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REPORT OF THE DIRECTOR                          Plan No: 10/17/1173 
 

Proposed development:  Full Planning Application for the change of use from dwelling to local 
prayer facility (Class D1) and self-contained flat (Class C3) with associated alterations to form 
doors, creation of car parking provision and an additional access 
 
Site address:   55 Beardwood Brow, BLACKBURN, BB2 7AT 
 
Applicant:   Beardwood Muslim Worship Group 
 
Ward:  Beardwood with Lammack 
 
Councillor Michael Lee  
Councillor Julie Daley  
Councillor Imtiaz Ali  
      
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



1.0 SUMMARY OF RECOMMENDATION 
 
TEMPORARY APPROVAL – subject to conditions 
 
 

2.0 KEY ISSUES/SUMMARY OF PLANNING BALANCE 
 
2.1.1 The proposal is to provide an Islamic prayer facility with self-contained flat, 

within an existing detached bungalow to the meet the needs of the local 
community, who reside in the surrounding residential neighbourhood. 

 
2.1.2 The proposal also seeks to create a new vehicular and pedestrian access on 

to Beardwood and for the change of use of the residential curtilage to a car 
park and a garden area for the proposed self-contained flat. 

 
2.1.3 The key issues to be addressed are as follows: 
 

• Principle of development; 
• Impact on the area  
• Effect of the development upon neighbouring residential properties; 

and, 
• Parking provision and impact of the development on the surrounding 

highway network. 
 
2.1.4 The proposal lies within the urban boundary of Blackburn, in an area 

characterised by residential uses.  Accordingly, beyond consideration 
towards the principle of the use, careful consideration has been applied 
towards the impact of the use against residential amenity, due to the 
potential for noise disturbance arising from attendees arriving and leaving 
the facility and internal noise from the prayer activity.  Assessment in this 
regard is based on the submission of a supporting ‘Environmental Noise 
Assessment’ which has taken into account associated noise levels and the 
need or otherwise for the introduction of mitigation measures. Impact on the 
surrounding highway network has also been afforded due consideration, 
aided by the submission of a supporting highway’s statement which 
addresses parking, access and servicing.  

 
2.15 The harm identified to the amenity of the area and highway safety is not 

demonstrable to outweigh the principle of the NPPF in terms of sustainable 
development and in deed the Highway Authority do not raise objections to 
the proposed use.   

 
2.16 With the proposed highway requirements, restrictions in hours of use, the 

Juma, Friday prayer, and external calls for prayer, it is considered by 
Officers that the proposal would be a small low key facility for the local 
community.  The required parking standards have been met and there is 
considered to be sufficient on-street parking provision within the immediate 
locality. 

 



2.17 The neared properties at Park Lodge Flats and 53 Beardwood Brow would 
be protected to a large degree by Acoustic Fencing along the respective 
boundaries, and whilst this will not abate all noise emanating from the site,  
combined with restricted opening times, removal of use of part of the car 
park in the evenings and internal sound proofing of the property, would result 
in satisfactory conditions for these nearest residents.   

 
2.18 The concern that is unresolved is the concern regarding the effect of the 

development on properties within the locality of the site due to the restricted 
size of the car park meaning all thirty (30) worshipers would not be able to 
park within the proposed car park at the same time.  Whilst the applicants 
state that all worshipers would not be there at the same time, there is no 
evidence to justify this, and thus on-street car parking is likely to occur.  It is 
this effect that Officers recommend be monitored over a two-year period so 
the true impact of the proposals can be judged, together with the imposition 
of a Green Travel Plan subject to a suitably worded condition. 

 
2.19 Whilst the Highway Authority have withdrawn all previous concerns, they too 

are not adverse to a temporary consent being granted as this will ensure that 
local residents can be satisfied that the highway and parking issues raised 
have been being satisfactorily addressed.   

 
2.20 Subject to the suggested conditions, which are considered to be reasonable 

and necessary, the proposal is recommended favourably. 
 
  
3.0 RATIONALE 
 
3.1 Site and Surroundings 
 
3.1.1 The application site relates to a detached two story dwelling which sits within 

a generous sized, well-screened plot and is located at the junction of 
Beardwood with Beardwood Brow.  Access to the existing dwelling is via 
Beardwood Brow. 

 
3.1.2 The corner plot is bound by a coniferous hedge to Beardwood with concrete 

panel fencing to Beardwood Brow. Two deciduous trees located on 
Beardwood Brow overhang the site.  These trees are part of a group of trees 
located on the north and south of Beardwood Brow. 

 
3.1.3 Surrounding properties are mainly detached, sat within generous sized, well 

defined plots and enclosed by mature hedges, trees and other boundary 
treatments. 

 

3.2 Proposed Development 
 
3.2.1 This application seeks consent for the use of 55 Beardwood Brow as a 

localised prayer facility (Use Class D1) with self-contained flat (Use Class 
C3). 



  
3.2.2 The prayer element would comprise of two prayer rooms (for male and female 

users respectively). The proposed prayer use would utilise the existing 
entrance on the principal elevation of the property and is separate from that 
of  the self-contained flat which is to be served by the new separate 
entrance on the rear elevation. 

 
3.2.3 One room of approximately 30sqm would be used as a prayer room for men 

and would be used for the daily (5 times daily) prayers. The second room 
also of approximately 30sqm would be used as a ladies gathering space 
where ladies can come together for group study or to pray separately. The 
proposals will also provide 10sqm of wash room and toilet facilities and 
12sqm of access foyer. The total floor area of the prayer facility will be 
82sqm. 

 
3.2.4 The number of users on site is determined by capacity (82m2), which is up to 

around 30 persons although the regular number of attendees are asserted to 
be lower. This is based upon the use of the prayer room as the ‘ladies room’ 
(to be used as an occasional meeting space / individual prayer rather than 
congregational prayer at fixed times) is expected to be used infrequently.  
Religious protocols between men and women adhered to in religious 
institutions means it is improbable that both rooms will be used at the same 
time. 

 
3.2.5 The proposed self-contained flat would occupy the first floor and part of the 

ground floor and it is envisaged that it would be occupied by the Imam 
(Prayer Leader).  

 
3.2.6 A new 3m wide vehicular access and pedestrian gate is also proposed from 

the existing rear garden area of the property on to Beardwood. Part of the 
existing rear garden area would be retained and would be accessed by the 
flat occupant only. 

 
3.2.7 The remainder of the existing side and rear garden would be changed to a car 

parking area with eleven car parking spaces proposed - one has been 
removed in the interests of pedestrian safety. The existing garage would be 
utilised by the flat occupant. 

 
3.2.8 There are minimal external alterations proposed to the property other than a  
 new doorway being inserted in the rear elevation leading from the garden area 

serving the proposed flat and the alteration of a window on the side of the 
front gable projection to form double doors to serve the women’s prayer 
room. 

 
3.2.9 The submitted application emphasises that the prayer facility would cater for a 

small number of local residents, a maximum of 30, to allow for prayers in the 
afternoon and evenings during winter months and also the early mornings 
during summer months. The numbers are based upon the use of the prayer 
room as the ‘ladies room’ (to be used as an occasional meeting space/ 



individual prayer rather than congregational prayer at fixed times) is only 
expected to be used infrequently.   

 
3.2.10 Religious protocols between men and women adhered to in religious 

institutions means it is improbable that both rooms will be used at the same 
time. 

 
3.2.11 The operating hours sought are Mon-Sun 05.00 – 24.00 to enable the facility  

to be used for the five daily prayers of Islam for most of the year including 
The Juma (Friday lunchtime prayer) is proposed. A Madrassa (Education) is 
not proposed and the applicants state will be no ceremonial events held at 
the property nor is there be any amplified broadcast of call to prayer. 

  
3.2.12 The number of users on site is determined by capacity (82m2), which is up to 

around 30 persons although the regular number of attendees are asserted to 
be lower, around 12 in number with an internal layout drawing illustrating that 
a prayer room could accommodate 25 worshipers at one time.  

 
3.2.13  The rationale is to provide an appropriate yet small scale facility to serve the 

local community, within an 800m catchment area, ensuring they do not have 
to travel further afield.  

 
 
3.3 Development Plan 

 
3.3.1 The Development Plan comprises the Core Strategy (January 2011) and the 

adopted Local Plan, Part 2 (Site allocations and Development Management 
Policies – December 2015). The following Core Strategy and Local Plan 
policies are of relevance to this application: 

3.3.2 Core Strategy 

• CS1  - A Targeted Growth Strategy 

• CS11 – Facilities and Services 

• CS17 – Built and Cultural Heritage 

 Local Plan Part 2. 

• Policy 1 – The Urban Boundary 

• Policy 7 – Sustainable Development 

• Policy 8 – Development and People 

• Policy 10 – Accessibility and Transport 

 

 Supplementary Planning Documents and Guidance 



• Community and other Uses with Residential Areas SPG 
 

3.4 Other Material Planning Considerations 
 
3.4.1 National Planning Policy Framework (NPPF). 

 

3.5 Assessment 
 
Principle of Development 

3.5.1 NPPF (para 70) emphases the need to plan positively for the provision of 
community facilities; including cultural buildings and places of worship, to 
enhance the sustainability of communities and residential environments and 
to ensure an integrated approach. 

3.5.2 The promotion of sustainable transport is also a key focus of NPPF which 
emphasises the aim of achieving a balance of land uses within an area, so 
as to encourage people to minimise journey lengths for employment, 
shopping, leisure, education and other activities (para 37). 

3.5.3 Core Strategy Policy CS11 supports the expansion and enhancement of the 
range and quality of public services in ‘accessible locations’ and supports the 
creation of ‘community hubs’ to provide a range of services in one place. 

3.5.4 The application site is located within the defined urban boundary of 
Blackburn, in residential area which is located in an accessible location, 
close to Preston New Road and a bus stop providing regular services to 
Preston City and Blackburn Town Centres in close proximity.  The proposed 
use accords with Policy CS11 of the Core Strategy due to it being in an 
accessible location and the NPPF’s presumption in favour of development to 
be located in accessible locations. 

Impact Upon Residential Amenity 

3.5.5 Local Plan Part 2 Policy 8, amongst other criteria, requires development to 
contribute positively to the overall physical, social, environmental and 
economic character of the area and secure satisfactory levels of amenity for 
surrounding uses, with reference to noise and privacy. 

3.5.6 The use is described as a ‘prayer facility’ to serve the localised Islamic 
community however it cannot be distinguished from a Mosque due to the 
proposed hours of use, the inclusion of Friday lunchtime prayer (Juma), 
recognised as the busiest and most important prayer of the weekly calendar, 
and the presence of an employed religious leader (Imam) at the site 
although there are to be no ceremonial events, however, this said it is 
understood that all Prayer Centres are led by an Iman.   



3.5.7 The hours of use are to allow five daily prayers during both the summer and 
winter months, in accordance with sunrise and sunset.  Prayers during the 
summer months, approximately 3 months of the year, will consequently be 
early in the morning from 05:00 and later in the evening up to 24:00. 

3.5.8 As a facility to serve the local community (within 800 metres of the application 
site), it is suggested by the applicants that the proposal will cater mainly for 
late morning, afternoon and evening prayers.  Morning use is acknowledged 
during the winter months, beginning around 07.00-07.15 but can be as early 
as 05:00.  Numbers will be limited to a maximum of 30 users, dictated by the 
82m2 floor space available and will be confined to the ground floor.   

3.5.9 Estimated number of users at any one time is approximated at 12, though 
assessment of this application has been based on the maximum of 30 
attendees. It has also been acknowledged within the assessment that the 
early morning and late evening prayers are likely to have fewer worshipers 
than those during the main core of the day. 

3.5.10 The property is in a residential area with residential properties surrounding 
the site with occupants of Park Lodge Flats located at their closest 
approximately 11m to the north-west of the site, approximately 30m to the 
north-east of the site is a dwelling known as ‘The Bungalow’.  Adjacent to the 
southern boundary of the site is a dwelling called ‘Balmoral’, no. 53 
Beardwood Brow.  This property within 4.5m to the shared boundary. A 
property called ‘Newlands’ bounds the south-western boundary of the site 
which is located approximately 22m from the property.  

3.5.11 Primary concern towards the impact on amenity relates to the prevailing 
residential character of the location and degree of disturbance created by 
attendees of the use, in terms of numbers and means of transportation.  To 
this end, a pre-determinative acoustic assessment was submitted, which 
concluded no nuisance arising from internal noise but the likelihood of some 
disturbance from attendees arriving and leaving the premises, though this 
noise was recognised within that report as insignificant. 

3.5.12 The Council’s Public Protection team have reviewed the assessment and 
raised concern with the impact of the proposed use on the nearest 
neighbours due to the nature of the proposed use, the early morning and late 
evening opening hours, and the effect on other nearby residents by users of 
the proposed facility parking on the highway.  

3.5.13 In Environmental Protection terms, late hours are considered to be between 
23:00 and 07:00 hours.  The arrival and departure of a number of vehicles, 
including the humming of engines, noise of radios, headlights, and doors 
both on cars and the property closing and shutting, and people talking whilst 
entering and leaving the building, at these times of day would all result in 
disturbance/ nuisance to nearby residents and would harm the amenity of 
nearby residents, particularly the effect of cars being parked directly 
alongside the shared boundary with Balmoral and the residents of Park 
Lodge Flats to the north of the site. Occupants of both The Bungalow to the 
North and Newlands to the South-West are located in excess of 21 metres 



from the property and should not be significantly disturbed by the proposed 
use. 

3.5.14 To protect the amenity of the occupiers to the north of the site, the harm 
could be mitigated by the installation of an acoustic fence; similarly, an 
acoustic fence could also be erected along the shared boundary of the site 
with Balmoral, 53 Beardwood Brow.  This would minimise the impact of the 
proposals on existing and future occupiers of this dwelling from noise 
generated. 

3.5.15 Due to Balmoral being positioned only 4.5m from the site, as well as acoustic 
fencing, it is also considered that cars parking within the area closest to the 
shared boundary should be restricted during the hours of 22:00 and 07:00 
and to this end and the applicants have agreed that they would not use the 
parking spaces closest to Balmoral during these hours.   This would be 
subject to a suitably worded condition. 

3.5.16 An acoustic fence will not stop all noise, therefore, to reduce the impact of 
the proposed use further, it is considered that the hours of use should be 
restricted to between 07:00 and 22:00 hours, no main Friday lunchtime 
prayer (Juma) should take place and that no externally audible 'Calls to 
Prayer' from the building or within the application site should take place at 
any time. These would ensure the amenity of the nearest residents is 
protected and that the building would be used as a prayer centre and not a 
mosque as feared by some local local residents. These can all be secured 
by condition and are thus recommended.   This is consistent with a similar 
prayer facility recently granted planning permission by the Committee at the 
meeting in April 2017 for the premises at the first floor flat at No.7 Whinney 
Lane, Blackburn, which is within the catchment area of the application site 
(ref: 10/16/1320).  

 
3.5.17 In addition to the above, there is also concern about the effect of the 

proposal on other nearby residents given the likelihood of the need to park 
on-street outside other dwellings given the prayer rooms can hold up to 30 
people at one time, potentially more when women attend the prayer rooms. 
This would lead to worshipers parking on the highways surrounding the 
property particularly at peak times of the week/year i.e. Friday Jummah 
prayers together with the festival of Eid which is celebrated twice a year and 
Ramadan.  These peak times are likely to generate both a greater demand 
in terms of traffic generation and overspill parking depending on the actual 
numbers attending early morning and evening prayers and greater 
disturbance to those residents in close proximity to the site.  

3.5.18 Due to being unable to secure noise mitigation measures outside of the 
application site along the boundaries of properties where people may park, 
and given off-site parking is likely to occur on a daily basis due to six of the 
ten parking spaces (those located within the southern end of the car park) 
not being available for use during night time hours, and also during peak 
times, the Environmental Protection team have recommended a temporary 
two-year consent so that the effect of the use on the amenity of local 



residents can be monitored and assessed over this period.  This is 
considered to be reasonable. 

3.5.19 Overall, it is considered that the effect on local residents could be minimised 
subject to the imposition of appropriate control measures through application 
of the following conditions: 

• Controlled hours of use between 07:00 hours to 22:00 hours  
• No Juma (Friday lunchtime prayer). 
• No amplified broadcast of call to prayer. 
• Requirement for acoustic barriers to the north and south boundaries of 

the site  
• Restriction of the use of the southern part of the car park during the 

night time period 
• Temporary Consent to assess the impact of the proposed use on the 

amenity of residents on Beardwood and Beardwood Brow. 
 
3.5.20 Subject to the above conditions, it is considered that the development would 

not excessively erode pre-existing levels of residential amenity; in 
compliance with Local Plan Part 2 Policy 8. 

Parking provision and Impact of the Development on the Highway 

3.5.21 Local Plan Part 2 Policy 10 requires that road safety and the safe and 
efficient and convenient movement of all highway users is not prejudiced and 
that appropriate provision is made for vehicular access, off-street servicing 
and parking. 

3.5.22 The proposals seek to: 

• Re-locate an existing lighting column and bus stop.  This bus stop is 
currently not in use due to the cut in services; and, 
 

• Create a new vehicular and pedestrian access on to Beardwood to 
enable access to the site from the existing Beardwood Brow entrance 
with the egress to be on to Beardwood. 

3.5.23 The extensive comments of the Highway Authority are noted, as too are the 
public representations received. Before considering the existing highway 
conditions and how the proposed development will impact upon this, it is 
important to consider how the development complies with the Council’s 
adopted parking standards. This particular proposal falls within a mixed D1 
(Prayer Centre) use class. Planning policy for a residential property defines a 
parking provision of 2 car parking spaces for the proposed three bedroom 
flat. The prayer rooms would have a total area of 82sqm requiring 8 spaces, 
a total requirement of 10 car parking spaces. The latest revision provides 
eleven spaces, one of which is within the existing garage.  The parking 
provision provided therefore accords with the adopted standards. 

3.5.24 However, it is considered that the facility would attracter a greater number of 
cars, particularly at peak times. The principle time that parking generates a 



problem would be Friday lunchtimes (Juma Prayer) and during feasts such 
as Ramadan and Eid. Whilst there is on-street parking in the surrounding 
area along Beardwood, and a layby on Beardwood Brow which may be 
used, it is in front and to the side of private dwellings, hence the concerns 
raised regarding the disturbance this may cause too affected occupiers. 

3.5.25 There has recently been an instance of cars parking on both sides of 
Beardwood at another property which affected the free flow of traffic on the 
approach to and from Preston New Road and this has heightened the 
concern of local residents, principally by these cars harming the free flow of 
traffic close to the junction of Preston New Road, and also by a minority of 
drivers who park inconsiderately. It is understood that the double parking 
was due to a local funeral and importantly could occur with any private party/ 
get together at any address on a residential street.  The fact that this 
happened is not sufficient reason to justify a recommendation of refusal of 
the application on this basis. 

3.5.26 There will always be a minority of motorists who will go to extreme lengths to 
park as close to their destination as possible and the planning system cannot 
legislate for them. The requirement for a Green Travel Plan to be submitted 
and implemented will assist in minimising the effect on users of the highway. 

3.5.27 In respect of the new proposed access; this would occur at the point of an 
existing lighting column and bus stop.  Although a bus service does not 
currently utilise this stop it is important that it is retained in the locality for 
future use. The bus stop should therefore be relocated at the applicants’ 
expense.  The same applied to the lamppost.  Both of these aspects will be 
secured through the use of planning conditions. 

3.5.28 Beardwood Brow is, as residents correctly state is for Access Only.  This 
includes the application property in question which has an access presently 
two-way into and out of Beardwood Brow. The removal of two-way 
movements at this current access and the introduction of a one-way system 
would lessen the impact of two way movement on Beardwood Brow by 
segregating entry and exit between the two access points so that entry to the 
Prayer Centre would be in from Beardwood Brow, with the exist out onto 
Beardwood. 

3.5.29 As initially submitted the Highways Authority raised concerns with the layout 
of the proposed car park, the two-way movement of cars through the site, 
the lack of clear direction through to the new access and the manoeuvring 
space to the rear of the spaces.  The layout plan has been amended to 
secure: 

3.5.30 A pedestrian access has been introduced from Beardwood into the site, that 
is separate from the vehicle entrance and away from Beardwood Brow; 

- The vehicular access is now one way in from Beardwood Brow and 
egress onto Beardwood. This has mitigated safety concerns with 
multiple vehicle movements;  
 



- The internal car parking layout has been amended, at the loss of one 
space. All bays have the correct manoeuvrability into and out of the 
spaces, and are deemed functional;   
 

- Acceptance of double yellow lines to be extended along western kerb 
into Beardwood Brow, The Highway Authority request these are 
marked on both side of the carriageway from when they currently 
finish. To secure these and enhancements such as dropped kerbs and 
tactile surfacing to pedestrian crossover points, a traffic management 
scheme is attached as a condition.  These costs associated with the 
necessary works and costs for changes would be at the applicants’ 
expense;   
 

- The bus stop is to be relocated at the developers expense and can be 
secured by condition; and, 
 

- The lighting column is to be relocated at the developers expense. 
 

3.5.31 The proposed car park demonstrates 11 parking bays, with 1 space being 
within the existing attached garage, and associated manoeuvring space.  
Access is through an existing gated entrance on Beardwood Brow with 
egress to be via a new access on to Beardwood Brow.    

 
3.5.32 The Local Highways Authority acknowledge the access and egress 

arrangements as adequate, but requires an alteration to the pedestrian 
access sightlines, this can be secured by condition. 
 

3.5.33 Notwithstanding the reduction in the number of spaces, the Highways 
Authority are satisfied with the proposal and offer no objection, subject to 
application of the following conditions: 
 

- Requirement for the continuation of double yellow lines to the western 
edge of the Beardwood Brow junction with Beardwood; 

 
- Requirement for the re-location of the existing bus stop;   

 
- Requirement for vehicular and pedestrian access sightlines;  

 
- Parallel bays should be 6m in length when marked out on site 

 
- Provision of covered cycle and PTW spaces;  

 
- Receipt of revised pedestrian access which is shown incorrectly on the 

submitted visibility splays drawing.  It should be 2.4m (from back of 
footway) x 3.3m with nothing greater than 600mm from road level; 

 
- The requirement for cycle and two wheeled motorised vehicles parking 

to be provided to ensure a mix of transport options are available. 
 
 



3.5.34 The final layout of the traffic management solution with parking restrictions is 
to be agreed but an indication of commitment from the developer has been 
accepted. The Highway Authority considers these are achievable and can 
thus be secured by appropriate conditions. 

 
3.5.35 Subject to the above conditions, it is considered that the development 

provides sufficient off street parking and would not demonstrably prejudice 
highway users; in compliance with Local Plan Part 2 Policy 10. 
 

3.5.36 Effect on the locality 
 

3.5.37 The area in which the site is located in solely residential with wide roads, 
highway trees, and domestic planting all bordering the main arterial route in 
to the wider Beardwood estate.  As such it appears to be very peaceful in the 
evenings with little illumination present, other than street lamps.  
 

3.5.38 A large number of concerns have been expressed that the prayer room use 
is considered to be inappropriate in this location given its suburban nature.  It 
is acknowledged that there are no other uses in the locality other than 
residential and the change to a prayer centre will result in a change of 
character to this property by the increase in the number of people attending 
the premises both on foot and by car.  However, it is considered the 
conditions proposed restricting the opening hours, preventing the Juma, 
Friday prayer, preventing external calls for prayer, requiring acoustic 
barriers, and ensuring the boundary hedge is retained would ensure that this 
prayer centre operates as a low key facility for the local community thereby 
ensuring that there would not be demonstrable harm to residential nature of 
the area and accordingly the requirements of local plan policy. 
 
Effect on trees 
 

3.5.39 Local Plan Part 2 Policy 9 requires that development and planting schemes 
must be designed so as to avoid the potential for future conflict between 
buildings and trees. If the removal of one or more trees is permitted as part 
of a development, a condition will require that an equivalent number or more 
new trees are planted either on or near the site, unless a clear justification is 
provided for not doing so. 
 

3.5.40 Two trees exist along the eastern boundary with Beardwood Brow a 
Sycamore is positioned centrally along the eastern boundary which are seen 
as part of a larger group of trees located on the corner of Beardwood Brow 
on its north and south side. These trees make a positive contribution to the 
street scene. 
 

3.5.41 Whilst the trees are on the outside of the boundary fencing, they are the 
trees belonging to the property and are not highway trees. Both trees are 
category ‘C’ trees. The Council’s Tree Officer agrees with the conclusions of 
the report that both these trees are not considered to have any potential for 
long term retention due to them both have multi stemmed leaders from the 
base of the tree that have weakened unions.  Both trees are also located 



directly on the boundary line of the fencing that prevents a clean straight 
fence to be constructed. T2 is also in close proximity to the street light that 
restricts light reaching the footpath. As such they are considered to be 
unworthy of influencing any layout.   
 

3.5.42 The proposal to construct an access road and parking to the eastern side of 
the dwelling would impact on T1, a Sycamore positioned centrally along the 
length of the plot, if it was to be retained and due to the land gradient the 
Council’s Tree Officer shares the opinion the removal of the tree and 
replacement planting positioned to the western side of the site is the better 
option for visual amenity and are included within the submission. 
 

3.5.43 All the significant boundary tree cover located on the eastern boundary on 
the opposite side of the road will remain intact.  
 

3.5.44 There is considered to be sufficient space within the site for new planting 
and a comprehensive new landscape scheme with heavy standard sized 
tree planting is included as part of the proposal. The establishment of these 
new trees would enhance the contribution of this site to local amenity and 
more than compensate for the loss of the two trees.  
 

3.5.45 The construction activity and proposed changes may adversely affect further 
trees within the boundary of property to the north, ‘The Bungalow’ if 
appropriate protective measures are not taken. However, if adequate 
precautions to protect the retained trees, and these are specified and 
implemented through the Arboricultural Method Statement included in the 
report, the development proposal will have no adverse impact on the 
contribution of trees to local amenity or character. Indeed, the new 
sustainable planting proposals will increase the potential of the site to 
contribute to local amenity well beyond the short term. 
 

3.5.46 Overall, therefore the proposal accords with the requirements of Local Plan 
Part 2, Policy 9. 

 
4.0 RECOMMENDATION 

 
4.1.1 APPROVE subject to the following conditions: 

• Temporary consent of two years to allow the monitoring of the proposal 
on both the impact on local residents and the character of the area, but 
would also serve to illustrate the reasons the Highway Authority 
withdrew their initial objections. 

• Restrict to the uses applied for (Use Classes D1: Prayer Centre and 
C3: Dwellinghouse) and for no other use within Use Class D1. 

• Hours of use to be restricted to between the hours of 07:00 – 22:00.  
• No Juma (Friday lunchtime prayer). 
• No external call to prayer. 
• Restrict the use of the facility to no more than 30 worshippers at any 

one time  
• No permitted use for education (Madressa) or religious/ social 

functions. 



• Layout out of the car park and one way system in accordance with the 
approved plan 

• Details of covered cycle and PTW spaces to be submitted for approval. 
• Details of revised pedestrian visibility splay to be submitted for 

approval. 
• Restrict the use of the southern end of the car park adjacent to No.53 

to not be used between the hours of 22:00pm and 07:00am the 
following day 

• Requirement to enter in to a S278 agreement with the Highways 
Authority to secure the relocation of the bus stop and double yellow 
lines up to the western edge of Beardwood Brow. 

• Prior to commencement of the development hereby approved, a Travel 
Plan shall be submitted to and approved in writing by the Local 
Planning Authority. The Travel Plan shall provide details of the 
objectives, targets and measures to promote and facilitate public 
transport use, walking, cycling and practices/facilities to reduce the 
need to travel and to reduce car use. It shall provide details of its 
management, monitoring and review mechanisms, travel plan 
coordination and the provision of travel information and marketing. The 
initiatives contained within the approved travel plan shall be 
implemented thereafter together with any additional measures that, 
after review, are found to be necessary to deliver the travel plan 
objectives. 

• Retention of the boundary hedge and trees  
• Details of the necessary acoustic fence. 
• Replacement planting in accordance with the details within the 

Arboricultural Report. 
   

 
5.0 PLANNING HISTORY 

 
5.1.1 None relevant to the use proposed and relate to minor extensions and 
 alterations. 
 
6.0 CONSULTATIONS 

 
6.1.1 Public Protection – Concerns raised towards impact on residential amenity, in 

terms of hours of use and associated noise. Considers the installation of 
acoustic barriers to the north and south boundaries and the restriction in using 
part of the car park in evening hours would limit the harm to the nearest 
neighbours.  Also promotes a temporary consent subject to the application of 
aforementioned conditions, so that the effect on other nearby residents can be 
assessed through a two year monitoring period. 

 
6.1.2 Highway’s Authority – initially raised concerns in respect of parking layout; the 

manoeuvrability with and through the site; and on-street parking being located 
outside the site nearer to the junction with Preston New Road and another 
access serving the residential property known as ‘Newlands’.  No objections 
are offered to the revised proposal, subject to the application of 
aforementioned conditions. 



 
6.1.3 Tree Officer Comment 

• No objections, subject to the replacement planting shown being 
implemented. 

• Conditions will be required if existing boundary treatments are to be 
replaced. 

 
Public Consultation  
 

6.1.3 270 local properties were consulted by letter and Site Notices were displayed 
on the corner of Beardwood with Beardwood Brow. 170 letters of objection 
have been received and 56 letters of support received at the time of writing 
this report. 

 
6.1.4 The material planning considerations referred to in the letters of objection are 

summarised as follows: 
 

• Inappropriate use for the area 
• Questioning whether the building is to be used as a Prayer Centre or 

Mosque due to the times proposed 05:00 – 24:00 hours 
• Detrimental to residential character of the area 
• Harmful to residential amenity due to cars arriving and departing at all 

times of the day and night  
• The existing access is two way and would be dangerous 
• Increase in traffic and inadequate parking provision 
• Overspill parking on Beardwood; prevention of the free flow of traffic 

and the danger this poses close to both residents and users of 
Beardwood Brow and the junction with Preston New Road 

• Increase in use of Beardwood Brow, an Access Only road, where the 
Traffic Regulation Order is already flouted. 

• One way running through the site is unenforcable 
• Loss of the bus stop 
• Lack of safe cross-over point on Beardwood  

 
 

6.1.5  The issues of there being ‘too many mosques’ in the area, and future 
intensification in the future uses of the building for prayer centre purposes 
are not material planning considerations with each application having to be 
assessed on its own merits. 

 
6.1.6 Beardwood Residents (Planning) Association have employed both Planning 

and Transport Consultants who raise objections on their behalf.  These 
objections are recorded below in full.  They have been considered by all the 
relevant Officers and the Highways Sections when making their 
assessments. 

 
6.1.7 The letters of support in the main are from residents in the locality who 

support the prospect of having a local prayer centre to use.  There are some 



letters of support from further afield.  The following list is a summary of their 
representations. 

 
• Needed by local population due to a higher number of Muslims living 

in the locality 
• A Prayer Centre of Mosque is a “necessary need” 
• It would be within walking distance of people’s homes preventing the 

need to travel by car 
• Good for the environment due to being able to leave cars at home 

 
6.1.8 Section 9 of the report contains a selection of the individual letters of objection 

and support received. 
 

7.0 CONTACT OFFICER:  Claire Booth, Senior Planner  
 

8.0 DATE PREPARED:   5th  March 2018 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



9.0 SUMMARY OF REPRESENTATIONS 
 

Objection Maria Grant, 324 Preston New Road, Blackburn 

 

 

 

 

 

 



 

 

 

 



Objection Helen Longworth, Thorneylea, Beardwood Brow, Blackburn – 30th October 2017 

 

 

 

 

 

 



 

 

 



Objection Helen Longworth, Thornleylea, Beardwood Brow, Blackburn  - 5th March 

 

 
 
 

Objection Ian Longworth, Thorneylea, Beardwood Brow, Blackburn – 2nd March 2018 

Dear Sir 

I am responding to your latest letter of 21 February 2018 and therefore to the latest 
amendment to application 10/17/1173. 

The only amendment appears to be a very vague suggestion about acoustic screening 
without proposed details as to specification, height etc. 

Once more this proposal will make little difference to the noise levels as, necessarily, the 
double gates onto Beardwood Brow will be open at all times and any acoustic screening on 
the gates themselves will be meaningless and the noise will still be intrusive. 

I reiterate the main thrust of my previous objections and feel this application is getting 
bogged down in details which do nothing to address the main concerns of local residents. 
These are the exclusively residential nature of this neighbourhood as to which the proposed 
use would be most intrusive, the danger to pedestrians and other users from increased 
traffic flows, the nuisance caused by vehicles parking outside the site and the noise 
emanating from the site. 

In short this amendment and the earlier ones are tinkering at the edges of an application 
which is fatally flawed. 



 

Objection Ian Longworth, Thorneylea, Beardwood Brow, Blackburn – 30th January 2018 

 

 

 

 

 

 

 

 

 

 

 



 

Objection Ian Longworth, Thorneylea, Beardwood Brow, Blackburn – 26th October 2017 

Dear Sir 

I wish to object most strongly to the above application on the following grounds :- 

Loss of Amenity 

The use of this property as a prayer centre is inconsistent with the exclusively residential 
nature of the Beardwood Area. This is not in any way an anti muslim protest – I would be 
equally opposed to the property being used as a Christian prayer centre, a community centre 
or for any commercial use. There are no similar uses in detached houses nearby yet there 
are many mosques and prayer centres which are quite close and which the applicants could 
use. I do not in any way accept the applicants’ assertion that this use will be for a small 
number of people who will probably walk to the premises. Each meeting room can 
accommodate about 30 people and so far as males are concerned this would be for prayers 
5 times a day. It is hardly credible to think that the applicants may be paying up to £550,000 
to purchase, alter and landscape the property pay for professional fees and to employ a 
resident Imam, all for a handful of people as they suggest. Nor do I accept that people using 
the prayer centre will come from a very restricted catchment area and that most of them will 
walk. If the weather is inclement and particularly in winter when there is only 8 hours of 
daylight it is clear that the worshippers will come by car and from a greater catchment area 
than suggested. 

I understand that, assuming the section of the Council’s Local Plan – “Community and other 
uses within Residential areas – Places of Worship” – is still relevant then such section states 

“the convenience of a location close to the community has to be balanced against the 
adverse impacts on a neighbourhood which inevitably arise from a use involving a large 
number of people”. This is particularly relevant as I am sure the number using the prayer 
centre will be many times more than the applicants suggest. 

Another part of such section states 

“in the case of conversions and changes of use, the premises should be located so that no 
undue loss of amenity to neighbouring dwellings result”   and also 

“A site which draws traffic into minor residential streets is unlikely to be acceptable” 

On the basis of all 3 of the above statements this application should be refused. 

Traffic 

The proposed use involves traffic proposals which are extremely dangerous to pedestrians, 
cyclists and other road users. Beardwood Brow is “no entry except for access” but this is 
constantly flouted and it is a rat run, particularly at school times. Furthermore the police have 
informed one of my neighbours that they do not have the resources to enforce this 
restriction.  Beardwood Brow as it borders this property is very narrow (single vehicle width), 
without a surfaced usable footpath and frequently vehicles are backed up and blocking 
Beardwood. The proposed use will greatly exacerbate the dangers as there will be an 



enormous increase in traffic movements into and out of the premises. The danger is 
compounded by the proposed new exit onto Beardwood which is to be situated between the 
very busy junction of Preston New Road and Beardwood Brow, in a place where there is a 
bus stop at present and other street furniture.  

Parking 

The application appears to fulfil the Council’s guidelines on parking spaces but the plan of 
such spaces seems very “tight” and, as the existing opening to Beardwood Brow is still to be 
used as an entrance and an exit, it will be very difficult if not impossible to turn a vehicle 
round within the curtilage of the property. This fact, combined with the large numbers of 
worshippers which I expect to use the premises means that there will be overspill parking. In 
this respect there is very limited parking available on Beardwood Brow (about 3 spaces near 
our house which are often in use by others) and Beardwood Fold is a private road. 
Beardwood itself is very busy and there are bus stops on each side of the road near the 
property. In addition there is presently dangerous parking on Beardwood (presumably by 
people resident at or visiting the apartments opposite) and an increase in parking on 
Beardwood can only add to the dangers. 

Noise 

The noise of traffic movements, conversations and car doors banging from 5 am to midnight 
will be unacceptably intrusive to neighbouring properties including our own. 

In Summary 

If planning consent was granted this would be an inappropriate use in a residential area, 
would radically increase the danger to other road users, particularly pedestrians and school 
children, and I ask the Planning Committee to refuse the application. 

It would be totally unacceptable for the Committee to grant this application subject to 
conditions as there is no way any such conditions could be enforced. A good example of this 
is the planning consent for 7 Whinney Lane (to which the applicants refer) and in particular 
condition 6. This states that a car parking scheme should be submitted for approval within 28 
days of 27 April 2017 and implemented within 2 months of approval. At present the proposed 
car park is not used as such and largely appears to be used for refuse disposal. 

Finally, if this application is successful, it will set a precedent to the effect that any detached 
house in the Borough could easily become a prayer centre, something which would be 
equally unacceptable. 

 



Continued overleaf 

Objection Mrs S.M. Packer, 2 Park Lodge, Beardwood, Blackburn  

 

 

 

 
 
 
 
 
 
 
 
 
 

Continued overleaf 



 
 

 
 
 
 
 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 



Objection Brian Weatherburn, 7 Park Lodge, Beardwood, Blackburn  

 

Continued overleaf 

 

Objection AB & W Egerton. 15 Park Lodge, Beardwood, Blackburn  

 



 

continued overleaf 

Objection M Patel, Kylemore, Beardwood Brow, Blackburn  

 

 

 

 

 



 

Continued overleaf 

Objection Nicola Ward, Wesley, 47 Beardwood Brow, Blackburn  

 

 

 

 

 

 

 

 

 



 

Continued overleaf 

 

 



 



 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

Objection Andrew Ward. Wesley, 47 Beardwood Brow, Blackburn 

 

 

 

 

 



Continued overleaf 

 

 

 

 

 

 

 

 

 

 



Continued overleaf 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Continued overleaf 

 

 

 

 

 

 

 

 

 

 



Continued overleaf 

 

 

 

 



Objection Grant Magowan, Beardwood Old  Hall, Beardwood Fold, Blackburn 

 

 

Objection Ron & Phyllis Banks, Elston House, Beardwood Brow, Blackburn  



Objection Eric Crook, Beardwood Lodge, Beardwood Fold, Blackburn  

 
 
 
 
 
 
 
 
 
 
 
 
 



Objection Beardwood Residents (Planning) Association  

 

Grant Magowan 

Chair 

Beardwood Residents (Planning) Association 



 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 



 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 



 

 

 

 

 

 

 

 



 

Objection Beardwood Residents Group – Transport Note 

 

 



 

 

 



 

 

 



 

 

 

 



 

 

 

 



 

 

 

 

 



 

 

 

 



 

 

 

 



 

 

 

 

 



 

 

 

 

 

 



Support M.S. Alam, 8 The Pastures, Beardwood, Blackburn 

 

 
 
 
Support  Dr Muhammad Zeeshan, 11 Park Lodge, Beardwood. Blackburn  

 

 

 

 

 

 

 

 



Support - Mohsin Patel, Beardwood Fold Barn, Beardwood Fold, Blackburn  

 

Ayesha Musa, Wyfordby Avenue, Blackburn  - 30th October 2017 
 
Dear Mr Prescott 
 
Re: Planning application – 55  Beardwood Brow, Blackburn BB2 7AT - Ref No: 10/17/1173 
 
I write this letter in support of the above application. I have no objection to people of any 
faith being allowed to practice their faith  in a peaceful manner. 
 
I believe the change of use on the above property will not affect (us) the residents or the 
general area as it is not a full planning application. The building and structure will remain 
unchanged therefore not affecting amenities or adjoining properties as there is no new 
development. 
 
The main concerns of the residents opposing the application would be of traffic. This 
ordinarily would be a legitimate concern but in this case can be alleviated as the users of this 
facility are all in close proximity and within walking distance of the facility, therefore the 
traffic situation should remain unchanged.  
 
It is noted that this has been the main source of objection in the past on most locations where 
such an application has been made, it is that residents fear the intrusion the most.  
 
This application provides for parking, however the facility is being created for local residents 
most of whom will be on foot. 
 
It is evident that the application has given consideration to the immediate residents of the 
property and neighbourhood and that the application aims to have the least impact in terms of 
traffic and general disturbance.  



 
Moreover The facility will not attract the general concerns of litter, disturbance, noise and 
traffic as would be the case for a restaurant/takeaway or pub.  
 
I hope that council will consider the wider benefits that this amenity will bring to all the 
beardwood community, compared to the perceived harms and pre-emptive fears that are 
being put forward and have been presented in the past. This facility in the longer term can be 
used to provide community and social cohesion to the benefit all residents. 
 
Mr & Mrs Patel, 3 The Warren, Beardwood, Blackburn -  30th October 2017 
 
Dear Mr Prescott 
  
Re: Planning application – 55  Beardwood Brow, Blackburn BB2 7AT Planning Ref No: 
10/17/1173 
  
I write this letter in support of the above application. I do not have any objection to people of 
any faith being allowed to practice their faith & religion in a peaceful way. 
 
I believe this will not affect the area as it is only a change of use application and not a full 
planning application, therefore building structure will remain unchanged and it will not affect 
amenities or adjoining properties as there is no new development. 
 
I hope the council will look at the many benefits that this amenity will bring compared to the 
perceived harms and pre-emptive fears. This will be a source of good community and social 
cohesion. 
 
Dr Muhammad Zeeshan Tenant of  11 Park Lodge Beardwood – 30th October 2017 
 
Dear Gavin 
 
In response to the letter which I received regarding this new Muslim prayer facility near my 
house, I feel delightful to write you in favor of this. Since I moved to Beardwood Blackburn 
in February 2017, I felt the need of such facility on walking distance. I think it is a wonderful 
idea and a daily necessity of Muslim Community living in this area. 
  
This prayer room will be at a walking distance to my house and it will be very easy for me 
and my family to walk for prayers, as well as the rest of the Beardwood Muslim community. 
It will not only provide us a good walk but also will be beneficial for the environment as our 
cars will remain in our garages. 
  
On the other hand, I also believe that neighborhood should be taken into confidence and their 
concerns should be dealt with efficient planning. 
 
My best wishes are with this application and I hope that it will be successful. 
 


