
 

 

 
 

Planning Committee 
                         
 

Application Address 72 Lincoln Road, Poole, BH12 2HU 

Proposal Retrospective application for flat roof single storey rear 
extension and erection of 2 outbuildings and raised patio 
to the rear of the site. Re-roof and increase the eaves 
height of the existing bungalow. New boundary treatment 
to the rear of the site. 

Application Number APP/20/00299/F 

Applicant Mr Ward 

Agent Mr Bartlett 

Date Application Valid 19 March, 2020 

Decision Due Time 30 July, 2020 

Extension of Time date 
(if applicable) 

30 July, 2020 

Ward Newtown & Heatherlands 

Recommendation Grant permission subject to the conditions set out in the 
recommendation, which are subject to alterations / 
additions by the Head of Planning provided any alteration 
/ addition does not go to the core of the decision   
 

Reason for Referral to 
Planning Committee 

This application is brought before committee at the 
request of Cllr Ms Earl due to the size and imposing 
nature of the development and lack of boundary 
treatment to the south. 

 

Case officer 
 

Monika Kwiatkowska 
 
 

 
Description of Development 
 
 
1. Planning consent is retrospectively sought for a flat-roof single-storey rear 

extension and the erection of 2 outbuildings and a raised patio to the rear of the 
site. Also to re-roof and increase the eaves height of the existing bungalow and 
form new boundary treatment to the rear of the site. 

 
Key Issues 
 
2. The main considerations involved with this application are: 

 Impact on the character and appearance of the area 

 Impact on the neighbouring amenity 

 Impact on parking provision  
 



 

 

3. These points will be discussed below. 
 
Planning Policies 
 
4. Poole Local Plan (Adopted November 2018) 
PP01  Presumption in favour of sustainable development 
PP27  Design 
PP34  Transport strategy 
  

5. Parking and Highway Layout in Development SPD (Adopted July 2011)    

 

6. National Planning Policy Framework (NPPF) (adopted 2019) 
 
Relevant Planning Applications and Appeals 
 
2019: Planning permission was refused for a single storey rear and side extensions 
and erection of 2 outbuildings to the rear of the site. Re-roof and increase the eaves 
height of the existing bungalow. New boundary treatment to the rear of the 
site(APP/19/00962/F), on the following grounds: 
 

The proposed side extension and the outbuildings attached to it, by virtue of 
their overall footprint and height combined with their proximity to the shared 
boundary with No 70 Lincoln Road and projection along the majority of the 
length of the shared boundary, would be oppressive and unduly dominant to 
the occupants of that dwelling and therefore materially harmful to the outlook 
of the occupants of No 70 Lincoln Road, contrary to Policies PP13 and PP27 
and the provisions of the NPPF. 

 
Representations 
 
7. Letters of representation have been received from the owners/occupants of the 

adjoining properties raising the following concerns: 

 impact on privacy, daylight and sunlight of the occupants of 4 Fortescue 
Road 

 overbearing and oppressive due to the occupants of the dwellings on 
Fortescue Road due to the proximity of the outbuildings to the rear 
boundary and lack of sufficient boundary treatment to the rear 

 Impact on land stability at nos 4 and 6 Fortescue Road 

 The proposed plans are inaccurate in respect of the topography of the site 
and the adjacent area 

 
Consultations 
 
8. BCP Highway Authority – No objection  
 
Planning assessment 
 
Site and Surroundings 



 

 

 
9. The application site is occupied by a detached bungalow, situated on the south 

side of Lincoln Road, a residential road in the Parkstone area of Poole, close to 
its junction with Albert Road. 

 
10. There is a variety of scale and design along the road, with the dwellings being 

staggered in height. 
 
11. Lincoln Road varies greatly in its topography with the application site higher than 

Nos 4 and 6 Fortescue Road at the rear. The site levels drop significantly towards 
the rear.  

 
12. The site is enclosed by 1.8m fences and walls to the sides. The rear boundary 

treatment has been partially removed.  
 
Key issues  
 
13. As the majority of works on site have been started and the rear extension has 

been built, this scheme is partly retrospective. 
 
Impact on the character and appearance of the area: 
 
14. The proposal includes the re-roofing of the existing bungalow and increasing its 

eaves height.  The works associated with this part of the development have been 
completed. Whilst the resultant increase in eaves height is readily visible from the 
road, this is modest in nature and the overall increase in bulk and mass of the 
dwelling respects the character and appearance of the area, without giving the 
dwelling an unduly prominent appearance, especially towards No 74 Lincoln 
Road, which is a bungalow. 

 
15. The scheme includes the erection of a single-storey rear extension and raised 

deck. The extension, being to the rear of the property would not be visible from 
Lincoln Road. The extension, being flat roofed would represent a relatively 
modest addition to the existing dwelling and it would be proportionate to the size 
and scale of the property.  The proposed use of materials to match the existing 
dwelling would integrate the extension with the existing property, preserving the 
character and appearance of the area. The decking would not be visible from the 
public realm and would have no impact on the visual amenity of the streetscene.  

 
16. The outbuildings at the rear of the site have been already partially erected. These 

outbuildings would be sited close to the rear boundary of the site and, due to their 
siting and the topography of the area, would not be readily visible from Lincoln 
Road. 

 
17. The proposed scheme is readily visible from dwellings on Fortescue Road, due to 

the elevated siting of the application site and the current lack of any rear 
boundary enclosure. However, the scheme proposes new rear boundary 
treatment of the same height as that of No 70 Lincoln Road and this would 
adequately screen the proposed extensions from Fortescue Road.  

 



 

 

18. Furthermore, due to the omission of the previously proposed side extension 
which was considered to be harmful to the amenities of the neighbours, the 
current proposals are reduced in scale and more in keeping with the residential 
character of the area. As a result, the current scheme overcomes the previously 
raised concerns about their being overbearing in nature.  

 
Impact on neighbouring amenity: 
19. Policy PP27 of the Local Plan states that a good standard of design in all new 

development, including extensions and external alterations to existing buildings is 
required. Policy PP27 seeks to ensure that development exhibits a high standard 
of design that will complement or enhance Poole's character and local 
distinctiveness by respecting the setting and character of the site, surrounding 
area and adjoining buildings by virtue of its layout and siting, including building 
line and built site coverage; height and scale; bulk and massing, including that of 
the roof; materials and detailing; landscaping and visual impact. 

 
20. The previous scheme on this site was refused due to the materially harmful 

impact of the side extension and the outbuildings that were planned to be 
attached to it on the outlook of the occupants of 70 Lincoln Road. The overall 
footprint and height of the side extension and the outbuildings combined with 
their proximity to the shared boundary with no 70 and the unbroken projection of 
these elements along the majority of the length of that shared boundary were 
found oppressive and unduly dominant to the occupants of no. 70. The current 
proposals omit the side extension element of the scheme.  

 
21. By virtue of the relatively small increase in the eaves height, the dwelling would 

not give rise to any materially harmful loss of light or outlook to any neighbouring 
dwelling.  

 
22. Similarly, the proposed rear extension would not be materially harmful to the light 

or outlook of the occupants of 70 and 74 Lincoln Road, by virtue of its siting; flat 
roof design; and single storey height.  

 
23. The separation distance of some 35m would ensure that the increased eaves 

height and rear extension would not cause any materially harmful loss of privacy, 
light or outlook to the occupants of any dwelling on Fortescue Road. 

 
24. A raised patio is proposed adjacent to the rear extension. This would be close to 

the boundary with 74 Lincoln Road and, because of its elevated position, would 
allow direct views towards the rear garden of no 74, above the existing fence and 
also towards the rear garden of 195 Albert Road. To protect the privacy of the 
occupants of both of these dwellings, a 1.8m high privacy screen should be 
secured by condition along this side of the patio and the associated stairs 
connecting it to the garden.  

 
25. There would be two new windows in the side elevation facing 70 Lincoln Road to  

serve a bathroom and a bedroom. Both would be behind a boundary fence which 
would preserve the privacy of the neighbours.  

 



 

 

26. The proposal would also introduce two roof lights sited towards the rear of the 
dwelling.  Both would be high level and would preserve the privacy of the 
neighbours. 

 
27. The outbuildings would be some 6m from the rear boundary of the site. At 

present, due to the absence of boundary treatment, they are readily visible from 
Fortescue Road, giving rise to the perception of direct overlooking from the large 
window in the rear elevation of the outbuilding. Due to its elevated position, the 
outbuilding currently also appears dominant towards the neighbours.  

 
28. Both of these potential impacts would be mitigated by the erection of a high 

boundary treatment, of the same height as that of the rear boundary of 70 Lincoln 
Road, along the southern boundary of the site. Such a treatment is included in 
the proposals and would adequately screen the proposed development from view 
from the neighbouring gardens.  

 
29. Part of the outbuildings would be visible above the existing shared boundary 

fence between nos. 70 and 72. This would, however only be towards the rear part 
of the garden of no 70, and would not be materially harmful to the outlook of the 
occupants of this neighbouring dwelling. Furthermore, whilst the proposed 
outbuildings would be sited close to the shared boundary with No 70 Lincoln 
Road, they would nonetheless be domestic in both scale and character and 
therefore not inappropriate in such an urban setting. 

 
Impact on parking: 
30. The proposal would have no impact on the existing off-road parking spaces to the 

front of the dwelling and the existing vehicular access would be retained having 
no impact on the highway safety.  

 
Other considerations: 
31. Concerns about structural impact and land stability in the vicinity of the rear 

boundary are noted but there is no known fundamental reason why the site 
cannot accommodate the proposed development in a manner that would not lead 
to the instability of the land or of adjacent land.  

 
32. Some excavations and building works already undertaken on site do not 

correspond with or form any part of the works that are the subject of this 
application. It is also the case that, because of these works, it has not been 
possible to accurately determine original ground levels across the entire 
application site. Site visits have nevertheless allowed an accurate assessment of 
current ground levels, both within and adjacent to the application and of the scale 
nature and position of the works already undertaken and which fall outside of the 
scope of the current application.  

 
Summary 
 
33. The proposed scheme would respect the residential character of the area and the 

appearance of the existing dwelling on site 
34. The proposal is capable of preserving the residential amenities of the neighbours, 

subject to appropriate conditions 



 

 

35. The proposal would have no impact on the existing off-road parking provision on 
site and highway safety 

 
 
Planning balance 
 
36. The scheme overcomes previously raised reasons for refusal and is in 

compliance with the Local Plan, subject to appropriate conditions. It is therefore 
recommended for approval. 

 
RECOMMENDATION 
Grant permission subject to the conditions set out in the recommendation, 
which are subject to alterations / additions by the Head of Planning provided 
any alteration / addition does not go to the core of the decision   

 
1. GN150 (Time Expiry 3 Years (Standard)) 
The development to which this permission relates shall be begun not later than 
the expiration of three years beginning with the date of this permission. 
 
Reason -  
This condition is required to be imposed by the provisions of Section 91 of the 
Town and Country Planning Act 1990 and amended by Section 51(1) of the 
Planning and Compulsory Purchase Act 2004. 
 
2. AA01 (Non standard Condition) 
The materials to be used for the external finishes of the development hereby 
permitted shall be as specified on the approved plans. 
 
Reason - 
To ensure a satisfactory visual relationship of the new development and that 
existing and in accordance with Policy PP27 of the Poole Local Plan 
(November 2018). 
 
3. GN080 (Screening to Balcony) 
A 1.8m obscured privacy screens, conforming to or exceeding Pilkington 
Texture Glass Privacy Level 3, shall be erected along the eastern side of the 
finished floor level of the elevated patio (facing the gardens of Nos 74 Lincoln 
Road and 195 Albert Road) and along the full length of the stairs directly 
leading off said patio towards the rear garden of No 72 Lincoln Road, prior to 
the first occupation of the replacement dwelling hereby permitted, and these 
screens shall thereafter be permanently retained as such.  
  
Reason - 
In the interests of privacy and amenity of the neighbouring properties and in 
accordance with Policy PP27 of the Poole Local Plan (November 2018).   
 
4. OL040 (Prior Demolition) 
All elements of the building works, which do not form part of the development 
hereby permitted but have been erected on site, including the existing 
foundations of the side extension, shall be demolished before any part of the 



 

 

development hereby approved is first brought to use.   
                          
Reason - 
In the interest of transparency and to safeguard the amenity of the locality and 
in accordance with Policy PP27 of the Poole Local Plan (November 2018).  
 
5. PL01 (Plans Listing) 
The development hereby permitted shall be carried out in accordance with 
the  following approved plans:   
   
Site Plan, Drg. no: 19-LIN-015, rev. A, received 09/03/20 
Roof Plan, Drg. no: 19-LIN-014, rev. C, received 09/03/20   
Site Sections, Drg. no: 19-LIN-012, rev. C, received 09/03/20 
Proposed Floor PLans, Drg. no: 19-LIN-010, rev. B, received 09/03/20 
Ground Floor Plan, Drg. no: 19-LIN-013, rev. C, received 09/03/20 
Existing and Proposed Elevations, Drg. no: 19-LIN-011, rev. G, received 
19/06/20     
  
Reason -    
For the avoidance of doubt and in the interests of proper planning. 
 
Informative Notes 

 
1. IN72 (Working with applicants: Approval) 
In accordance with the provisions of paragraphs 38 of the NPPF the Local 
Planning Authority (LPA) takes a positive and creative approach to 
development proposals focused on solutions.  The LPA work with 
applicants/agents in a positive and proactive manner by; 
- offering a pre-application advice service, and 
- advising applicants of any issues that may arise during the consideration of 
their application and, where possible, suggesting solutions.  
 
Also: 
 
- in this case the applicant was advised of issues after the initial site visit 
- in this case the applicant was afforded an opportunity to submit amendments 
to the scheme which addressed issues that had been identified 
 
 

 
 
 
 
 
 
 


