
A Vision for New Affordable Homes at Horrocks Mill

O nwa rd  Ho m e s  i s  b r i n g i n g  fo r wa rd  p l a n s  fo r  n ew  h o m e s  a t  t h e  fo r m e r  Ho r ro c ks  
M i l l  s i t e ,  l o ca t e d  w i t h i n  wa l k i n g  d i s t a n ce  of P re s t o n  C i ty Ce n t re  b e twe e n  Q u e e n 

S t re e t  a n d  C h u rc h  S t re e t .

O u r  v i s i o n  i s  t o  t ra n s fo r m  t h i s  f ro m  a  d e re l i c t  s i t e  i n t o  a  v i b ra n t  co m m u n i ty t h a t 
p rov i d e s  h o m e s  fo r  l o ca l  p e o p l e  a n d  n ew s p a ce s  fo r  re s i d e n t s  t o  e n j oy.  We  wo u l d 
l i ke  t o  d e l i ve r  a  m i x  of a f fo rd a b l e  h o m e s  a l o n g  w i t h  n ew o p e n  s p a ce s  fo r  u s e  by

t h e  l o ca l  co m m u n i ty.

B e fo re  we  s u b m i t  o u r  a p p l i ca t i o n  fo r  o u t l i n e  p l a n n i n g  p e r m i s s i o n  we  wo u l d  l i ke  t o 
s h a re  o u r  v i s i o n  a n d  u n d e r s t a n d  yo u r  v i ews  t o  h e l p  s h a p e  t h e  d eve l o p m e n t .

WHO IS ONWARD HOMES?

Onward Homes is one of the largest housing associations in the
North West, owning and managing over 35,000 homes right across
the region, including over 1,100 homes in Preston.

We believe that everyone deserves a place to call their own, which
is why we’re committed to building more new homes throughout the
North West for those in housing need.

OUR VISION.

Our plan is to redevelop the Horrocks Mill site, located on a site
bounded by Queen Street, Grimshaw Street, Church Street and
the Queen Street Retail Park. Our vision is to transform this from a
derelict site into a vibrant community that provides homes for local
people and new spaces for residents to enjoy:

Up to 380 new homes and
apartments in different sizes

and styles to meet local people’s
different needs, such as family

housing including mews style houses
to the north and west of the site,

along with low-rise apartments to
the east and south.

New green, open spaces for use
by the surrounding community,
which could include play areas,

or space for exercise such as
trim trails, along with planting

to encourage wildlife to create a
relaxing, peaceful environment

for the new homes.

New and improved walking
routes into Preston from Queen

Street and Church Street to
provide better, more sustainable

connections to the city centre.

Sustainable building materials
to improve energy efficiency,

helping residents reduce energy
use and costs.
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Up  to  380  new houses  and  apar tment s  i n 

d i f fe rent  s i ze s  and  s ty le s  to  meet  l oca l 

p eop le’s  d i f fe rent  needs .  Th i s  i nc ludes 

fami l y  hous ing ,  mews  houses ,  apar tment s 

a nd  townhouses  w i th  a  m ix  o f d i f fe rent 

pa r k ing  s ty le s  and  ex te rna l  spaces .

New g reen ,  open  spaces  fo r  u se  by the 

commun i ty,  wh ich  cou ld  i nc lude  p lay a reas , 

space  fo r  exe rc i se  such  as  t r im  t ra i l s ,  a long

wi th  p lant ing  to  encou rage  w i ld l i fe  to 

c reate  a  re lax ing ,  and  ra inwate r  ga rdens  to

c reate  a  peacefu l  env i ronment .

New and  improved  wa lk ing  and  cyc l i ng 

rou tes  ac ros s  the  s i te  l i nk  No r th  towards 

P re s ton  C i ty  Cent re ,  South  towards  Ca rd ina l 

Newma n Co l l ege ,  Eas t  towards  Queens 

S t ree t  Reta i l  and  Wes t  towards  Syke  H i l l , 

p la c ing  su s ta inab le  t ranspo r t  a t  the  hear t 

o f the  deve lopment .

Sus ta inab le  homes  des igned  w i th  f l ex ib le 

layout s  and  env i ronmenta l l y  f r i end ly 

cons t ruc t ion  techn iques  w i l l  huge ly improve 

ene rgy e f f i c i ency,  reduc ing  ene rgy u se  and 

cos t s  fo r  re s ident s .  Th i s  deve lopment  w i l l 

he lp  to  meet  c l imate  change  ob jec t i ve s  and 

p rov ide  a  g reat  p lace  to  l i ve .

The Vision

YARDWORKS



Who is Onward Homes?
O nwa rd  Ho m e s  i s  o n e  of t h e  l a rg e s t  h o u s i n g  a s s o c i a t i o n s  i n  t h e  No r t h  We s t , 

ow n i n g  a n d  m a n a g i n g  ove r  3 5 ,0 0 0  h o m e s  r i g h t  a c ro s s  t h e  re g i o n ,  i n c l u d i n g  ove r 
1 ,1 0 0  h o m e s  i n  P re s t o n .

We  b e l i eve  t h a t  eve r yo n e  d e s e r ve s  a  p l a ce  t o  ca l l  t h e i r  ow n ,  w h i c h  i s  w hy we’ re 
co m m i t t e d  t o  b u i l d i n g  m o re  n ew h o m e s  t h ro u g h o u t  t h e  No r t h  We s t  fo r  t h o s e  i n 

h o u s i n g  n e e d .

We  h a ve  a  l o n g s t a n d i n g  co m m i t m e n t  t o  P re s t o n  a n d  o u r  p l a n s  fo r  Ho r ro c ks  M i l l 
s u p p o r t  o u r  w i d e r  v i s i o n  t o  p rov i d e  q u a l i ty  a f fo rd a b l e  h o m e s  w i t h i n  wa l k i n g 

d i s t a n ce  of t h e  c i ty  ce n t re .  We  w i l l  wo r k  w i t h  o u r  l o ca l  p a r t n e r s  t o  m a ke  s u re  we 
g e t  t h e s e  p l a n s  r i g h t  fo r  P re s t o n .

Why Horrocks Mill?
Th i s  unde rused  c i ty  cent re  s i te  o f fe r s  a  ma jo r  oppor tun i ty  to  improve  the  w ide r  env i ronment 

o f the  C i ty  Cent re  wh i l s t  p rov id ing  much  needed  a f fo rdab le  hous ing  on  b rownf ie ld  land . 

The  p roposa l  i s  cons i s tent  w i th  P re s ton  C i ty  Counc i l ’ s  a sp i ra t ions  to  c reate  a  re s ident ia l  l ed 

mas te rp lan  fo r  th i s  pa r t  o f the  S toneygate  a rea .
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The  s i te  was  p rev ious l y  home to  Ho r rocks 

‘ Ya rd  Works ’,  a  la rge  comp lex  o f m i l l 

bu i ld ings  that  i nc luded  homes ,  p roces s ing 

fac to r i e s ,  o f f i ce s ,  d i s t i nc t i ve  ch imneys ,  and 

even  i t s  own  re se rvo i r .  The  works  once  had  a 

s t rong  s t ree t  p re sence  a t  S tan ley S t ree t  and 

were  a  key landmark  w i th in  the  a rea .

Ho r rocks  Mi l l  i s  a  key,  l a rge  vacant  s i te 

w i th in  the  S toneygate  Regene rat ion 

Mas te rp lan .  I t  has  been  ident i f i ed  as  hav ing 

potent ia l  to  p rov ide  a  No r th-South  and 

Eas t -Wes t  l i nkage  th rough  the  w ide r  a rea . 

The  s i te  i s  cu r rent l y  a f fec ted  by la rge  l eve l 

changes  and  lacks  any v i sua l  p rominence .

Stoneygate Regeneration Framework SPD – June 2020
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Onward’s Design Team
Br ing ing  fo rward  th i s  p ro jec t  to  succes s fu l l y  c reate  a  g rea t  n e igh b o u r h o o d  t h a t 

w i l l  he lp  improve  the  w ide r  C i ty  requ i re s  a  spec ia l i s t  co n s u l t a nt  t ea m.  Onwa rd  h a s 
as s e m b led  an  expe r ienced  team to  he lp  rea l i se  th i s  v i s i o n ,  a n d  t o  a d d res s  t h e 

many and  va r i ed  techn ica l  cha l l enges .  Ou r  t ea m in c lu d es :

Place &
Context

DK Architects

Sutcliffe is a highly respected, multi-disciplinary, BIM-accredited Chartered 

consultancy with offices in Liverpool, Manchester, North Wales and London, 

established for 37 years. Sutcliffe offer a wide range of services within the built 

environment. We use our retained knowledge in civil and structural engineering 

to produce high quality solutions within all our core services from structural 

engineering, civil engineering, and pre-planning services.

Formed in 1988 and now established as one of the major Cost Consultancy and 

Employer’s Agent practices in the North West. Based in Manchester, we have an 

enviable record across a wide range of construction industry sectors including private 

and social residential developments, mixed use and commercial developments, 

arts and culture venues, public realm and open spaces. Our experience extends 

through master-planning, design development and subsequent project delivery. 

Our Works and involvement on projects has been rewarded with over 100 regional 

and national awards.

A design practice with a passion for outside spaces and the role they play as 

building blocks for our communities. From the UK’s largest regeneration projects 

to bespoke single site commissions, our team of Landscape Architects, Urban 

Designers, Visualisers, Animators, Engagement Specialists and Graphic Designers 

embed design quality within the built environment – whatever the scale, whatever 

the context. As a B Corp, our work balances people and planet with profit. We 

harness the power of business as a force for good, pursuing new corporate standards 

for social, environmental, & ethical performance as an employee-owned business.

Specialises in merging urban design with the tangible and intangible contribution 

of the historic environment to reinforce the individual nature of towns and cities 

as distinctive places - providing assessments, design rationales, development 

principles and contributions to the on-going narrative of a place. Rob has been 

involved with a number of NW projects, inc. Liverpool Waters, and the Lancaster 

Canal Quarter. Currently working on Wirral’s Design & Public Realm Guide, Rob 

worked with Historic England as a Historic Areas Inspector, Liverpool City Council as 

Urban Design and Heritage Manager, was a former CABE Enabler, and is currently 

a member of Places Matter Design Review Panel.

Vectos focuses on providing transport and highways advice to the development 

industry for developers, retailers, operators, land owners and public sector bodies. 

Our experience includes mixed use, regeneration, town centres, employment 

and commercial, food and non-food retail, residential, health, education, energy, 

tourism and leisure schemes. Our input covers all project stages from feasibility, to 

development plans, masterplanning and scheme design, planning applications, 

public inquiry, and the detailed design and delivery of infrastructure.

With over 30 years experience, DK-Architects have designed and delivered many 

successful and sustainable buildings, places and spaces. Based in Liverpool, DK-

Architects work widely across the North of England, and across many project 

scales including large urban regeneration projects. We passionately help to create 

sustainable neighbourhoods. We approach every project pro-actively, and strive to 

find the best possible solutions for all stakeholders. Our work has been recognised 

by many regional and national awards (including our work at Cottam Meadows), 

and most importantly, by those who live in, by, or benefit from our projects.

Nexus Planning offers a highly skilled team providing market-leading planning, 

regeneration and development advice alongside associated analytical 

demographic research capabilities. Nexus was awarded the Royal Town Planning 

Institutes North West ‘Planning Team of the Year’ in ‘21 and short-listed for the 

national ‘Planning Consultancy of the Year’ in ‘22.  Nexus was a key part of the 

team appointed by Preston City Council to produce the Stoneygate Regeneration 

Framework SPD, within which Horrocks Mill sits. Nexus continues to work alongside 

the City Council and private sector clients to facilitate regeneration at Cottam 

Brickworks in North West Preston.

YARDWORKS

Stoneygate Regeneration Framework SPD – June 2020

Page 1 of 20

Stoneygate Regeneration Framework –
Supplementary Planning Document (SPD)
June 2020

Above – Indicative 3D vision plan



What are we applying for?

A n  o u t l i n e  p l a n n i n g  a p p l i ca t i o n  m e a n s  t h a t  a t  t h i s  s t a g e  we  a re  o n l y a s k i n g 
P re s t o n  C i ty C o u n c i l  t o  a p p rove  t h e  p r i n c i p l e  o f d eve l o p i n g  t h e  s i t e  fo r  h o u s i n g .

At  t h i s  s t a g e ,  t h i s  m e a n s  t h a t  we’ re  a g re e i n g  s o m e  b a s i c  p r i n c i p l e s  l i ke  t h e 
m a x i m u m  n u m b e r o f h o m e s  o n  t h e  s i t e ,  t h e  h e i g h t  o f t h e  b u i l d i n g s ,  a n d  h ow t h e 

s i t e  w i l l  b e  a cce s s e d .  We  w i l l  m a ke  t h i s  a p p l i ca t i o n  i n  Ju l y t h i s  ye a r.

M o re  d e t a i l s  o n  w h a t  t h e  n ew h o m e s  w i l l  l o o k  l i ke  w i l l  fo l l ow a t  a  l a t e r  s t a g e ,  i f 
t h e  p l a n s  a re  a p p rove d  by P re s t o n  C i ty Co u n c i l .  We  w i l l  t h e n  n e e d  t o  s u b m i t  a 

f u r t h e r  p l a n n i n g  a p p l i ca t i o n  fo r  a p p rova l  o f  t h e  a p p e a ra n ce  of t h e  b u i l d i n g s  a n d 
exa c t  l a yo u t  o f t h e  s i t e .

Up to 380 New Homes
We a re  seek ing  approva l  fo r  the  p r i nc ip le  o f bu i ld ing  up  to  380  new homes .  Ea r l y  s tage 

d raw ings  i nd i cate  the  sca le  o f ou r  deve lopment  wou ld  be  f rom 2  s to r i e s  to  a  max imum of 10 

s to r i e s .  Th i s  wou ld  a l l ow us  to  c reate  la rge  a reas  o f ex te rna l  open  space .

YARDWORKS

Vehicle Access from Queen Street
We a re  seek ing  approva l  fo r  the  p r i nc ip le  o f tak ing  veh i cu la r  acces s  f rom Queen  S t ree t .  Th i s 

wou ld  be  a  new junc t ion  between  G r imshaw P lace  and  Queens  Shopp ing  Pa rk .

Pedestrian and Cycle Access
We a re  seek ing  approva l  fo r  the  p r i nc ip le  o f p rov id ing  pedes t r ian  and  cyc le  connect i v i ty  f rom 

Church  S t ree t ,  Queen  S t ree t ,  Wa lke r  P lace  and  Queens  Shopp ing  Pa rk .

Other Technical Matters
Eco logy .    Su r vey work  sugges t s  eco log ica l  impact s  a re  un l i ke l y.  Onward  i s  commi t ted  to 

secu r ing  a  B iod i ve r s i ty  Net  Ga in  i n  l i ne  w i th  nat iona l  requ i rement s .

Her i tage .    Onward  w i l l  ca re fu l l y  cons ide r  the  a rea ’s  he r i tage  i nc lud ing  nearby l i s ted  bu i ld ings 

to  ensu re  the  deve lopment  re spect s  the  se t t i ng .

Dra inage .    The  deve lopment  w i l l  i nco rpo rate  a  fu l l  su s ta inab le  d ra inage  des ign  to  manage 

su r face  wate r  and  avo id  f l ood ing .

Archaeo logy .  Onward ’s  a rchaeo log i s t  w i l l  wo rk  w i th  Lancash i re  County Counc i l  to  p re se rve ,  whe re 

neces sa ry,  any a rchaeo logy p re sent  beneath  the  s i te .

Noise .    Onward  i s  commi t ted  to  be ing  a  good  ne ighbour.  No i se  su r veys  have  been  ca r r i ed

 out  to  unde r s tand  i f  measu res  a re  requ i red  to  reduce  no i se  du r ing  and  a f te r  cons t ruc t ion .

Trees .    Wh i l s t  some t rees  a re  l i ke l y  to  be  lo s t ,  Onward  i s  commi t ted  to  a  p rog ramme of   

rep lacement  and  add i t i ona l  t ree  p lant ing  to  c reate  an  a t t rac t i ve  se t t i ng  fo r  deve lopment 

w i th  a  r i ch  b iod i ve r s i ty.



The Horrocks Mill Site

YARDWORKS

Queens Shopping Park

Preston Bus Station

Church Street

Queen Street

Town Hall

St John’s Minster

Cardinal Newman College

London Road

Manchester Road

Hor rocks  Mi l l  i s  cu r rent l y  a  de re l i c t ,  unde r-used  p iece  o f land  immed ia te l y  ad jacent  to  P re s ton 

C i ty  Cent re  l ocated  between  Chu rch  S t ree t  to  the  Nor th  and  Queens  S t ree t  to  the  South .  Next 

to  Queens  Shopp ing  Pa rk ,  th i s  fo rmer m i l l  s i t e  fo rms  a  s ign i f i cant  pa r t  o f The  S toneygate 

Regene rat ion  A rea .  Numerous  impor tant  h i s to r i c  bu i ld ings  su r round  the  s i te .

The Horrocks Mill Site



Our Illustrative Masterplan

A landscaped linear park onto Queen Street
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Whi l s t  a t  an  ea r l y  s tage ,  the  emerg ing  mas te rp lan  fo r  Ho r rocks  Mi l l  i s  an  exc i t i ng  b lend  o f 

ma ny types  and  s i ze s  o f hous ing  a longs ide  outdoor landscaped  spaces  fo r  en joyment  by the 

commun i ty,  and  improved  pedes t r ian  and  cyc le  connect i v i ty.  Onward  wou ld  l i ke  to  c reate  a 

d i ve r se ,  v ib rant  and  sus ta inab le  ne ighbourhood  w i th  a  un ique  sense  o f p lace  based  on  the 

he r i tage  o f the  s i te .

A pedestrian connection into Queens Park Retail

A landscaped pedestrian and cycle connection onto Church Street

A potential pedestrian link to Walker Place

Cotton Court integrated visually into layout

Smaller site accessed from Cotton Court



Our Illustrative Proposal

Landscaped greenspace with a dedicated cycle path
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The  emerg ing  s i te  p roposa l  comb ines  fami l y  houses ,  mews  houses ,  own-f ront -doo r  townhouses 

and  a  m ix tu re  o f apar tment s  to  c reate  a  va r i e ty o f homes ,  a l l  des igned  a round  a  landscaped 

ma s te rp lan  that  p r io r i t i se s  pedes t r ian  and  cyc le  movement  to  c reate  a  h igh  qua l i ty 

env i ronment  w i th  ene rgy e f f i c i ent  homes  and  ex te rna l  spaces  fo r  the  en joyment  o f a l l .

A key visual gateway onto Queen Street

Proposed buildings reference historic building lines and streets  

Lower scale buildings blend into Church StreetA landscaped courtyard provides a cycle and pedestrian link

Buildings are designed to overlook external spaces
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3 Storey Family Townhouses01

2-4 Storey Height Apartments02
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Pedestrian/Cycle link to Queens Shopping Park

Pedestrian link to Walker Place / Grimshaw Place/Street

Landscaped courtyard

Communal gardens to Apartments

Communal gardens to apartments

Informal Play and Exercise Space

02

AA A

Cotton Court is framed by new building - recalling its historic setting

New residential building accessed from Cotton Court



A Potential Vision for Horrocks Mill
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Front ing  onto  Queen  S t ree t  p re sent s  an  oppor tun i ty  to  c reate  a  Gateway Bu i l t  fo rm and  to 

a nnounce  a  key landscaped  space  -  convey ing  an  open ,  i nv i t i ng  re s ident ia l  ne ighbourhood 

w i th  cont inuous  ac t i ve  f rontages  and  a  va r i e ty o f homes  f rom mews  houses ,  l a rge  fami l y  houses 

a nd  apar tment s  comb in ing  to  reca l l  the  h i s to r i c  bu i l t  fo rm of the  fo rmer m i l l  s i t e .

Public realm landscaping provides a welcoming environment

Own front doors to apartments provide activity

Street trees and planting contribute to ‘green’ aims

Public realm landscaping provides 
rainwater attenuation, places to relax, 
places to play and visual amenity for all

Housing and apartments combined seamlessly

Apartment blocks feature townhouses at 
ground floor with individual own front doors

Landscaped crossing over Queen Street to give pedestrian priority
New linear park can potentially connect into wider Queen Street  improvements

Cotton Court is a prominent 
landmark within the design to 
accent the heritage of the site

Architectural form recalls the history of the site

Variety of car-parking

Pedestrian and Cycle Priority
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V iew f rom above  Chu rch  S t ree t  fac ing  South ,  show ing  the  range  i n  s ca le  and  type  o f hous ing 

tha t  cou ld  potent ia l l y  be  c reated  a t  Ho r rocks  Mi l l .  The  landscaped  space  o f f  Chu rch  S t ree t 

can  b e  seen  i n  the  fo reg round  c reat ing  an  i nv i t i ng  pedes t r ian  and  cyc le  connect ion  i n to  the 

p roposed  ne ighbourhood  f rom the  C i ty  Cent re .

A Potential Vision for Horrocks Mill

Lower height buildings respect the scale of Church Street

New landscaped space provides connectivity onto Church Street

Built form recalls the heritage of the site and reinforces the connectivity

Cotton court incorporated into the proposed layout

A variety of roof-scape recalls the Mill heritage and allow for the incorporation of Sustainable technology

Landscaped courtyards help create interest and a distinct sense of place

A variety of scales creates interest, recalls the 
original site use and respects surrounding heritage



YARDWORKS

V iew f rom above  Queen  S t ree t  show ing  the  i n teg rat ion  o f the  potent ia l  s cheme layout  i n to  the 

w ide r  C i ty  Cent re  and  the  key ro le  that  the  g reen  space  p lays  i n  c reat ing  a  sense  o f cha rac te r 

a nd  qua l i ty  fo r  the  deve lopment .  The  gateway bu i ld ings  onto  Queen  S t ree t  c reate  a  h igh 

qua l i ty  v i s i on  fo r  th i s  su s ta inab le  ne ighbourhood .

A Potential Vision for Horrocks Mill

Significant green route creates a striking vision for the development and offers many sustainable benefits

Cotton court incorporated into the proposed layout

Building heights and layouts respect views to surrounding heritage assets

A new connection to Queens Shopping Park

Gateway buildings set a high quality character for the development




