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SUMMARY 
 
The purpose of this report is to advise members of the receipt of appeal decisions in respect 
of: 
 

 Location:  6a Priory Road, Fishtoft, Boston, PE21 0RA 
 
Proposal:  Erection of 1 no. detached dwelling 
 
Planning  Reference:  B/18/0267 
 
Planning Decision:  Delegated 
 
Reason(s) for Refusal:  
 
The application site includes land which provides pedestrian and vehicular access 
and associated turning facilities which serves a garage and 2 car spaces.  The 
garage and car spaces lie outside of the application site and are used and accessed 
by neighbouring residents. It is intended that the existing access and turning facilities 
which serve the garage and car spaces will be shared in part with the proposed 
dwelling. Given the close proximity between the proposed dwelling and the shared 
access and turning facilities, it is considered that the associated comings and goings 
of vehicular and pedestrian traffic to and from the garage/car spaces, coupled with 
the potential noise disturbance, glare from vehicle lights, safety of residents and 
outlook from the lounge window of the proposed dwelling will collectively undermine 
the amenity of the future residents of this proposed dwelling. The proposed 
development will therefore contravene the objectives of Local Plan policies G1 and 
H3 of the Local Plan and the objectives of the NPPF. 

 
Appeal Decision: Allowed 
 
 

B   O   S   T   O   N 
  B O R O U G H  C O U N C I L  

 

 

 



 

 
 Location:  Blue Bungalow, Pode Lane, Old Leake, Boston, PE22 9NB 

 
Proposal:  Outline application with all matters (layout, scale, appearance, access 

and landscaping) reserved for the demolition of outbuildings and the 
construction of up to 6no. dwellings. 

 
Planning  Reference:  B/17/0533 
 

Planning Decision:  Committee 
 
Reason(s) for Refusal:  
 
The proposed development would comprise, by virtue of the potential number of 
dwellings, an overdevelopment of the site, resulting in a cramped appearance 
incompatible with the spacious and character of the locality.  The development 
would result in an incongruous addition to the edge of village location.  The 
proposal would be contrary to Policies G1, G2 and H3(2) (in relation to density) of 
the Boston Borough Local Plan 1999 and paragraphs 122 and 127 of the National 
Planning Policy Framework 2018. 

 
Appeal Decision: Dismissed 
 
 
 

 Location:  Land to rear of 29 Woodville Road, Boston, PE21 8AP 
 

Proposal:  Proposed erection of 1 no. two and a half storey dwelling, extended 
vehicular access and a new vehicular access 

 
Planning  Reference:  B/18/0323 

 
Planning Decision:  Committee 

 
Reason(s) for Refusal:  
 
The proposed dwelling, having regard to its position in relation to neighbouring 
dwellings and respective boundaries coupled with its height and design, will be out 
of character with the overall pattern of development in the area and will appear 
dominant, awkward and visually intrusive to the amenity of the neighbouring 
occupiers and will substantially harm the character of the area. Consequently the 
proposed development will therefore contravene the objectives of Boston Borough 
Local Plan 1999 Policies G1, H2 and H3, the National Planning Policy Framework 
(2018) and Policy 2 of the South East Lincolnshire Local Plan 2011-2036. 

 
Appeal Decision: Dismissed 
 
 
 
 
 
 
 



 

 
 Location:  Land adjacent to Lloyds Farm, Old Main Road, Fosdyke, PE20 2DB 

 
Proposal:  Outline application for the erection of up to 10 residential dwellings, with 

all matters reserved 
 

Planning  Reference:  B/18/0228 
 
Planning Decision:  Committee 
 

Reason(s) for Refusal:  
 
The application site is located approximately 120m from the settlement boundary, 
outside the village envelope of Fosdyke as defined in the Local Plan and within an 
area defined as 'countryside'. This development will extend the built up area of the 
village to the south creating an awkward and alien encroachment within this flat, 
rural landscape. The development would also consolidate the surrounding urban 
environment and the resultant effect would substantially erode the character and 
appearance of the countryside and open rural landscape. This scheme will 
therefore promote an unsustainable pattern of development in this area and any 
benefits the development may provide relating to the supply of housing in the area 
would be significantly and demonstrably outweighed by its adverse effects. The 
application is therefore contrary to the objectives of Local Plan Policies C01, G1 
and G2 and the environmental dimension of sustainable development as contained 
within  the National Planning Policy Framework (2018). 

 
Appeal Decision: Dismissed 

 
 

 Location:  Rear of land adjacent to 89, Woodville Road, Boston, PE21 8BB 
 

Proposal:  Erection of detached two storey dwelling 
 
Planning  Reference:  B/18/0052 
 
Planning Decision:  Committee 
 
Reason(s) for Refusal:  
 
The proposed development, having regard to the size of the application site 
coupled with the modern design of the proposed house will appear out of character 
with the overall pattern of development in the area and will be out of keeping with 
the designs and forms of other properties in the vicinity of the site.  The proposed 
development will appear alien and visually intrusive, will lead to a car dominated 
environment and will cause substantial harm to the amenity of neighbouring 
residents. The development will therefore contravene the objectives of Local Plan 
policies G1, H2 and H3. 
 
Appeal Decision: Dismissed 

 
 
 
 



 

 
 Location:  Bramley House, Wainfleet Road, Boston, PE21 9RW 

 
Proposal:  Erection of detached 1.5 storey annexe and garage, following 
demolition of existing outbuildings 
 
Planning  Reference:  B/18/0291 
 
Planning Decision:  Delegated 
 
Reason(s) for Refusal:  
 
Following demolition of the existing single storey building the proposed annex 
would see the introduction of a two storey building that would have a ridge height 
of 7 metres and a footprint of 14.8 metres by 5.6 metres. The accommodation 
includes a double garage, bin store and garden store at ground floor level and a 
fitted kitchen, a lounge/diner, bathroom and two double bedrooms (one with en-
suite) on the first floor. Other features such as a large first floor balcony area and 
chimney give the appearance of an independent dwelling and the submitted 
scheme appears to demonstrate that there is no obvious connection that would 
suggest that future occupiers of the annex would use some of the facilities within 
the main dwellinghouse to meet their everyday needs. 
 
The level of accommodation offered and the overall size of this two storey building, 
along with the total independence that users of the annex would have from the 
host property, concludes that the proposal is tantamount to an independent 
dwelling rather than annex accommodation and as such the level of impact to 
neighbour’s amenity, and the conflict between the amenity of future occupiers of 
the perceived dwelling and the host property cannot be properly assessed.   
 
The proposal would therefore be at conflict with Adopted Plan Policy G1, Policy 2 
(Development Management) of the emerging South East Lincolnshire Local Plan 
(SELLP) 2011-2036 and the intentions of the National Planning Policy Framework 
(2018). 
 
Appeal Decision: Dismissed 

 
 

 Location:  The Grange,114 Church Green Road, Fishtoft, Boston, PE21 0QY 
 

Proposal:  Outline Application with some matters (appearance, landscaping and 
scale) reserved for a proposed development of 6 no. dwellings including details of 
access and layout 
 
Planning  Reference:  B/18/0075 
 
Planning Decision:  Delegated 

 
Reason(s) for Refusal:  

 
The application site is within an unsustainable countryside location, outside the 
defined settlement limits of Fishtoft and Boston in an area where the NPPF (2012) 
indicates that, inter alia,  new isolated homes in the countryside should be avoided 



 

unless there are special circumstances such as the essential need for a rural 
worker to live permanently at or near their place of work in the countryside. No 
such evidence has been submitted with this application. The special 
circumstances set out at paragraph 55 of the National Planning Policy Framework 
(2012) to justify new dwellings in the countryside have therefore not been met. The 
development would result in an alien and incongruous addition to three existing 
properties which were constructed to serve agriculture, giving the appearance of 
consolidating existing buildings along Church Green Road which would create a 
suburban appearance to the locality and will have a substantial adverse impact on 
the countryside and the surrounding environment. Furthermore the approval of this 
application would set a precedent for the submission of similar 'infill' countryside 
sites both along Church Green Road and elsewhere within the district which this 
Council would find difficult to resist; the resultant effect would undermine the 
character of the countryside and further erode countryside protection policies. The 
application is therefore contrary to the objectives of Local Plan policy G1 and the 
sustainability objectives of the National Planning Policy Framework (2012). 

 
Appeal Decision: Allowed 

 
 

 Location:  Old Leake Caravan Park, Shaw Lane, Old Leake, Boston, PE22 9LQ  
 

Proposal:  Remove condition 3 of B/16/0606/86 without complying with a 
condition attached to planning permission B/15/0017 
 
Planning  Reference:  B/18/0136 
 
Planning Decision:  Committee (recommended approval) 
 
Reason(s) for Refusal:  
 
The development substantially harms the amenities of the general character of 
the area because of the nature of the occupation of the caravans from tourists to 
agricultural workers.  The proposal is therefore contrary to Policy G1 of Boston 
Borough Local Plan 1999. 
 
Appeal Decision: Allowed 

 
    

 

 
RECOMMENDATION 
 
The Committee are asked to note this report. 
 

 

 
REASONS FOR RECOMMENDATION 
 
To address the Service Plan 2019/20. 
  

  



 

1.0 INTRODUCTION 
 
1.1 It is established practice that all appeal decisions are reported to Planning Committee as 

part of performance monitoring and to consider if any particular decisions raise issues 
which might influence practice or future decision making.  
 

1.2 All applicants have a right of appeal against the decision of the planning authority, over a 
refusal, an approval with conditions (if the conditions are unacceptable to the applicant) 
and in cases of ‘non-determination’ where the authority has not issued a decision within 
the prescribed 8 or 13-week period without an agreed ‘extension of time’. The right of 
appeal applies to all categories and types of applications – including Enforcement and 
other Notices where there are defined categories or grounds of appeal which an 
appellant has to follow. 

 
2.0 APPEAL DECISIONS  
 
 6a Priory Road, Fishtoft, Boston, PE21 0RA 
 
2.1 The main consideration was whether the occupants of the proposed dwelling would have 

an acceptable standard of amenity, with particular regard to noise and disturbance from 
vehicles.   
 

2.2 The site is within a predominantly residential area and comprises land used for vehicular 
access, garaging and parking for some residents within Priory Road.  The Inspector’s 
consideration was therefore whether the manoeuvring, associated noise and 
disturbance, including headlights from vehicles using the retained garages, as well as 
the outlook to this area would be poor. 
 

2.3 In relation to outlook, the Inspector considered a reasonable amount of space would be 
provided around the dwelling and windows.  The main living, dining and kitchen area 
would have windows overlooking the sides and rear of the dwelling.  As such, it was not 
considered the outlook would be unacceptably harmful. 
 

2.4 In terms of noise and disturbance, the number and intensity of vehicle movements was 
considered unlikely to be high and for this reason, the amenity of future users was 
unlikely to be unacceptable.  The appeal was therefore allowed.   
 
Blue Bungalow, Pode Lane, Old Leake, Boston, PE22 9NB 
 

2.5 The Inspector considered the principle of housing on the site was acceptable.  The main 
consideration was therefore the effect of the proposal on the character and appearance 
of the area. 
 

2.6 The Inspector had concerns regarding whether the development could be 
accommodated on site.  The description was for up to 6 dwellings and if the appeal was 
allowed, this number of dwellings would be obliged to be permitted, if submitted at 
reserved matters stage.  On the basis of the evidence submitted with the application, it 
was considered the development would be at odds with the surrounding area, create an 
urbanising appearance in a village location.  Whilst the plans submitted were indicative, 
no further evidence had been presented to enable a different conclusion to be reached.  
It was therefore concluded the development would not respect its surroundings and 
would be harmful to the character and appearance of the area.   The appeal was 
therefore dismissed. 



 

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

2.7 Two main issues were considered, by the Inspector, to exist with this development – the 
effect of the proposal on the character and appearance of the area and the effect on the 
living conditions of occupants of the neighbouring property, with particular regard to 
outlook. 
 

2.8 Character and appearance of the area – the Inspector considered that whilst 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 development would 
appear cramped and at odds with surrounding development because of the close 
proximity to the northern boundary.  The subdivision and reduction in length of gardens 
to numbers 27 and 29 Woodville Road would appear out of character when compared to 
other gardens in the vicinity. 
 

2.9 Living Conditions – The location of the dwelling would be close to the rear boundary of 
number 25.  The Inspector considered the proposed dwelling would appear an 
overbearing and overly dominant feature upon this garden and make its use less 
attractive.  As such, the development would have a detrimental effect on living conditions 
of occupiers of number 25.  The proposal was therefore dismissed. 
 
Land adjacent to Lloyds Farm, Old Main Road, Fosdyke, PE20 2DB 
 

2.10 The Inspector considered the main issues to be the effect of the proposal on the 
character and appearance of the countryside and whether the site is a suitable location 
for residential development.   
 

2.11 Whether an acceptable location for residential development – the site is outside of 
Fosdyke settlement boundary as defined within the South East Lincolnshire Local Plan 
2011-2036 (SELLP).  The Council has a 5 year supply of deliverable housing land and 
this together with the recent adoption of the plan went against the proposal.  Reference 
was made by the appellant to recent decisions, both by BBC and South Holland District 
Council.  However, the Inspector identified that this was prior to the adoption of the 
SELLP.  The proposal was viewed to be in conflict with Policy 1 and as such would not 
be a suitable location for housing. 
 

2.12 Character and Appearance – the site is an open field, separated from the adjoining land 
by a tree belt.  The proposal for up to 10 dwellings would, although indicative, provide 2 
storey dwellings with associated urbanising features such as hard surfaces, parking 
areas and domestic paraphernalia within gardens.  This would erode the openness and 
encroach into the countryside and would therefore be contrary to Policy 2 of the SELLP.   
The appeal was therefore dismissed. 
 
Rear of land adjacent to 89, Woodville Road, Boston, PE21 8BB 
 

2.13 The Inspector considered the main issues to be the effect of the development on the 
character and appearance of the area an on the living conditions of the occupiers of the 
neighbouring dwellings with particular regard to outlook. 
  

2.14 Character and Appearance – the Inspector reports the surrounding area has a mixture of 
housing in terms of height and therefore the height of the proposed dwelling (lower than 
those on the northern side of Ivy Close) was a determinative factor.  However, the need 



 

to provide raised floor levels, the provision of dormer windows and low overall height of 
the dwelling results in a ‘squat’ building severely out of character with the prevailing 
development in the area.   
 

2.15 In relation to the provision of parking to the frontage, the Inspector considered this would 
not be harmful due to not having significant change compared to the existing situation. 
 

2.16 Living Conditions – the dwelling would be sited 7.59 metres from the rear elevation of 
no. 89, which contains habitable rooms.  Due to the raised floor levels, notwithstanding 
the fence to the boundary, flat 4 would be dominated by the side elevation of the 
proposed dwellings.  As such the outlook for existing occupiers would be poor.  Flat 3 
and other dwellings within the locality would not be adversely affected such that 
permission should be withheld.  The appeal was dismissed. 
 
Bramley House, Wainfleet Road, Boston, PE21 9RW 
 

2.17 The Inspector considered the main issues to be the effect of the development on the 
living conditions of existing and future occupiers having regard to the size, siting and 
design of the development. 
 

2.18 The building was proposed to be sited to the rear of the garden set away from the 
dwellinghouse with no physical link to the host dwelling.  All facilities required for the 
building to be occupied as an independent dwelling would be provided.  With features, 
such as balcony and chimney this would further give the proposal the appearance of an 
independent unit.  Additionally, with a second point of access between Jura and 
Romney, an independent access would give greater degree of separation from the host 
dwelling. 
 

2.19 As a consequence the accommodation would go beyond what could be considered as 
basic ancillary accommodation.  The imposition of a condition to limit the use of the 
annex to purposes ancillary to the occupation of the main dwelling would not control the 
ownership or the sharing of services. It would be difficult to monitor or enforce in the long 
term and thus the appeal was dismissed.   
 
The Grange, 114 Church Green Road, Fishtoft, Boston, PE21 0QY 
 

2.20 The Inspector considered the main issues to be whether the site is acceptable for new 
residential development together with its effect on the character and appearance of the 
area.  
 

2.21 New Residential Development – the Inspector considered the site would boost housing 
supply in accordance with paragraph 59 of the NPPF, notwithstanding the Council 
having a 5-year housing land supply and would provide wider benefits.  It was 
considered the development comprised sustainable development meeting the objectives 
of providing for social, environmental and economic matters in providing housing, 
creating employment and spending by future occupiers of spending in the locality.   
 

2.22 Character and Appearance - The proposed layout would reflect the agricultural/rural 
character of the area and reflect the principles of good design and be sited upon 
previously developed land.  Overall, the development of previously developed land, 
enhancement of the appearance of the area and provision of housing were considered 
sufficient to allow the appeal. 
 



 

Old Leake Caravan Park, Shaw Lane, Old Leake, Boston, PE22 9LQ 
 

2.23 The Inspector considered there were two main issues with the appeal.  Firstly, the effect 
of the proposed development on the character and appearance of the area; and 
secondly, the effect of the proposed development on the living conditions of 
neighbouring occupiers with particular regard to noise and disturbance. 
 

2.24 Character and Appearance – The Inspector considered the vehicles associated with the 
use by agricultural workers were more likely to be vans, mini-buses or similar.  However, 
these would not have a substantial effect on the character and appearance of the area 
compared to family-type cars, trailers and caravans used by tourists.  The activity of 
agricultural workers would likely be different to tourists in terms of timing of occupation, 
with early pick-ups and late drop-offs.  However, there was little evidence to suggest the 
frequency to and from the site would be greater, to such an extent, that the character 
and appearance of the countryside would be adversely affected.   
 

2.25 Tourists could stay up to 3-months and may be likely to require similar domestic 
paraphernalia as seasonal worker.  Additionally, there was no evidence before the 
Inspector to support increased litter from agricultural workers compared to tourists.  As a 
result, the proposed development would not harm the character and appearance of the 
area and thus complied with Policy 2 of the South East Lincolnshire Local Plan 2011-
2036.   
 

2.26 Living Conditions – It was advanced the occupation of the caravans by agricultural 
workers would be in conflict with the aspirations of tourists, who would seek peace and 
tranquillity.  The Inspector concluded there was no evidence to support this argument, 
and given the amount of time spent away working, it would be unlikely that their activities 
by agricultural workers whilst on site would likely result in higher levels of noise and 
disturbance.  The living conditions of neighbouring properties would not be harmed by 
the development.  The appeal was therefore allowed.   
 

3.0 CONCLUSION  

3.1 The Council has received 9 decisions from 1st April 2019 to 1st July 2019, of which 4 
were allowed and 5 were dismissed.    

3.2 The Ministry of Housing, Communities and Local Government (MHCLG) monitors 
authorities in relation to the number of major and non-major applications overturned (i.e. 
allowed) at appeal.  The threshold is for fewer than 20% of all major applications 
determined overturned at appeal over a rolling two-year period (i.e. the total number of 
major decisions divided by the total number overturned).  For authorities who exceed 
this target, they will be classed as ‘poorly performing’ and applications for major 
developments may be made by developers directly to the Planning Inspectorate.  

3.3 MHCLG also monitor the threshold for quality of decisions for non-major 
applications, the threshold for which is 10%.  Like the major threshold this is the total 
number of non-major applications overturned at appeal compared to the total number of 
non-major decisions made.   

 

 



 

3.3 The following tables set out the Councils position in relation to the rolling two year 
period. In this case between 1st July 2017 to 1st July 2019: 

 

2 year - Appeals performance - 
Majors 

  
2 year - Appeals performance -   
Non-Major 

Total number 
of decisions 

83   
Total number 
of decisions 

778 

Total number 
of Appeals 

4   
Total number 
of Appeals 

23 

Dismissed  2   Dismissed  12 

Allowed 2   Allowed 10 

Withdrawn 0   Withdrawn 1 

% indicator 
(majors 
allowed / 
total number 
of decisions) 

2.4%   

% indicator 
(non-majors 
allowed / total 
number of 
decisions) 

1.3% 

 

3.4 Given the aforementioned performance, the Council is therefore significantly within 
government’s target and not at risk of being classed as poorly performing. 

 

FINANCIAL IMPLICATIONS 
 
None 
 

 

LEGAL IMPLICATIONS 
None 
 

 

ANY OTHER IMPLICATIONS 
None 

 
CONSULTATION   None undertaken 
 

APPENDICES 
 
Inspectors decision notices for the Appeals identified  

 
  



 

 

BACKGROUND PAPERS 
 
Background papers used in the production of this report are listed below: - 

Document title 
 
Appeal file and application file –  
 
B/18/0267 – 
6a Priory Road, Fishtoft, Boston, PE21 ORA 
 
B/17/0533 -  
Blue Bungalow, Pode Lane, Old Leake, Boston, 
PE22 9NB 
 
B/18/0323 -  
Land to rear of 29 Woodville Road, Boston, 
PE21 8AP 
 
B/18/0228 – 
Land adjacent to Lloyds Farm, Old Main Road, 
Fosdyke, PE20 2DB 
 
B/18/0052 –  
Rear of land adjacent to 89 Woodville Road, 
Boston, PE21 8BB 
 
B/18/0291 – 
Bramley House, Wainfleet Road, Boston, PE21 
9RW 
 
B/18/0075 –  
The Grange, 114 Church Green Road, Fishtoft, 
Boston, PE21 0QY 
 
B/18/0136 – Old Leake Caravan Park, Shaw 
Lane, Old Leake, Boston, PE22 9LQ 
 

Where the document can be viewed 
 
 
All application documents are available 
via the Councils website using the 
relevant details. 

 


