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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: 17 May 2019 

 

Appeal Ref: APP/Z2505/W/18/3218739 

Land to Rear of 29 Woodville Road, Boston, PE21 8AP 

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

• The appeal is made by Habitat Residential Ltd against the decision of Boston Borough 

Council. 
• The application Ref B/18/0323, dated 30 July 2018, was refused by notice dated         

19 October 2018. 
• The development proposed is the erection of 1 no. two storey dwelling with rooms in 

the roof and extended vehicular access and a new vehicular access to number            
29 Woodville Road. 

 

Decision 

1. The appeal is dismissed. 

 Procedural Matters 

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.  

3. The description of the development differs on the planning application form, 

the Council’s decision notice and the appeal form.  The custom is to use the 

description contained on the planning application, which is as stated in the 
banner heading above.  However, I note that the proposed dwelling has three 

floors and its north facing elevation appears as a three storey property.  

Main Issue 

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

the area; and the effect on the living conditions of the occupants of 

neighbouring property, with particular regard to outlook. 

Reasons 

Character and Appearance 

5. The appeal site is located on a residential street, within the built-up area of the 

town.  It is currently used for garaging and part of the rear garden space for 

numbers 27 and 29 Woodville Road (numbers 27 and 29).  Number 29 is a 
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corner plot with a frontage onto Cherry Walk.  Properties in the vicinity of the 

appeal site are laid out in a traditional manner, with front elevations facing the 

highways and private gardens at the rear of the dwellings.  The relatively long 
rear gardens of the properties situated on the corner of Woodville Road and 

Cherry Walk, provide a spacious and distinctive appearance to the streetscene.  

6. The proposal is a revised submission, following an earlier refusal of planning 

permission for two dwellings on the site (Council Reference: B/18/0082).  It 

proposes the erection of one detached dwelling fronting Cherry Walk.  Because 
of flood risk, the dwelling would comprise three floors, with garaging and 

utility/storage space on the ground floor.  Living space would be at first floor 

level with two bedrooms on the second floor.  A flat-roofed dormer would face 

onto Cherry Walk. 

7. The proposed dwelling would be set back from the footway on Cherry walk by 
approximately 5m and it would have a rear garden on its eastern side.  The 

rear wall (north elevation) would be positioned close to one side of the rear 

garden of number 25 Woodville Road (number 25).   

8. Policy 2 of the LP, which is an overarching policy, seeks (amongst other things) 

to ensure that new development reflects the character and appearance of the 

area.  The explanatory text emphasises that new development should be of 
high quality design.  Policy 3 also encourages high quality design, which would 

improve the character and quality of the area.  These policies accord with the 

provisions of paragraph 127 of the National Planning Policy Framework (the 
Framework). 

9. Although the area has no special designation, the traditional layout and pattern 

of built development is a strong characteristic and feature of the locality.  The 

position of the proposed dwelling would appear cramped and it would be at 

odds with the existing form of development, largely because of its close 
proximity to the northern boundary of the site.  Furthermore, the subdivision 

and reduction in length of the rear gardens of numbers 27 and 29 would 

appear out of character and distinctly different, when compared with the 
relatively generous garden spaces of properties in the vicinity of the site.  In 

my opinion, the proposal would appear contrived and at visually at odds with 

its immediate surroundings. 

10. Consequently, I consider that the proposal would conflict with the policies of 

the LP and with the Framework, as referred to above. 

Living Conditions 

11. The rear elevation of the proposed dwelling would be positioned close to the 

bottom section of the rear garden of number 25.  Although number 25 has a 

relatively long rear garden and the bottom section is unlikely to be used to the 
same extent as the area closer to the dwelling, I consider that the proposed 

dwelling would appear overbearing and an overly dominant feature, when 

viewed from the garden because of its positioning and its height.  In my 
opinion, this would make the garden of number 25 a less attractive place in 

which to be. 

12. Policy 3 of the LP requires all development proposals to demonstrate that it 

would ‘secure’ residential amenity.  In addition, paragraph 127 of the 
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Framework states that developments should create places with a high standard 

of amenity for existing and future users.  

13. On this issue, I consider that the proposal conflicts with the LP and with the 

Framework and the proposal would have an adverse effect on the living 

conditions of the occupants of number 25. 

Other Matter 

14. In reaching my decision, I have considered the fact that the Council states that 

it now has a five year supply of deliverable housing land.  That was not the 
case when it determined the planning application or when the appeal was 

lodged.  However, a five year supply is not a maximum and I accept that the 

development of small sites in urban areas, that are often attractive to smaller 

developers and can be built quickly, make a valuable contribution towards 
meeting local housing needs.  However, I consider that this is outweighed by 

the harm that I have identified above. 

Conclusion 

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

dismissed. 

 

Ian McHugh 

INSPECTOR 
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