
  

 
https://www.gov.uk/planning-inspectorate 

 
 

 

Appeal Decision 
Site visit made on 19 March 2019 

by Ian McHugh Dip TP MRTPI 

an Inspector appointed by the Secretary of State  

Decision date: 16 May 2019 

 

Appeal Ref: APP/Z2505/W/18/3217623 

The Blue Bungalow, Pode Lane, Old Leake, Boston, Lincolnshire, PE21 9NB 

• The appeal is made under section 78 of the Town and Country Planning Act 1990 
against a refusal to grant outline planning permission. 

• The appeal is made by Mrs Margaret Dickens against the decision of Boston Borough 

Council. 
• The application Ref B/17/0533, dated 21 December 2017, was refused by notice dated 

19 September 2018. 
• The development proposed is an outline application for the construction of up to           

6 dwellings, with all matters reserved. 
 

Decisio 

1. The appeal is dismissed. 

 Procedural Matter 

2. Since the appeal was lodged, the Council has adopted a new Local Plan.  

Consequently, I have considered this appeal having regard to the relevant 

policies of the South East Lincolnshire Local Plan 2011- 2036 (LP).  The Council 
also states that it has a five year supply of deliverable housing land.  Both 

parties have made reference to the emerging LP policies in their evidence and 

were invited to comment further on housing land supply.  I have considered 
any comments received in my decision.  

Main Issue 

3. The main issue is the effect of the proposal on the character and appearance of 

the area.  

Reasons 

4. The appeal site comprises an existing residential bungalow and outbuildings.  It 

has a relatively large garden and is situated on the edge of the village, close to 
open countryside.  It occupies a prominent position on the corner of Pode Lane 

and Southfield Lane.  Residential properties are located on the opposite sides of 

both lanes.  These vary in terms of their age and design, but those on Pode 
Lane are generally detached properties, which give the area a relatively 

spacious character and appearance. 

5. The proposal is in outline for a development of up to 6 dwellings, with all 

matters reserved for later approval.  However, the appellant has submitted an 

indicative site layout plan and elevations which show a terrace of three and a 
pair of semi-detached dwellings, fronting Southfield Lane, plus a detached 

https://www.gov.uk/planning-inspectorate
https://www.gov.uk/planning-inspectorate


Appeal Decision APP/Z2505/W/18/3217623 
 

 
https://www.gov.uk/planning-inspectorate                          2 

dwelling on the site of the existing bungalow, facing Pode Lane.  The plan also 

shows parking spaces to the front, side and rear of the dwellings.  Although 

this plan is indicative, it forms part of the evidence before me. 

6. Policy 2 of the LP is an overarching policy that generally seeks (amongst other 

things) to ensure that new development is of high quality design and that it 
reflects the character and appearance of the area in which it is located.  This 

accords with paragraph 127 of the National planning Policy Framework (the 

Framework), which contains similar provisions. 

7. I consider that the principle of new housing on the site is acceptable, given its 

accessible location and relatively close proximity to local services, shops and 
community facilities.  Additional housing on the site would also make a positive 

contribution to housing stock in the Borough.  However, I have concerns as to 

whether the development, as described, can be accommodated on the land, 
whilst at the same time respecting and reflecting the character of the area.  

8. I accept that the submitted plan is indicative only and that all matters are 

reserved for further approval. I also note that both parties state that future 

numbers can be dealt with at the reserved matters stage.  However, I am not 

persuaded by this.  The description of the development is for up to 6 dwellings.  

On that basis, if the appeal was to be allowed and planning permission granted, 
the Council would be obliged to allow that number on the site, as the 

description is central to what may come forward at reserved matters stage.  It 

would not be possible to leave the number of homes to reserved matters as the 
principle would have already been determined.  

9. On the basis of the evidence submitted, I consider that the development would 

be at odds with its surroundings.  The closely spaced terraced and semi-

detached arrangement within relatively small plots, along the Southfield Lane 

frontage, would not be in keeping with the more spacious arrangement of 
nearby properties, particularly those opposite the site on Pode Lane.  The 

provision of hard surfacing and a row of car parking spaces abutting Southfield 

Lane would also have an urbanising appearance in a prominent position that 
would detract from the character of the edge of village location.  I acknowledge 

that an alternative layout may address these issues, but as I have no further 

evidence before me, I am unable to reach a different conclusion. 

10. Consequently, I consider that the appeal proposal would not respect its 

surroundings and that it would be unacceptably harmful to the character and 
appearance of the area. As such, it would conflict with the provisions of the 

Development Plan and with the Framework, as referred to above.  Whilst the 

provision of additional housing carries significant weight, this is outweighed by 

the unacceptable harm that I have identified. 

Other Matter 

11. In response to the appeal, an objection to the development has been submitted 

by a local resident expressing concern that the proposal would be detrimental 
to highway safety.  I acknowledge that the development would increase vehicle 

movements and vehicle manoeuvring close to the junction of Pode Lane and 

Southfield Lane.  However, no objections (subject to conditions) have been 
raised by the Highway Authority and in the absence of any substantive 

evidence to the contrary, I have no reason to take a different view. 

https://www.gov.uk/planning-inspectorate
https://www.gov.uk/planning-inspectorate


Appeal Decision APP/Z2505/W/18/3217623 
 

 
https://www.gov.uk/planning-inspectorate                          3 

  Conclusion 

12. For the reasons given above, it is concluded that the appeal should be 

dismissed. 

 

Ian McHugh 

INSPECTOR 
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