and it would be a 

permanent change. The landscaping strategy would not lead to a softening of the 

visual impact or make the building blend into the open countryside after the trees 

and other vegetation had matured. 

 

Sketch of proposed mosque at the application site 

 
 

8.60 The brief for the mosque wanted a prominent structure that would purposefully 

dominate the Preston skyline for miles around.  
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8.61 A building of this prominence is a matter for the local planning authority as it will be 

iconic, and it should not be a matter for an individual applicant or with respect the 

Secretary of State or Planning Inspectorate. Broughton Parish Council certainly ought 

to expect to be involved in the decision. The aim of the Neighbourhood Plan with 

regards to local character should be given weight and it would have been proper for 

the Parish Council to have been invited to engage and to decide the location of the 

mosque and indeed to be represented on the RIBA decision panel to articulate an 

accountable local voice.  

 

8.62 Visual amenity would be permanently impacted due to the dominant building 

overshadowing the open countryside. In the absence of sectional drawings provided 

by the applicant I provide a sketch below of the indicative section following the 

yellow line on the map insert of the church building and ground levels to the 

mosque. It clearly shows the church is overshadowed and dominated by the new 

mosque building proposed.  

 

8.63 The Proposed Development is located at a distance of only 214.0 metres from the 

church. The ground levels and gradients need to be fully comprehended as the land 

on either side of Blundel Brook slopes down to it. There is a more noticeable change 

of level towards the development site as there is a slope toward James Towers Way. 

The effect is that the mosque is overbearing and dominates the church.  

 

8.64 The Framework para. 130 f) seeks to ensure a good standard of amenity for all 

existing and future occupants of land and buildings. para. 185 c) refers to the control 

of light pollution from artificial light on local amenity. The impacts from the 

development on amenity of neighbours’ day and night are not fully appreciated in 

the absence of a landscape plan at this stage.  
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Extract: Google Earth Aerial photo of the church and mosque relative locations (yellow line) and an indicative 

sketch of ground and building levels 
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8.65 Without information on how the mosque relates to neighbouring land uses such as 

the dwellings on D’Urton Lane, issues relating to impacts on privacy, overlooking, 

loss of light and overshadowing cannot be fully assessed at this stage. I am of the 

opinion that the development would have unacceptable adverse impacts on the 

amenities of occupiers of three residential properties which border the east of the 

site and the residential property located to the north side of D’Urton Lane opposite 

the application site. 

 

8.66 Therefore, the principle of development cannot be properly established, and a 

precautionary approach should be taken, so existing residents are not subjected to 

an unacceptable level of residential amenity loss and nuisance due to disturbance 

from the development in itself, and from the ongoing activity it will generate and 

linked disturbance from cars arriving and leaving the site. Such adverse effects can 

lead to harm to health and well- being.  

 

BNDP Policy NE2 – Visual Impact of New Development 

 

8.67 The visual impact of new development particularly that on the edge of the defined 

settlement of Broughton when viewed from approaching routes should be 

minimised by landscape screening and tree planting. However, the case officer in 

dismissing the BNDP as silent due to the fact the development site is not allocated 

means that landscaping has been left as a reserved matter and therefore there is no 

information to accurately assess the development impacts. This is an error.  

 

8.68 There would be a high magnitude of effect to the visual amenity of the area. For 

those receptors at a close distance, such as residents, drivers on the M55 Motorway 

and the A6 James Towers Way, people using nearby footpaths. Importantly the 

mosque would be visible from as far as the Forest of Bowland Area of Outstanding 

Natural Beauty and other important rural landscapes, a point the applicant and 

Council have failed to capture in all the documents 
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8.69 People attending the heritage properties of the church, school and museum would 

experience a vastly different and urbanised setting when visiting the buildings. In the 

absence of a LVIA I have tried to show the impacts on the indicative sketches above, 

but given the scale of development and prominence, this is a matter that the 

applicant should have evidenced properly, to enable the local community, Parish 

Council, and decision takers to appreciate the visual amenity impacts and likely harm 

arising. In the absence of information on landscaping and ecological mitigation we 

are left to rely on conditions rather than having the comfort of understanding 

whether the development has minimised the visual impacts.  

 

8.70 It is understood by all parties that the design of the mosque is to do anything but be 

minimal, its entire point is for the buildings visual impact to be maximised, to be 

visible on the skyline from a distance.  

 

Summary  

 

8.71 In the absence of a LVIA document, I have provided sketches to indicate the scaling 

of the mosque and church building to show the impact on the heritage landscape 

setting. The applicant and Council have ignored the heritage setting of the 

development site. The Proposed Development would cause a high degree of harm to 

the open rural landscape character.  

 

8.72 There would be a high magnitude of negative effect to the visual amenity of the area 

for a range of visual receptors. In the absence of a LVIA means it the application 

documents do not show the level of visual amenity harm arising. The harm arising to 

the landscape and visual amenity should be attributed significant weight in the 

planning balance. 

    

8.73 The proposed development fails to comply with all three tiers of national, local and 

neighbourhood planning policies for conserving and enhancing rural landscapes. The 

level of negative change is high and permanent, and this harm should be attributed 

significant weight.  
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9 Other adverse impacts 

 

9.1 In this section I consider all of the other adverse impacts that could arise from the 

proposed development. 

 

Sustainability and Climate Change 

9.2 In my view the Central Lancashire Core Strategy CD.A4 and Preston Local Plan CD.A1 

articulate policies with an overarching goal of achieving sustainable development in 

line with Government’s international commitments on climate change.  

 

9.3 The most relevant Core Strategy Objectives are (for more comprehensive 

information please refer to Appendix One): 

SO21: To reduce energy use and carbon dioxide emissions in new development;  

SO22: To encourage the generation and use of energy from renewable and low carbon 

sources;  

SO23: To manage flood risk and the impacts of flooding; and  

SO24: To reduce water usage, protect and enhance Preston’s water resources and 

minimise pollution of water, air, and soil.  

 

9.4 The Core Strategy was the subject of a Sustainability Appraisal and the Habitat 

Regulations Assessment. There are a number of other documents including: An 

Equality Impact Assessment; A Health Impact Screening Assessment; A Rural 

Proofing Paper, which this may have relevance to the decision in this case; An 

Infrastructure Delivery Schedule; A Performance Monitoring Framework; Various 

Background Topic Papers; Local Plan Saved Policies (some now superseded by the 

adoption of site allocation DPDs.) 

 

9.5 When a justification for a mosque is properly set out, it would be more sustainable 

to identify a preferred site through a strategic site assessment and progressed 
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through the refresh of the Central Lancashire Core Strategy and Preston City Council 

Local Plan Site Allocations DPD.  

 

9.6 In my view the site does not encourage walking or cycling as it is located in a place 

that is although it is served by a nearby bus stop is a rather harsh environment due 

to the dual carriageway and motorway intersection and certainly in the winter and 

evenings, visitors are much more likely to want to arrive by car, and so in reality the 

mosque on this site would not lead to people reducing their carbon footprint.  In my 

view many more people would use the car to access the site and it would lead to an 

increase in greenhouse gas emissions. I discuss the lack of sufficient car parking 

space under the sub heading parking below.  

 

9.7 The key Core Strategy policies concerning sustainable development and climate 

change are set out below.  

 

Policy 27 Sustainable Resources and New Developments 

 

9.8 To accord with this policy new development should: “Incorporate sustainable resources 

into new development through the following measures: a) to d).”  
 

9.9 From the information provided I understand this to be the case for the proposed 

mosque, and in any case, the energy efficiency standards can be secured by 

condition, should the application be approved, consequently, the application would 

accord with Policy 27 of the Core Strategy.  

 

9.10 The policy should be given full weight, however this benefit would be derived 

wherever the new mosque building is located, indeed the location would probably 

be more sustainable, so I think that negligible weight in the planning balance.  

 

9.11 Other Core Strategy Policies relating to climate change are:  

Policy 1 – Locating Growth 

Policy 3 - Travel 
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Policy 13: Rural Economy  

Policy 28: Renewable and Low Carbon Energy Schemes  

Policy 29: Water Management  

Policy 30: Air Quality  

Policy 31: Agricultural Land 

9.12 I discussed CS Policy 1 in Section 4. For the other policies I discussed them in more 

detail under separate topic headings of relevance below.  

 

9.13 Mirroring the climate change policies in the Core Strategy is Section 10 of the 

Preston Local Plan Allocations DPD. Adherence to good principles to promote 

sustainable development is a material consideration.  

 

9.14 In my opinion the applicant and the Council have overplayed the sustainability 

benefits and I disagree with their assessments. The same building construction 

technique advances and design would occur wherever the mosque building goes, but 

the site is not good in sustainability terms and has not been through a strategic 

assessment. A number of purported sustainability benefits are over emphasised, 

and, in any case, they are not guaranteed.  

 

Policy 3 Travel 

 

9.15 These are shown in bold, and I comment on how well the development proposal 

contributes to the Core Strategy policy: 

a) reducing the need to travel – In my view, the location of the mosque means 

more people will travel by car to access functions at the mosque, so it is non- 

compliant with a);  

b) improving pedestrian facilities – the proposed development would lead to the 

provision of a new footway on D’Urton Lane; 

c) improving opportunities for cycling – the development complies as the 

development provides cycle storage; 
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d) improving public transport – it is accepted the site is served by public transport, 

but the proposal does not contribute to improvement of public transport;  

e) enabling travellers to change their mode of travel on trips – the proposal does 

provide facilities should people wish to walk, cycle or use the car, but as I will set 

out later in this proof, I evidence why I find it unlikely that 12.5% of the 

worshippers would access the site through public transport, cycling or walking, 

particularly during winter months or in inclement weather, and my opinion is 

supported by the Highways Development Manager at the Highway Authority; 

f) encouraging car sharing, – users of the mosque could car share as the booking 

system is for car sharing with 77 spaces included for this purpose – later I discuss 

the practicality of the Car Park Management Plan;    

g) managing car use – due to the site not providing the standard car parking space 

for the internal floor space, this criterion is not met and there is no contingency 

for the problem to be resolved; 

h) improving the road network – the proposal will not improve the road network, 

in fact it is likely to do the opposite as additional vehicles, in some cases twice a 

day, such as on Friday would lead to a high influx of traffic accessing the site and 

leaving the site, which would be likely to impede the flow of traffic. I show later 

on three subsequent Fridays in June to July 2022 traffic is queuing at the 

Motorway slip road with the A6 roundabout junction and on D’Urton Lane; and 

i) enabling the use of alternative fuels for transport purposes – there are four 

Electric Vehicle Charging Points included in the proposal, which although are 

welcome is not as many as hoped by the Parish Council.  

 

9.16 The development proposal falls short of a number of important criteria under CS 

Policy 3 (a). This is much as a failing of the applicant to undertake a thorough and 

proper approach to site identification. It has simply not been undertaken. There is 

not enough information available to be confident the site is in the right broad area of 

search for a new mosque. Ideally, such a strategic community building would have 

been considered through the local plan process.  
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9.17 In making my assessment for travel, parking, and highway safety, I have considered 

the findings of Mr Ian Millership of CTS Traffic and Transportation consultants who 

has provided Broughton Parish Council with advice on transport documents 

submitted with the application for the mosque.  

 

9.18 Mr Millership has highlighted that there are a number of inconsistencies and unclear 

diagrams and statements in the Transport Assessment and the Car Park 

Management Plan. Please see his evidence in a separate document.  

 

9.19 These errors lead to real concern over the overall assessment findings and could lead 

to potential problems from travel options, parking outside of the site, and cause of 

highway traffic safety concerns. The identified transport issues remain problematic 

and therefore the Rule 6 Party remains sceptical about the proposed solutions 

offered as not being relevant to this specific site and therefore not real solutions at 

all.  

 

9.20 Splitting larger gatherings into two separate events, means doubling the time when 

the roads will be congested, car park overspill occur with arising highway safety 

issues around D’Urton Lane, the A6, the Guild Wheel cycle lane and possibly around 

the church and school. If people are leaving the first prayer as others are arriving for 

the second, it will double the traffic volumes, and this will lead to more harm than 

benefit. Any such proposal needs to be properly modelled to understand the traffic 

impacts.  

 

9.21 Overall, in my view the development would lead to travel shortcomings and 

therefore Policy 3 Travel has not been met, with adverse impacts that need to be 

afforded significant weight in the planning balance. 

Parking and access 

9.22 A critical area of concern expressed by the Rule 6 Party on behalf of the local 

community is the lack of adequate parking when considering the local plan policies. 

The Preston Local Plan Allocations DPD CD.A1 sets out the standards for community 
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facilities in SA DPD ST1 – Parking Standards. In Appendix B and there is specific 

reference to ‘places of worship.’  

 

SA DPD Policy ST1 - Parking standards 

 

9.23 This policy details parking standards and Appendix B sets out the parking 

requirement for any given type of development. 

 “All development proposals will provide car parking and servicing space in accordance with 

the Parking Standards adopted by the Council (Appendix B).  

 

Locations that are accessible to services and well served by public transport may be 

considered appropriate for lower levels of provision.  

 

Proposals for provision above the adopted standards will need to be supported by 

evidence detailing the local circumstances that justify deviation from the standard.” 

 

9.24 The officer’s report under para. 3.6, (February 2022) details that under Local Plan 

policy ST1 one parking space is required for every 5.0 sqm of floorspace for a place of 

worship. The total floorspace in the amended DAS is 1,517 sqm and therefore 303 

spaces would be required, yet the proposed development only can cater for 150 car 

parking spaces.  

 

9.25 The lack of sufficient parking spaces was cited as a reason for refusal in the officer 

report, July 2021. At its meeting on 8th July 2021, members of the Planning 

Committee resolved to defer the application so that the applicant could bring 

forward details of the design and layout of the proposed building, further 

information on parking and evidence of proof of need.  

 

9.26 The local councillors have spoken out on this matter and I agree with the officer and 

the councillors that the parking issue is a very important factor, and it is likely to lead 

to serious harm arising from people who have not booked a space, choosing to park 

outside the security gate leading to neighbour nuisance, and more worryingly to 

congestion to the flow of traffic on D’Urton Lane.  It is already known that parking on 
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D’Urton Lane is a problem, hence the introduction of the traffic regulation order, and 

double yellow lines to prohibit parking.  

 

9.27 The applicant has suggested the use of a car park booking system, but I do not have 

the reassurance of any evidence in front of the inquiry of such a system being used in 

a similar setting. The mosques in urban places have higher accessibility and distinct 

factors at place. It is therefore difficult to have confidence that the system would be 

practicable and that it would not lead to overspill parking.  

 

9.28 People could park on D’Urton lane and arrive via the stairs to the west. This would 

cause harm to the residential amenity to the residents of D’Urton Lane, and beyond, 

potentially blocking in the residents of the gated community, and leading to cars 

being parked on the dual carriage way at James Tower Way, with significant risk to 

highway safety. 

   

9.29 In addition to car parking spaces, Appendix B states bicycle spaces should be 

provided at 1 per 50 sqm (minimum 2), which equates to 31 cycle storage spaces, 

and Motorcycles are to be provided at 1 per a 25 sqm (minimum of 2), which 

equates to 61 motorcycle spaces. There is bicycle storage outside the proposed 

mosque to the east adjacent to the disabled parking bays and electric vehicle 

charging points. The Amended DAS does not mention motorcycles.  

 

9.30 The Transport Assessment undertaken by Cora IHT dated September 2021 includes 

an email at Appendix A from Mr Neil Stevens, Highways Development Manager at 

Lancashire County Council. The text in Red is of note and there is a disclaimer that 

his comments exclude any necessary highway mitigation on the public 

highway/restrictions or the influence of any other suitable location for parking 

nearby (not on the highway).  

  

9.31 Mr Stevens notes the weather is a determining factor for cyclists and assumes only 

two take up in winter months. He is concerned about the operation of a Visitor 
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Management System and even expresses concern about no parking is to be 

undertaken on the surrounding area and the need for ‘certainty’ over this issue.  

 

9.32 What is of concern is that Mr Stevens explicitly requests monitoring every three 

months, yet the applicant circulated the Section 106 Agreement specifying once a 

year. In my view this infrequent monitoring of the CPMP appears to show a disregard 

and underestimation of the level of harm that would occur from the volume of cars 

accessing the site and the problem of the small car park. The mosque promoters 

cannot underplay the significance of the traffic problem by seeking to reduce the 

regularity of the CPMP monitoring. The monitoring in fact should be undertaken 

weekly including all special occasions/events/festivals.  

 

9.33 Mr Stevens also points out under point 6. “Demand by pedestrians (for the 

avoidance of doubt not park on highway and walk), as with cyclists/motorcyclists’ 

weather and walk distances are both determining factors in isolation and together. I 

would only consider a nominal further 10 pray mats for these.”  This is significant as 

it leads to a calculation that equates to 244 prayer mates needing 150 car park 

spaces.  

 

9.34 It is clearly a very finely calculated balance that the car park will accommodate the 

level of people attending. In 3.9 of this proof, I refer to the applicant claim that 

12.5% of worshippers would come by modes other than car, but Mr Stevens is clearly 

of the opinion, I that in the winter months only 2 people would arrive by bicycle or 

motorcycle. No parking for motorcycles is provided. As 31 people would need to 

arrive by other modes, this equates to 27 pedestrians walking to the site (not arriving 

by car parked elsewhere). Given the fact the site is located next to the busy 

motorway junction, I agree with Mr Stevens, and I am not confident, for the reasons 

I have set out above, that this would happen. It throws into doubt the assumptions 

upon which the CPMP rests and yields a level of uncertainty that cannot be afforded 

in this case, as the Highways Development Manager stated in his email.  
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Highways issues 

 

9.35 CD.A1 Preston Adopted Local Plan 2012-26 Policy ST2 - General Transport 

Considerations of states that development will be permitted provided that various 

criteria are met including that road safety and the efficient movement of all highway 

users is not prejudiced. Below I provide further details of the policy text.  

 

SA DPD Policy ST2 - General transport considerations  

 
“Policy ST2 – General Transport Considerations All development proposals will need to 

show that:  

a) road safety and the efficient and convenient movement of all highway users (including 

bus passengers, cyclists, pedestrians, and equestrians) is not prejudiced ;  

b) appropriate provision is made for public transport services;  

c) appropriate measures are included to facilitate access on cycle or foot;  

d) where practicable, ensure existing pedestrian, cycle and equestrian routes are 

protected and extended;  

e) the needs of disabled people are fully provided for;  

f) corridors which could be developed as future transport routes (e.g. disused railway 

lines) are not prejudiced.” 

 

9.36 Policy ST2 is in accordance with para. 111 of The Framework, which states that 

development should only be prevented or refused on highways grounds if there 

would be an unacceptable impact on highway safety, or the residual cumulative 

impacts on the road network would be severe. 

 

9.37 Having assessed the documentation associated with the application, I am not 

persuaded that the issues relating to highway safety can be met, by the development 

of such a large-scale mosque with such a small car parking provision and the 

application is consequently contrary to Policy ST2. The impact on highway safety 

would be unacceptable and therefore in The Framework’s terms this is a reason for 

refusal.  
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9.38 For example, regarding criteria a), I have been informed by the Parish Council that 

highway congestion is a frequent problem. I have also observed regular congestion 

at peak times, during my site visits.  

 

9.39 The busy roundabout at the M55 Motorway and A6 does not feel like a particularly 

safe option to access the mosque, due to the volume of cars and HGVs, especially at 

peak times. It is not an amenable environment for pedestrians, particularly those 

travelling with young children, elderly, or disabled relatives, so in my opinion it is not 

conducive to people arriving by public transport, cycling, and walking particular in 

winter months or in dark hours, and especially not at peak congested times.  

 

9.40 Google Maps, also revealed heavy traffic on three Friday afternoons, as shown below 

extracts displaying the traffic layer where red indicates the existence of standing or 

very slow-moving traffic.  

 
Extract: Google Map showing traffic congestion in red and amber 17th June 2022 at 12:26 

 

 

9.41 On 17th June 2022 at 12:26, traffic congestion at the slip roads from the M55 in both 

directions and along the A6 was evident. A similar occurrence of highway congestion 

was observed on Friday 24th June at 16:05 the slip road with the M55 and the A6 

James Tower’s Way onto the roundabout was shown in red.  



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 82 of 109  APP/N2345/V/22/3296374 
 

 

Extract: Google Map showing traffic congestion at the roundabout on Friday 24th June at 16:23

 

 

9.42 Slow-moving traffic is shown entering the roundabout at Junction 1 of the M55 

Motorway on Friday the 1 July at 16:45 with traffic backing up James Towers Way 

and on D’Urton Lane.  

 

Extract: Google Map showing traffic congestion at the roundabout on Friday 01 July at 16:45 
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9.43 The nearest bus stops are outside St John the Baptist Church, meaning passengers 

have to walk, crossing the A6 dual carriageway to access the mosque building. To the 

south bus stops are located at Lightfoot Lane in Fulwood, which necessitating 

passengers to walk 6 minutes after crossing the A6 dual carriageway. Pedestrians 

then have to navigate two Motorway slip road.  

 

9.44 The frequency of the key routes from Preston to Morecambe of the 40 and 41 

combine to be half-hourly, commencing at 06:55 from Preston and finishing at 23:15 

service Monday to Friday, and 07:25 to 23:15 on a Saturday. Sunday services are 

more limited, with a no.40 bus every hour from 09:00 to 21:20 and no 41 buses 

running. The reverse Morecambe to Preston timetable is similar to the outgoing 

timetable. There are other buses such connecting to wider parts of Lancashire, 

however on the whole the timetables are less regular than the 40 and 41.  There 

should be a Section 106 Agreement to improve bus service provision to the site in 

accordance with CS Policy 3 Transport.  

 

9.45 The choice for cyclists is to access via the Guide Wheel cycle route and up the steep 

slope and leave bicycles secured outside. Dress code for men and women attending 

mosque involves loose fitting garments, which are not ideal for cycling in as the cloth 

can get caught in wheel spokes and cycle chain, which is dangerous and 

inconvenient. Furthermore, people bring older relatives and children, so cycling may 

not always be a practical option.  

 

9.46 Pedestrians either have to walk via the steep steps to the west of the building to 

change levels, or walk along the car park access, which also has a steep gradient. This 

is not ideal for older people young children and others with mobility issues. Anyone 

arriving with a wheelchair or pushchair would find the access arrangement to be 

rather difficult. Once in the building there is a lift by the female entrance, to access 

the first, second and third floors. There are no improvements to pedestrian facilities 

apart from the Guide Wheel infrastructure, which would create conflicts of its own.  
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9.47 The CPMP sets out that security guard will ensure people arriving by cars parked on 

D’Urton Lane will not be allowed to enter. However, I have questions about its 

workability and query how will people arriving on foot be checked in? How would 

the security guards know which pedestrian had walked from a home or workplace or 

just from around the corner where they have left their car? As prayer is an important 

ritual, it is logical that when people are turned away at the barrier they would seek 

to park nearby, leaving their car outside the barrier either on D’Urton Lane, the A6, 

on the roundabout, near to the church, or the school and walk around to access the 

mosque. I do not think considers this. In my opinion the booking system is not tried 

and tested and the CPMP could be seriously flawed. It leads to the site not being 

legible and movement to the building being constrained. 

 

9.48 I am unaware of parking for motorbikes being included. This means most people 

attending the building would arrive by car and as the car park is limited, the booking 

system is designed to combat illegal parking on D’Urton Lane. Due to the above, I am 

not convinced the site will promote people arriving by other modes than motor 

vehicles even if it means parking in an unsafe place.  

 

9.49 Due to the proposal not fulfilling the criteria of the Policy ST2, negative weight 

should be attributed in the planning balance to what I assess as a high level of harm. 

 

Negative impacts on the Guild Wheel cycle route 

   

9.50 Related to the problems arising from insufficient car parking at the proposed 

development site, there is a concern that users of the Guild Wheel would encounter 

obstacles in the event of people parking on the cycle lane. There is a specific policy in 

the Broughton Neighbourhood Development Plan.  
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BNDP Policy CF1 – Guild Wheel, Public footpaths, and bridleways 

9.51 “Development which impacts on the Guild Wheel, public footpaths and bridleways 

shall not have a detrimental impact on the safety of users or the landscape setting of 

these routes. Proposals which improve these facilities and benefit users will be 

supported in principle.” 

 

9.52 It is my view that a busy mosque with inadequate parking would be a development, 

which impacts negatively on the Guild Wheel, as the public footpaths and bridleways 

are likely to be parked if visitors have not pre-booked access to the car park. This 

would have a detrimental impact on the safety of users and the landscape setting of 

these routes. Although there may be a condition associated with the proposals which 

improve the physical infrastructure (pedestrian walkway and cycleway) there will not 

be a benefit, rather a harm if the separate routes are blocked by illegal motor vehicle 

parking. 

 

9.53 The proposed development is therefore contrary to the Policy CF1 and should be 

afforded significant weight.  

 

Drainage  

 

9.54 Cllr Hastings has evidenced the localised flooding problems outside the development 

site at the roundabout of the A6 and the M55 Motorway roundabout and near to the 

church in a separate proof of evidence on the Broughton Neighbourhood 

Development Plan.  

 

9.55 I note the Lead Local Flood Authority has not objected, however this is subject to 

conditions requiring the development be carried out in accordance with the 

submitted Sustainable Drainage Strategy; the submission of a final sustainable 

drainage strategy; submission of a construction surface water management plan; 

submission of a sustainable drainage system operation and maintenance manual; 
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and the submission of a verification report of the constructed sustainable drainage 

system.  

 

9.56 The Council’s adopted policies for water management are set out below.  

 

CS Policy 29 - Water management 

 

9.57 To accord with the Core Strategy Policy 29 - Water Management, new development 

should improve water quality, water management, and reduce the risk of flooding by 

a number of measures set out in criteria a) to h).  

 

9.58 It is clear that the site has flooding issues at the base of the slope onto St James 

Towers Way, and it is important the competent authorities of Lead Local Flood 

Authority, United Utilities and the Environment Agency are fully satisfied with the 

proposed development would comply with the above policies and Framework.  

 

9.59 I query whether the matter is properly resolved as there are outstanding matters 

relating to drainage with some seven conditions relating to two pre-commencement, 

two pre-occupation and construction stage, and three post occupancy.  

 

9.60 The policy accords with The Framework Section 14 Meeting the challenge of climate 

change, flooding, and coastal change. 

 

9.61 I agree it is important that the development does not cause harm to existing flooding 

issues. Although flooding is to be conditioned, I am concerned the physical attributes 

of the site and level of hard landscaping will lead to problems even if the conditions 

are applied and this would amount to a harm in the planning balance that should be 

attributed significant weight in the planning balance due to the anticipated increase 

in frequency of high rainfall events associated with climate change.   
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Foul drainage 

 

9.62 The Rule 6 Party believes the application is not in accordance with the Policy of the 

Broughton Neighbourhood Development Plan NE3 Drainage, which sets out the need 

for sustainable drainage schemes to drain land wherever possible.  

 

9.63 The nearest foul sewer connection is understood to be several hundred metres from 

the site and that the nearby houses on D’Urton Lane rely on septic tanks for foul 

waste drainage.  

 

9.64 The application form suggests that the developer is not proposing to connect to the 

existing drainage system. Waste water would be presumably treated on site and 

then discharged to a controlled water. This would require a bespoke Water 

Discharge Permit from the Environment Agency. However, from a planning point of 

view as there is already localised flooding care must be taken not to approve in 

principle a development that is likely to exacerbate an existing problem.  

 

9.65 The development is for 248 prayer mats (or according to para. 3.3 of the original 

Design and Access Statement submitted in March 2021 will contain up to 450 

adults), plus an unspecified number of children. A considerable number of these will 

need to use a toilet and to undertake additional activities such as ritual washing. 

There will also presumably be other activities such as catering that will use water. 

This could create a significant spike in water use and the need to treat and dispose of 

waste water. As far as we are aware, the applicant has provided no figures for 

potential quantum of waste water generation, method of retention and treatment, 

or whether this is likely to gain Environment Agency approval. Although the EA has 

not objected to the proposal at this stage, they may not appreciate the level of waste 

water generation, and indeed it is for the applicant to establish that this could be 

treated to a standard that could then be discharged to controlled waters. 
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9.66 There is also a need to attenuate and dispose of surface water drainage from what a 

site that will have a significant amount of hard surfacing. It is likely that much of the 

area under the car parks will be occupied by tanks and soakaways that will be 

needed to deal acceptably with surface water in what is a relatively high rainfall area. 

Highways England have signalled their concern on this issue. This means there would 

be even less space available to treat waste water and resolve this issue. 

 

9.67 While it is possible that these issues could be resolved in usual cases, the very 

cramped site means this is perhaps unusual and more than perhaps probable that 

they could not resolve the issue. Therefore, the Rule 6 Party is of the opinion that the 

issue of foul drainage is unlikely to be capable of resolution in line with adopted 

development plan policies and given this doubt it is a matter that should be 

considered at the Inquiry rather than being left for wrapping up with conditions. 

 

9.68 The issue of foul drainage may not be a major reason for refusal, in my opinion it is 

of sufficient level to be considered as a second-tier matter leading to harm to weigh 

in the planning balance.  

 

Light Pollution 

 

9.69 The Framework para. 185 c) refers to the control of light pollution from artificial light 

on local amenity. The impacts from the development on amenity of neighbours’ day 

and night are not fully appreciated in the absence of a landscape plan at this stage.  

 

9.70 A precautionary approach should be taken, so existing residents are not subjected to 

an unfair degree of residential amenity loss and nuisance due to disturbance from 

the development in itself, and from the ongoing activity it will generate and linked 

disturbance from cars arriving and leaving the site.  

 

 

Noise 
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9.71 The Framework para. 174 states planning decisions, “should contribute to and 

enhance the natural and local environment by: e) preventing new and existing 

development from contributing to, being put at unacceptable risk from, or being 

adversely affected by, unacceptable levels of soil, air, water or noise pollution or land 

instability. Development should, wherever possible, help to improve local 

environmental conditions such as air and water quality, taking into account relevant 

information such as river basin management plans. 

 

9.72 There is a concern that the additional traffic generated by the mosque will add to the 

existing background noise of the motorway and the dual carriageway and would 

combine to erode the tranquillity of the open countryside, and local residents both 

outside the site, and within it, reducing the amenity of people using the external 

courtyard area or sahn, which would be part of the public realm and available for 

informal meetings or relaxation and the prayer experience of future users.   

 

9.73 A particular nuisance will be people arriving and leaving closing car doors. This will 

happen twice a day with a substantial number of people on days when two prayer 

times or more are scheduled.  

 

Air Quality 

 

9.74 The Framework para. 174 e) is also relevant for the control of air pollution as is CS 

Policy 30 sets out the Council’s adopted policy on air quality issues and it is relevant 

to a development of such scale. The policy is set out below.  

 

CS Policy 30 - Air quality 

 

9.75 Core Strategy seeks to “Improve air quality through delivery of Green Infrastructure 

initiatives and through taking account of air quality when prioritising measures to reduce road 

traffic congestion.”   
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9.76 The policy is in line with The Framework, which also states in para. 105. “The planning 

system should actively manage patterns of growth in support of these objectives. Significant 

development should be focused on locations which are or can be made sustainable, through 

limiting the need to travel and offering a genuine choice of transport modes. This can help to 

reduce congestion, emissions, and improve air quality and public health. However, 

opportunities to maximise sustainable transport solutions will vary between urban and rural 

areas, and this should be taken into account in both plan-making and decision-making.  

 

9.77 In my opinion the policy should be given full weight in the planning balance. In my 

view the proposal will add an increased number of cars on to the road network and 

there will be added congestion, leading to a deterioration in air quality. There is no 

information on alternative sites, so we cannot meaningfully assess the relative value 

approving a mosque in the location. Therefore, the development proposal is non-

compliant and negative harm should be attributed in the planning balance. 

 

Ecology 

 

9.78 I acknowledge that there is no free-standing ecology reason for refusal and the Rule 

6 Party is not making a technical ecology point, however there may be species that 

are present at the site that will be disturbed by the proposals, and while the 

mitigation strategy might mean, in the long term, no net harm (indeed perhaps a net 

gain) the short-term impacts should not be discounted. 

 

9.79 The site does not have an environmental designation; however, it is in proximity to 

the Blundel Brook, which has local significance as detailed under Preston Local Plan 

Allocations DPD Policy EN2. This policy is repeated in the Broughton Neighbourhood 

Development Plan.  

 

9.80 The site was covered by a restoration condition and theoretically a management 

plan after its use as a site compound for the bypass. I think some of the plants on site 

come from a wildflower mix. However even if no maintenance has actually occurred, 

there is a theoretical commitment to manage the site for biodiversity benefit. 

 

9.81 Policies I consider of relevance are set out below.  
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CS Policy 18 - Green infrastructure 

 

9.82 This policy sets out how new development should: 

“Manage and improve environmental resources through a Green Infrastructure approach 

to:  

 

(a) protect and enhance the natural environment where it already provides economic, 

social, and environmental benefits;  

 

(b) invest in and improve the natural environment, particularly;  

i. the river valley networks including:  

• the River Ribble at Penwortham and south to Lostock Hall and Bamber Bridge, to 

create a ‘central park’ area incorporating footpaths, cycleways, and a Local Nature 

Reserve;  

• Savick Brook upstream of Preston;  

• the River Darwen between Roach Bridge and Walton-le-Dale; and • the Yarrow and 

Cuerden Valley Parks.  

ii. the canal networks including:  

• the Lancaster Canal into Preston; and  

• the Leeds and Liverpool Canal through Chorley and Adlington.  

iii. where it contributes to the creation of green wedges and the utilisation of other 

green open spaces that can provide natural extensions into the countryside.  

 

(c) secure mitigation and/or compensatory measures where development would lead to 

the loss of, or damage to, part of the Green Infrastructure network.” 

 

9.83 In my view the policy is consistent with The Framework para. 174, sets out that 

decisions should contribute and enhance nature by “a) protecting and enhancing 

valued landscapes, sites of biodiversity” and “b) recognising the intrinsic character 

and beauty of the countryside, and wider benefits from natural capital and 

ecosystems services” and should therefore ordinarily should be attributed full 

weight. As the site is not in itself designated, more limited weight should be applied 

in this case.  

 

 

Policy 22: Biodiversity and Geodiversity 

 

9.84 In accordance with this policy new development should: 

“Conserve protect and seek opportunities to enhance and manage the biological and 

geological assets of the area, through the following measures: 
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(a) Promoting the conservation and enhancement of biological diversity, having particular 

regard to the favourable condition, restoration and re-establishment of priority habitats 

and species populations;  

 

(b) Seeking opportunities to conserve, enhance and expand ecological networks;  

 

(c) Safeguarding geological assets that are of strategic and local importance.  

 

9.85 I observed wildlife on the site when looking from D’Urton Lane and this will be 

disturbed by the proposals. The mitigation strategy might mean, in the exceptionally 

long term, no net harm, indeed perhaps a net gain, but in the immediate and short-

term there would be adverse impacts if the development is completed, and these 

harms need to be factored into the planning balance. 

 

9.86 This policy is in line with The Framework Section 15. Conserving and enhancing the 

natural environment, which states in para. 174 that “Planning policies and decisions 

should contribute to and enhance the natural and local environment” and setting 

out how in bullets a) to f). 

 

9.87 The Local Plan in para. 8.54 recognises the significant contribution local level sites 

have to the natural diversity to the plan area and the policy wording is below. I 

consider the criteria iii) and iv) to be especially relevant and developer provisions a) 

to e) should be thoroughly considered.  

 

SA DPD Policy EN10 - Biodiversity and Nature Conservation 

In Preston, Biodiversity and Ecological Network resources will be protected, conserved, 

restored, and enhanced:  

Priority will be given to:  

iii. The ecology of the site and the surrounding area (safeguarding existing 

habitats/features such as but not exclusive to trees, hedgerows, ponds, and streams), 

unless justified otherwise.  

iv. When considering applications for planning permission, protecting, conserving, 

restoring, and enhancing Preston’s ecological network and providing links to the network 

from and/or through the proposed development site. 

In addition, development must adhere to the provisions set out below:  
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a.The production of a net gain in biodiversity where possible by designing in wildlife and 

by ensuring that any adverse impacts are avoided or if unavoidable are reduced or 

appropriately mitigated and/or compensated;  

b.The provision of opportunities for habitats and species to adapt to climate change;  

c.The support and encouragement of enhancements which contribute to habitat 

restoration;  

d. Where there is reason to suspect that there may be protected habitats/ species on or 

close to a proposed development site, the developer will be expected to carry out all 

necessary surveys in the first instance; planning applications must then be accompanied 

by a survey assessing the presence of such habitats/species and, where appropriate, 

make provision for their needs;  

e. In exceptional cases, where the need for development in social or economic terms is 

considered to significantly outweigh the impact on the natural environment, appropriate 

and proportionate mitigation measures and/ or compensatory habitat creation and/or 

restoration of at least equal area, quality and diversity will be required through planning 

conditions and/or planning obligations.  

The following definition of what constitutes damage to natural environment assets will be used 

in assessing applications potentially impacting upon assets:  

1. Loss of the undeveloped open character of a part, parts, or all of the ecological 

network;  

2. Reducing the width or causing direct or indirect severance of the ecological network or 

any part of it;  

3. Restricting the potential for lateral movement of wildlife;  

4. Causing the degradation of the ecological functions of the ecological network or any 

part of it;  

5. Directly or indirectly damaging or severing links between green spaces, wildlife 

corridors and the open countryside; and  

6. Impeding links to ecological networks recognised by neighbouring planning authorities. 

 

9.88 Importantly, as damage is likely to occur due to the development effects, during 

construction and operation, including loss of undeveloped open character and 

severance of the ecological network, restriction of the lateral movement, 
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degradation of function or habitat, directly damaging links then the negative weight 

should be factored into the planning balance.  

 

9.89 The trees, hedgerows and shrubs lost would take many years to recover. It is unlikely 

that wildlife would return to a busy mosque site in the same way it exists now or did 

previously when the land was in agricultural use.  

 

9.90 In the local plan map extract below I show how wildlife potentially moves between 

the EN10 designation at Blundel Brook and the green infrastructure of Hazelmere to 

the south and open countryside to the north, east and west. 

 

Extract: Adopted Local Plan map CD.A2 showing EN10 – Wildlife  

 

 

9.91 The application is supported by a Preliminary Ecological Assessment which advises 

the site is assessed as having a low conservation value. It is important that the 

condition for landscaping and ecology should be proportionate to the value of that 

which is currently on the site. Although the Rule 6 Party is not claiming this amount 

to a reason for refusal, however low, the impact to the value of ecology needs to be 

factored in the planning balance, as it nevertheless represents a harm due to the loss 

of the ecological function that is provided. The Rule 6 Party wants to better 

understand how the biodiversity net gain claimed will be delivered.  
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Extract: Adopted Local Plan map CD.A2 showing EN10 – Wildlife. Purple shows likely flows of 

wildlife  

 

 

9.92 The proposed development would not protect, conserve, restore or enhance 

Preston’s ecological network due to the quantum of hard surfacing compared to how 

the site exists it is difficult to acknowledge that the development will secure a 

genuine net gain in biodiversity. The landscaping appears to be aimed at aesthetic 

rather than its contribution to ecology.  

 

9.93 In my view the policy is consistent with The Framework policies set out in para. 170 

and 175 for conserving the natural environment and providing biodiversity net gains. 

The policy should be given significant weight, but as the full extent of ecological 

value is not known, I recommend a precautionary approach and attribute a low level 

of harm to the ecology of site. This is less than high, as the ecology is not designated, 

but it is a site in proximity to an important ecological corridor and it is likely to afford 

connectivity to greenspace north to south, and east to west.  

 

SA DPD Policy EN11 – Species Protection 

 

9.94 Policy EN11 states planning permission will not be granted for development which 

would have an adverse effect on a protected species unless the benefits of the 

development outweigh the need to maintain the population of the species in situ. 
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Should development be permitted that might have an effect on a protected species 

planning conditions or obligation will be used to mitigate the impact.  

 

9.95 Whilst I understand the site is not within a designated area, as mentioned in my 

analysis of EN10 above, the proximity of the site to an important ecological corridor 

means some harm would arise and I am concerned the preliminary assessment may 

have undervalued the contribution of the site and I advocate a precautionary 

approach to support the Government’s aim under the 25-Year Environment Plan.   

 

SA DPD Policy EN7- Land Quality 

 

9.96 This policy sets out the Council’s position on land quality and it says:  

“New development should demonstrate that:  

a) any existing contamination of the land will be addressed by appropriate mitigation 

measures to ensure that the site is suitable for the proposed use and that there is no 

unacceptable risk of pollution within the site or in the surrounding area; and  

 

b) the proposed development will not cause the land to become contaminated, to the 

detriment of future use or restoration of the site or so that it would cause pollution in 

the surrounding area.” 

 

9.97 This policy is consistent with The Framework para. 178, which decisions should 

ensure that the site is suitable for its new use taking account of ground conditions 

and para. 179, which states that where a site is affected by contamination or land 

stability issues, the responsibility for securing a safe development rest with the 

developer and/or landowner.  

 

9.98 Although the Phase One Desk Study concludes no contamination is expected, 

nonetheless a watching brief is to be maintained throughout the construction of the 

proposed development. The Environmental Health Officer (EHO) has raised no 

objection to the proposed development, subject to a condition relating to 

unexpected contamination should planning permission be granted. It is considered 

the proposal would be acceptable in this regard and complies with the above 

policies. 
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9.99 Therefore, the development proposal subject to a condition concerning land quality 

being secured is in line with policy. Clearly this is an important planning issue that 

must be considered.  

Minerals  

9.100 I note that part of the site is actually within the mineral safeguarding zone of the 

Joint Lancashire Minerals and Waste Development Framework Core Strategy. The 

purpose of this policy is that in the future minerals resources will be considered 

when development decisions are taken, and Policy CS1 states:  

“Mineral resources with the potential for extraction now or in the future will be identified 

as Mineral Safeguarding Areas and protected from permanent sterilisation by other 

development.” 

 

Extract: Adopted Local Plan map CD.A2 showing area of mineral safeguarded in blue 

 

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

Management Plan sets out in Policy M2, - Safeguarding Minerals:  

“Within these mineral safeguarding areas identified, planning permission will not be 

supported for any form of development that is incompatible by reason of scale, proximity 
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and permanence with working the minerals, unless the applicant can demonstrate to the 

satisfaction of the local planning authority that:” 

9.102 Due to part of the site being covered by Policies CP1 and Policy M2 of the respective 

parts of the Lancashire Joint Minerals and Waste Plan, minerals safeguarding is a 

material consideration when considering the development. In my view although only 

part of the site is covered the issue should attract limited negative weight in the 

planning balance.  

 

Cumulative Impacts 

 

9.103 The Framework in para. 185 sets out that planning decision should consider the likely 

effects including (cumulative effects).  

 

9.104 Broughton Village has recently received a number of developments and 

consideration of the in-combination effects of development on farmland and open 

green space including the bypass, the new housing within Broughton and nearby 

developments south of the M55 motorway should be considered, including other 

development in the pipeline.  

 

9.105 The correct approach to town and country planning is to progress such an important 

landmark building in strategic way with regard to the overall strategic aims of 

Preston City Council and without due regard of the policies set out in the Broughton 

Neighbourhood Development Plan.  

 

Summary 

9.106 The other adverse harms should be attributed the relevant scale of positive, neutral, 

or negative change and an appropriate level of weight depending on how consistent 

the policy is with The Framework.  
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10 Planning Balance 

10.1 Based on the comments above I have produced the table below to show the relevant 

policies, whether they are up to date with Framework, the scale of impact and 

weight in the planning balance.  

Central Lancashire Core Strategy, July 2012 Impact 
Up to 
date  

scale weight 

Policy 1 - Locating growth Negative Yes High Significant 

Policy 2 - Infrastructure Negligible  Yes Medium Moderate 

Policy 3 - Travel Negative Yes High Significant 

Policy 13 - Rural economy Negative Yes Medium Significant 

Policy 14 - Education Neutral Yes low Limited 

Policy 16 – Heritage Assets Negative Yes Medium Significant 

Policy 17 - Design of new buildings Negative Yes High Significant 

Policy 18 - Green infrastructure Negative Yes Medium Limited 

Policy 19 – Areas of Separation and Major 
Open Space 

Negative Yes Medium Limited 

Policy 21 - Landscape character areas Negative Yes high Significant 

Policy 22 – Biodiversity and Geodiversity Negative Yes Medium Limited 

Policy 25 - Community facilities Neutral Yes High Significant 

Policy 26 - Crime and community safety Neutral Yes Medium Significant 

Policy 27 - Sustainable Resources and New 
Developments 

Negative Yes Medium Significant 

Policy 29 - Water management Negative Yes High Significant 

Policy 30 - Air quality Negative Yes Medium Significant 

Preston Local Plan 2012-26 (Site Allocations 
and Development Management Policies) 

Impact 
Up to 
date  

scale weight 

Policy ST1 - Parking standards Negative Yes High Significant 

Policy ST2 - General transport considerations Negative Yes High Significant 

Policy EN1 - Development in the open 
countryside 

Negative Yes High Significant 

Policy EN2 - Protection and enhancement of 
green infrastructure 

Negative Yes Medium Moderate 

Policy EN4 – Areas of Separation Negative Yes Low Significant 

Policy EN7 - Land Quality Negative Yes Medium Significant 

Policy EN8 – Development and Heritage 
Assets 

Negative Yes Medium Significant 

Policy EN9 - Design of new development  Negative Yes High Significant 

Policy EN10 – Biodiversity and Nature 
Conservation 

Negative Yes Low Significant 
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Policy EN11 – Species Protection Negative Yes Medium Significant 

Policy WB1 – Protection of Community 
Facilities  

Neutral Yes High Significant 

Joint Lancashire Minerals and Waste 
Development Framework Core Strategy was 
adopted in February 2009 

Impact 
Up to 
date  

scale weight 

Policy CS1 Safeguarding Lancashire’s Mineral 
Resources 

Negative Yes Low Moderate 

Joint Lancashire Minerals and Waste Local 
Plan Site Allocation and Development 
Management Policies was adopted in 
September 2013 

Impact 
Up to 
date  

scale weight 

Policy M2 Safeguarding Minerals  Negative Yes Low Moderate 

Broughton Neighbourhood Development 
Plan 

Impact 
Up to 
date  

scale weight 

Policy NE2 – Visual Impact of New 
Development  

Negative Yes High Significant 

Policy CF1 – Guild Wheel, Public footpaths, 
and bridleways  

Negative Yes Low Limited 

Policy HE1 – New developments close to 
Heritage Assets 

Negative Yes Medium Significant 

 

10.2 I show how the development overall amounts to a negative planning balance.  
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11 Conclusions & Recommendation 

 

Conclusions 

 

11.1 In forming my opinion, I have considered all of the application documentation. I have 

visited the site to understand the site and surrounding rural context. I have read the 

officers reports, which are comprehensive in nature and range from recommending 

refusal, to then recommending granting permission subject to a satisfactory Section 

106 Agreement being secured relating to the management of car parking on and 

around the site and parking restrictions along D’Urton Lane should the proposed 

development result in overflow parking on D’Urton Lane.  

 

11.2 In this proof of evidence, I have considered the planning policy context and I found 

the proposed development when considered against a number of policies is non-

compliant and as a whole to be contrary to the adopted Local Plan. This should be 

given significant negative weight.  

 

11.3 In this case the relevant up to date adopted development plan policies are in the 

Central Lancashire Core Strategy (CD.A5), the Preston Local Plan 2012-2026 (Site 

Allocations and Development Management Policies (CD.A1), and the Broughton 

Neighbourhood Development Plan (CD.A6) .  I have shown above where the policies 

are in line with The Framework and the level of weight to be attributed.  

   

11.4 I consider the need case and give my opinion that there is a lack of robust, objective 

evidence to justify the mosque at the development site. The indication of support is 

only people repeating the applicant’s own statements of why it considers the 

mosque needed.  An alternative site assessment is not adequately evidenced. I 

consider the benefits claimed to be overstated, as the development site is in my view 

a difficult site, in terms of access and at a distance from people who would use it.  

Limited if negligible weight should be attributed in the planning balance.  
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11.5 The applicant has omitted the adopted Broughton Neighbourhood Development 

Plan when writing the brief for the architectural competition leading to a design that 

is inappropriate for the receiving environment.  

 

11.6 No adverse weight has been attributed to the development proposal being contrary 

to the expressed aims of the Broughton Neighbourhood Development Plan, despite 

its clear aim to conserve and enhance Broughton’s heritage assets. This is not in line 

with the Localism Act 2011 or Government commitments to enable local voices to be 

heard when decisions impacting them are taken. Significant weight should be 

attributed to the fact the development proposal is contrary to the Neighbourhood 

Plan.  

 

11.7 The proposed development would cause harm to the heritage assets setting as 

evidenced by Mr Burns to a medium level and this must be afforded significant 

negative weight.  

 

11.8 I have considered the landscape character and visual impacts harms. The scale of 

building proposed is inappropriate for the site and open countryside setting. It would 

attract a level of activity that would cause harm the rural character setting with 

visual harm to the entrance to Broughton Village from urbanising the key gateway. 

This harm should be attributed significant negative weight.  

 

11.9 I have set out a number of other harms to be considered in the planning balance 

including sustainable development and climate change, travel, parking, highways, 

harm to the Guild Wheel cycle way, light pollution, noise, air quality, drainage 

(surface and foul), ecology and biodiversity, land quality and minerals. All of the 

harms should be afforded negative weight in the balancing exercise.  

 

11.10 The cumulative planning impacts and the in-combination effects of all the recent 

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

the M55 motorway and already approved should be considered. It is not a correct 
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approach to town and country planning to progress such an important landmark 

building in such a non-strategic way without regard to the overall strategic aims of 

Preston City Council and without due regard of the overall impacts to the rural 

village of Broughton.  

 

11.11 In terms of benefits, because the need for a new mosque is not properly justified, I 

cannot accept the benefits claimed are robust and they are assumed by the 

applicant, in fact they are overstated. A high quality, innovative design of a mosque 

building would occur at whichever site, and therefore negligible weight should be 

attributed. There is not adequate evidence to support the claimed public benefits. 

 

11.12 Overall, I disagree that this matter is so finely balanced that the additional 

information supplied by the applicant has tipped the balance in favour. It is my 

opinion, based on the evidence in this proof that the balance is clearly negative in 

this case.  

 

11.13 The harm arising should the development outweighs the benefits claimed.  

 

Recommendation 

 

11.14 It is my opinion, based on the evidence set out in this proof of evidence, that the 

Inspector should refuse the proposed development. 

 

 



Broughton Parish Council  Planning Proof of Evidence 2nd DRAFT                   
 

 
Page 104 of 109  APP/N2345/V/22/3296374 

12 Documents  

 

Planning Application Documents 

The Planning Application 06/2021/0431 and PINS ref: APP/N2345/V/22/3296374 

Amended - Planning, Design & Access Statement   

Amended Elevations Plan   

Amended Glint and Glare Study   

Amended Proposed Roof Plan   

Amended Site Plan   

Amended Site Plan   

Amended Technical Note   

Application Form (Amended)   

Application Form (Superseded)   

Application Form (Superseded)   

Arboricultural Impact Assessment   

Article 31 Holding Direction   

Car park management plan   

Consultation Response - Broughton Parish Council (docx) 

Consultation Response - Broughton Parish Council   

Consultation Response - Broughton Parish Council - 1 of 2 (updated No.4)   

Consultation Response - Broughton Parish Council - 2 of 2 (updated No.4)   

Consultation Response - Broughton Parish Council (Mosque Car Occupancy Report) 
(docx) 

Consultation Response - Broughton Parish Council (Mosque Observed Mode Split)   

Consultation Response - Broughton Parish Council (updated)   

Consultation Response - Cleansing   

Consultation Response - Environmental Health Section   

Consultation Response - Environmental Health Section (updated Nov 2021)   

Consultation Response - Friends of the Guild Wheel (rtf) 

Consultation Response - Friends of the Guild Wheel (2) (rtf) 



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 105 of 109  APP/N2345/V/22/3296374 
 

Consultation Response - Greater Manchester Ecology Unit   

Consultation Response - Highways England (Dept of Transport) (updated no4) 1 of 2   

Consultation Response - Highways England (Dept of Transport) (updated no4) 2 of 2   

Consultation Response - Highways England (Dept of Transport) 1 of 2 (rtf) 

Consultation Response - Highways England (Dept of Transport) 2 of 2   

Consultation Response - Highways England (Dept of Transport) Updated No.5   

Consultation Response - Highways England 3   

Consultation Response - Historic England   

Consultation Response - LCC Highways   

Consultation Response - LCC Highways (3)   

Consultation Response - LCC Highways (updated 05-10-21)   

Consultation Response - LCC Highways (updated no.5)   

Consultation Response - LCC Highways (updated)   

Consultation Response - LCC LLFA   

Consultation Response - LCC LLFA (Reconsult)   

Consultation Response - United Utilities   

Consultation Response - Waste Management (2)   

Decision Letter to LPA   

Draft Heads of Terms   

Drainage Strategy   

Heritage Statement (Amended) for the applicant by CJO Flaherty MRICS, MSC, May 2021 

Heritage Statement (Superseded)   

Highways Technical Note   

Indicative Surface Water Drainage Proposals   

Land Contamination Assessment   

Land Contamination Assessment - Appendix 1   

Land Contamination Assessment - Appendix 2A   

Land Contamination Assessment - Appendix 2B   

Location Plan   

Map of Households Expected to Attend Mosque   

Map of Housing Developments in North Preston   
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Map of Walking and Driving Catchment Areas   

Neighbour Notification Letter   

Neighbour Notification Letter - reconsult (File Copy)   

Noise Assessment   

Planning, Design & Access Statement (Superseded)   

Preliminary Ecological Assessment   

Press Notice - 03/06/2022   

Proposed 3D View (1)    

Proposed 3D View (2)    

Proposed 3D View (3)    

Proposed 3D View (Aerial)    

Proposed Access & Highway Improvements   

Proposed Plans & Elevations (Service Building)   

Refuse Vehicle Tracking   

Sketch Site Plan (Superseded)   

Statement of public benefit   

Superseded - Planning, Design & Access Statement (Amended)   

Superseded Proposed East Elevation   

Superseded Proposed North Elevation   

Superseded Proposed Roof Plan   

Superseded Proposed South Elevation   

Superseded Proposed West Elevation   

Superseded Site Plan (Amended)   

Technical Note   

Technical Note 2 - In response to Highways & Friends of the Guild Wheel   

Transport Assessment (Amended)   

Transport Assessment (Superseded)   

Travel Plan   

Tree Constraints Data   

Utilities Statement (Amended)   

Utilities Statement (Amended) - PLAN   
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Utilities Statement (Superseded)   

 

Planning Policy Documents 

Lancashire County Council Mario Map 

Central Lancashire Core Strategy, adopted 2012 

CD.A1 Preston Local Plan Site Allocations Development Management Policies, adopted 
2015 

Joint Lancashire Minerals and Waste Development Framework Core Strategy, 2009 

Joint Lancashire Minerals and Waste Local Plan Allocations Development Management 
Policies, 2013 

Broughton Neighbourhood Development Plan 2016 – 2026, adopted December 2018 

Central Lancashire Supplementary Planning Documents (SPD) Design Guide 

National Planning Policy Framework, revised edition, 2021 (The Framework) 

National Planning Practice Guidance (NPPG) 

Preston Brownfield Register  

 

Preston City Council Documents 

Planning Committee Minutes 3rd February 2022 

Late Change Report to Planning Committee for the 3 February 2022 Meeting 

Report to Planning Committee for Application Number: 06/2021/0431 by Director of 
Development and Housing for the 3 February 2022 Meeting  

Email from Chief Planning Officer to Parish Council 24 January 2022 

Report to Planning Committee for Application Number: 06/2021/0431 by Director of 
Development and Housing for the 8 July 2021 Meeting  

 

Rule 6 Party Documents 

Calibration Survey by CTS Traffic and Transportation Limited, 6 May 2021. 

New Mosque near Preston, Lancashire – Open Design Competition Brief, 2021 

Conservation Principles: Policies and Guidance for the Sustainable Management of the 
Historic Environment, Historic England, Consultation Draft 2017 

National Heritage List 

The Setting of Heritage Assets, Historic England 2016 



Broughton in Amounderness parish Council, Rule 6 Party                               Planning Proof of Evidence                   

Page 108 of 109  APP/N2345/V/22/3296374 
 

The Setting of Heritage Assets, Historic England – Consultation Draft 2017 

Enabling Development and the Conservation of Significant Places, English Heritage 2012 

Lancashire Archives 

Guidance for Landscape and Visual Impact Assessment Third Edition Landscape Institute 
and Institute of Environmental Management and Assessment, GLVIA 3 
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13 Appendix One 

 No. Strategic Objective Comment 

SO1 To foster growth and investment in Central 
Lancashire in a manner that:  
• Makes the best use of infrastructure and land 
by focussing on the Preston/ South Ribble Urban 
Area, and the Key Service Centres of Leyland and 
Chorley.  
• Marries opportunity and need by focussing 
investment in Preston City Centre and other 
Strategic Sites and Locations, and Leyland and 
Chorley town centres.  
• Supports service provision in rural areas, 
particularly in the Rural Local Service Centres. 

 
The site is not urban or brownfield 
 
The development does not marry 
opportunity and need by focusing in 
areas identified by the CS. 
 
It does not support a needed rural 
service in a rural local service centre 

SO3 To reduce the need to travel, manage car use, 
promote more sustainable modes of transport, 
and improve the road network to the north and 
south of Preston. 

The location will not reduce the 
need to travel, rather it will increase 
the need to travel 

SO13 To sustain and encourage appropriate growth of 
rural businesses, taking into account the 
characteristics of the urban fringe and wider 
countryside. 

An inappropriate growth location 
that does not take into account the 
characteristics of the countryside 

SO15 To foster ‘place shaping’ to enhance the character 
and local distinctiveness of the built environment 
in Central Lancashire by encouraging high quality 
design of new buildings. 

The proposed development albeit 
via a RIBA competition is not 
designed with the receiving 
environment in mind.  

SO16 To protect, conserve and enhance Central 
Lancashire’s places of architectural and 
archaeological value and the distinctive character 
of its landscapes. 

The heritage environment is 
disregarded by the proposed 
development 

SO17 To maintain and improve the quality of Central 
Lancashire’s built and natural environmental 
assets so that it remains a place with ‘room to 
breathe.’ 

In opposition to this strategic 
objective the proposed 
development would urbanise a 
green mound site in open 
countryside. 

SO19 To improve access to health care, sport and 
recreation, open green spaces, culture, 
entertainment, and community facilities and 
services, including healthy food. 

There is inadequate evidence on 
need to know where the mosque 
development would be best located.  

SO21 To reduce energy use and carbon dioxide 
emissions in new Development. 

The 248 prayer mats would be 
accessed by people in cars. 

SO22 To manage flood risk and the impacts of flooding 
especially adjoining the river Ribble and at 
Croston. 

The proposed development does 
have roof mounted solar PVs.  

SO23 To manage flood risk and the impacts of flooding 
especially adjoining the river Ribble and at 
Croston. 

Local people highlighted localised 
flooding since the construction of 
the Bypass as an issue. 

 


