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The key planning issues for Members to consider are set out below. Members will have to 
balance all of the planning issues and objectives when making a decision on the application, 
against policy and other material considerations.  
 
Representations Received 
 
Objections were received from 5 individual addresses; 1no. Elected Member contacted the 
Case Officer to express concerns over the adverse effect on the neighbouring property’s 
residential amenity and requesting the decision be made at Planning Committee. Details are 
provided within the consultation section of the report.  
 
Principle of Development 
 
The proposal to alter and extend a residential dwelling is acceptable in principle on the basis 
of Policy PP1: Presumption in favour of sustainable development of the Poole Local Plan 
(2018) 



   
 

 

Design Scale and Appearance 
 
The proposal would remodel the existing roof to form a more contemporary design with the 
enlargement of the existing second floor together with the addition of single  storey front, side 
and rear extensions. 
 
Impact on Residential Amenity 
 

The alterations and extensions would be of a height and design that would not lead to 
significant harm to the direct neighbours at Nos. 37 and 39, nor would it lead to harm to 
residential properties opposite the site on the northern side of Panorama Road.   
 
Transport Considerations 

 
The relocating of the existing vehicular access to a more central position will allow for visibility 
spays to be added to both sides which would improve the safety of pedestrian movements 
across the front of the site. The increased area of hardstanding within the frontage of the site 
will provide off street parking and would allow vehicles to enter and exit the site in a forward 
gear. 
 
Summary 

 
On balance of all aspects of the scheme, the proposal is considered acceptable, and is 
recommended for approval.   
 
Description of Proposal 

 
1. Planning permission is sought for a householder application to remodel comprising a 

single storey side and rear extension, and roof conversion to increase the second 
floor accommodation. 
 

Description of Site and Surroundings 

 
2. The application site comprises a two storey detached dwelling located on the south 

side of Panorama Road. It has private amenity space to the rear and a gravel driveway 
at the front of the site for off-road parking. The character of the area is a mix of both 
single and two storey residential properties of individual design, local 
shops/restaurants, and hotels.   

Relevant Planning History 

 
3. 2002 – Form dormers in front side and rear elevations to create bedroom with en-

suite bathroom in roof space (as amended by plans received 11.11.2002) 
Ref APP/02/29806/F – Approved 

 
2003 – Erect pitched roof porch at front and sloped roof conservatory at rear - Ref: 
APP/03/29806/F – Approved 

 
Constraints 
 

4. None 

Public Sector Equalities Duty & Other Relevant Duties  
 

5. In accordance with section 149 Equality Act 2010, in considering this proposal due 
regard has been had to the need to — 



   
 

 

 eliminate discrimination, harassment, victimisation and any other conduct that is 
prohibited by or under this Act; 

 advance equality of opportunity between persons who share a relevant protected 
characteristic and persons who do not share it; 

 foster good relations between persons who share a relevant protected 
characteristic and persons who do not share it. 

 
For the purposes of this application, in accordance with section 17 Crime and Disorder 
Act 1998, due regard has been had to, including the need to do all that can reasonably 
be done to prevent, (a) crime and disorder in its area (including anti-social and other 
behaviour adversely affecting the local environment); (b) the misuse of drugs, alcohol 
and other substances in its area; and (c) re-offending in its area.  
 

Consultations   

 
Environmental Health 

 
6. The Environmental Health officer commented as follows: - 

7. “The above site is in the vicinity of a site where our records indicate that underground 
fuel storage tanks were present and subsequently decommissioned. No objection to 
the application, however, to protect the future users of the above development site 
from any previously undiscovered contamination arising from the decommissioned 
tanks a suitable condition should be attached to any permission that is granted” 

BCP Highways 
 

8. The BCP Highways officer commented as follows:- 

9. “Changes to the relevant Traffic Regulation Orders. All works associated with the 
footway work, including changes to any Traffic Regulation Orders, will be at the 
applicant’s expense. A new vehicle access is proposed central to the site, which will 
require the kerbs and footway being lowered and the existing access is being closed, 
which will require the kerbs and footway being reinstated. As part of the footway works, 
the on-street parking bay markings, yellow lines and sign will need to be 
altered/repositioned, including any. 

10. By moving the access central to the site, this has allowed for visibility splays to be 
added to both sides of the access, which would be considered an improvement, 
especially given the pedestrian movements across the front of the site will be high due 
to the site being near to the beach. 

11. In addition, the hardstanding area to the front will be increased and will provide parking 
for two vehicles, as well as turning opportunities, which will allow vehicles to exit onto 
the highway in a forward gear, which would also be considered as an improvement.  

12. Therefore, Transport Policy supports the proposal, subject to conditions” 

Representations   

 
13. In addition to letters to neighbouring properties a site notice was posted outside the 

site on 21st January 2022 with an expiry date for consultation of 14
th February 2022. 

14. 9 representations; 8 objecting, 1 In support have been received summarised as 
follows: 



   
 

 

 Poole Harbour Commissioners advise they hold a covenant over the property  

 Overdevelopment 
 Out of character 

 Overbearing 

 Overlooking 

 Loss of privacy 

 Potential use of rear extension flat roof as a balcony 

 Loss of side gaps between properties 
 Risk of subsidence and damage to foundations 

 
Key Issue(s) 

 
15. The key issue(s) involved with this proposal are: 

 Impact on the character and appearance of the dwellinghouse and the street 
scene 

 Impact on neighbouring amenities and privacy 

 Parking provisions and highway safety 
 Sustainability  

 
16. These issues will be considered along with other matters relevant to this proposal 

below. 

Policy Context 
 

17. Local documents: 

Poole Local Plan (Adopted 2018) 
 
PP1 Presumption in favour of sustainable development 
PP2     Amount and broad location of development 
PP27 Design 
PP34   Transport strategy  
PP35   A safe, connected and accessible transport network 
PP37   Building sustainable homes and businesses 
 
Supplementary Planning Document 
 
Parking Standards SPD (2021) 
 
Supplementary Planning Guidance 
 
Design Code SPG 
 
18. National Planning Policy Framework (“NPPF”/” Framework”)  

Section 2 – Achieving Sustainable Development 

Paragraph 11 – 

“Plans and decisions should apply a presumption in favour of sustainable 
development. 
….. 
For decision-taking this means: 

(c)   approving development proposals that accord with an up-to-date development 
plan without delay; or  



   
 

 

(d)   where there are no relevant development plan policies, or the policies which 
are most important for determining the application are out-of-date, granting 
permission unless: 

(i)   the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or  
(ii)  any adverse impacts of doing so would significantly and demonstrably 
outweigh the benefits, when assessed against the policies of this Framework 
taken as a whole.”   

 
Planning Assessment 

 

Principle of Development 
 
19. The application site lies within the urban area. Officers have not been able to identify 

any permissions or Article 4 directions removing permitted development rights at the 
property and therefore the property enjoys the usual permitted development rights to 
extend and alter the property without the need for planning permission. The principle 

of extending the dwelling is acceptable.   

Impact on character and appearance of area 

20. The proposal involves the alteration of the hipped roof to a flat roof sloping down from 
west to east and would be clearly visible from the public realm. It is noted that this 
application is similar to recent development at 39 Panorama Road in regard to the 
scale, height and flat roof which was granted on 29th May 2019 and assessed against 
the current Poole Local Plan which was adopted in November 2018. That said, it is 
considered that this element of the current proposal is acceptable in scale, bulk and 
design when viewed in the context of its impact on the character and appearance of 
the street scene and surrounding area and therefore compliant with Policy PP27 of the 
Poole Local Plan (2018) 

21. The single storey side extension would also be visible from the public realm however, 
due to its minimal width, height and flat roof design, is not considered that it would  
have any detrimental effect on the street scene and would therefore comply with Policy 
PP27 of the Poole Local Plan (2018) 

22. The single storey rear extension would not be visible from the public realm and would 
therefore have no impact on the character and appearance of the street scene. 

Impact on neighbouring amenities  
 

23. The single storey front and side extension would be built up to the shared boundary 
with 33 Panorama Road. That said, the boundary treatment is a 1.8m close boarded 
timber fence consequently the side extension would only be slightly visible above the 
fence height. In addition, no windows are proposed in the west flank elevation. 

24. It is duly noted that a single storey side extension could be constructed under Class A 
of Town and Country Planning (General Permitted Development) (England) Order 
2015 (as amended). That said, as submitted, the current proposal would comply with 
Policy PP27 of the Poole Local Plan (2018) 

25. The single storey rear extension would replace the existing conservatory approx. 2.6m) 
and decking and have an approximate total depth of 5.6m. No windows are proposed 
in the west flank elevation facing towards 37 Panorama Road. A small area of decking 



   
 

 

is proposed with steps leading down to a lower patio area. The topography of the site 
slopes down quite considerably towards the southern rear boundary reducing the 
potential of overlooking of the private amenity space of 37 Panorama Road from the 
lower patio area. Consequently, it is considered that the degree of overlooking would 
be less than that which currently exists from the glazed conservatory and existing 
decked area. 

26. It is duly noted that a single storey rear extension with a depth of up to 8 metres in 
depth could be applied for under the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended). That said, as submitted, the 
current proposal would comply with Policy PP27 of the Poole Local Plan (2018) 

Impact on Highway Safety 

27. The relocation of the main vehicular access to a central position would allow for the 
existing access to be removed which would then allow for a far greater degree of 
visibility for vehicles both entering and leaving the site and would also increase the 
visibility and safety of pedestrians crossing the entrance to the site.  

28. The depth and width of the new driveway would allow room vehicles to manoeuvre and 
turn within the curtilage of the site. In addition, the proposed single storey side 
extension would provide a garage for additional vehicle parking together with sufficient 
space for cycle storage. 

29. The submitted plan reference No. PA01 01, in the section entitled ‘Proposed Site Plan’ 
indicates the provision of 2 x 2m visibility splays with low level planting behind low level 
boundary walls. These can be secured by condition.  

Planning Balance/Conclusion 

 
30. Planning permission is sought for the remodelling of the existing dwelling comprising 

single storey front, side and rear extensions together with alterations to the roof to 
increase the amount of second floor accommodation. 

31. Therefore, having considered the appropriate development plan policies and other 
material considerations, including the NPPF, it is considered that subject to compliance 
with the conditions attached to this permission, the development would be in 
accordance with the Development Plan when read as a whole, would not materially 
harm the character or appearance of the area or the amenities of neighbouring 
occupiers, would be acceptable in terms of impact on trees, would not result in any 
highway safety issues and would not have a detrimental impact on biodiversity, with 
enhancements and protection for the development. The Development Plan Policies 
considered in reaching this decision are set out above 

Recommendation 

GRANT permission subject to the following conditions: 

 
Conditions 

 
1. 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. The development hereby permitted shall be carried out in accordance with the 
following approved plans:   

   
Topographical Survey & Site location Plan (PA01 01) received 30/11/2021 

  Proposed Floor Plans (PA01 04) received 30/11/2021 
 Proposed Elevations (PA01 05 received 30/11/2021 
 
 Reason -    
 For the avoidance of doubt and in the interests of proper planning. 
 

3. The materials and finishes to be employed on the external faces of the development 
hereby permitted shall match in every respect those of the existing building. 

 
           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). 

 
4. Concurrently with the construction of the development hereby permitted, the first 4.5 

metres of the access crossing, measured from the near side edge of the carriageway, 
shall be laid out, constructed, hardened and surfaced, in accordance with details 
previously submitted to, and approved in writing by, the Local Planning Authority. 

 
 Reason -  

In the interests of highway safety and in accordance with Policies PP27, PP34, PP35 
and PP36 of the Poole Local Plan (November 2018).  

 
5. The development hereby permitted shall not be brought into use until the access, 

turning space, garaging, vehicle parking and cycle parking shown on the approved 
plan have been constructed, and these shall thereafter be retained and kept available 
for those purposes at all times.  

 
 Reason - 

In the interests of highway safety and in accordance with Policies PP27, PP34, PP35 
and PP36 of the Poole Local Plan (November 2018). 

 
6. Prior to the development hereby permitted being first brought into use and 

notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) (England) Order 2015 (as amended) or any order revoking and re-
enacting that order with our without modification, the land designated as visibility splay 
indicated on plan [insert details] dated [insert date] shall be excavated and all 
obstructions cleared from it to such extent as is necessary such that no part of the 
visibility splay exceeds 0.6 metres above any part of the adjacent highway and 
thereafter nothing over that height shall be permitted to remain, be placed, built, 
planted or grown on the visibility splay any time 
 

 Reason -  
In the interests of highway safety and in accordance with the approved plans and 
Policies PP34, PP35 and PP36 of the Poole Local Plan (November 2018).  
 

7. A scheme to close the existing access (which is to be made redundant) shall be 
submitted to and approved in writing with the Local Planning Authority. The scheme 
shall include provision to raise the existing lowered kerbs and reinstate the footway to 
the existing access and shall comply with the standards adopted by the Local Highway 
Authority. All works shall be completed in accordance with the approved scheme prior 
to first occupation of the new development 



   
 

 

 
  Reason 

  In the interests of highway safety and in accordance with Policies PP27, PP34, PP35 
and PP36 of the Poole Local Plan (November 2018).  

 
8.   In the event that any contamination [that has not previously been reported to the local 

planning authority as a consequence of investigations undertaken for the purposes of 
this development] is found during the implementation of the development hereby 
permitted then this shall be reported immediately to the local planning authority and 
development on the part of the site affected shall be suspended and shall not 
recommence save to the extent as is necessary for the purposes of compliance with 
this condition until a risk assessment has been carried out and submitted to and 
approved in writing by the local planning authority and either: 

 

(a)       the local planning authority has confirmed in writing that work can 

recommence without any further action; or 

(b)       (i)     detailed remediation scheme(s) in relating to that identified 

contamination which  include: 

               (A)   an appraisal of remediation options; 

               (B)   identification of the preferred option(s); 

               (C)   the proposed remediation objectives and remediation criteria; 

               (D)   a description and programme of the works to be undertaken; 

(E)   a verification plan which sets out the measures that will be undertaken to 

confirm that the approved remediation scheme has achieved its objectives and 

remediation criteria; 

have been submitted to and approved in writing by the local planning 

authority and thereafter implemented in accordance with the approved 

scheme(s) and: 

(ii)  that has been submitted to and approved in writing by the local planning 
authority a verification report which identifies the results of any associated 
verification plan(s) and demonstrates and confirms that all the objectives and 
remediation criteria of the approved remediation scheme to which it relates have 
been met. 

The assessments, schemes, plans and reports required for the purposes of this 

condition shall only be undertaken by a person whose qualifications and experience 

have been previously submitted to and approved in writing by the local planning 

authority provided that the local planning authority will not withhold consent of any 

person unless it is considered that the person is not suitably qualified or experienced 

for the carrying out of such activities.” 

  Reason 
  To ensure that the risks from land contamination to the future users of the land and 

neighbouring land are minimised, together with those to controlled waters, property 
and ecosystems, and to ensure that the development can be carried out safely without 
unacceptable risks to workers, neighbours and other offsite receptors. 

 
9.    Notwithstanding the provisions of the Town and Country Planning (General Permitted 

Development) (England) Order 2015 (as amended) and the Town and Country 



   
 

 

Planning Act 1990 or any subsequent re-enactments thereof, the flat roof area of the 
extension hereby permitted shall not be used as a balcony, roof garden or similar 
amenity area. 

 
Reason -To protect the amenity and privacy of adjoining residential properties and in 

accordance with Policy PP27 of the Poole Local Plan (November 2018). 
 
Informatives 

 
1. 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.  

 
 - in this case the application was acceptable as submitted and no modification or 
further assistance was required 

 
2. The applicant is informed that the “first” part of the 4.5 metres of the access crossing 

in any case falls within the highway and is subject to the direct jurisdiction of the local 
highway authority. The remaining proportion of the 4.5 metres is also required to be 
surfaced to ensure free and easy access to and from the highway and to ensure 
stones, mud, gravel and the like do not result in a hazard on or near the highway. New 
raised kerb work will include alteration/removal of on-street markings and any costs in 
relation to these works, including Traffic Regulations Orders, will be at the applicant’s 
expense 
 

3. As a required adjunct of this access closure, the applicant is advised that it will be 
necessary for the kerb to be raised and the footway (and verge) restored. Normally 
this work will be undertaken at the expense of the developer by the Highway Authority 
although, on occasions, there might be instances where the developer, under 
supervision, can undertake this work. 

 
4. The applicant is informed that the Local Highway Authority will require the footway and 

kerb to be lowered and reconstructed in the position(s) corresponding to the vehicular 
means of access to the site.  This requirement is imposed in order to service the means 
of access; in order to prevent danger and inconvenience to other road users and to 
pedestrians; and in order to prevent possible damage to highway surfaces.  The work 
shall conform to a specification to be provided by the Highway Authority (BCP Council), 
or it may be required to be undertaken by the Authority itself. New lowered kerb work 
will include alteration/removal of on-street parking bay markings and any costs in 
relation to these works, including Traffic Regulation Orders. All highway works will be 
required to be undertaken at the applicant's expense. With regards to such works the 
applicant should contact BCP Council and complete an online application form at: 
https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-kerbs/Apply-for-a-
dropped-kerb.aspx 
 
 

Background Documents: 

Documents uploaded to that part of the Council’s website that is publicly accessible and 
specifically relates to the application the subject of this report including all related consultation 
responses, representations and documents submitted by the applicant in respect of the 

https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-kerbs/Apply-for-a-dropped-kerb.aspx
https://www.bcpcouncil.gov.uk/Roads-and-transport/Dropped-kerbs/Apply-for-a-dropped-kerb.aspx


   
 

 

application. Notes: This excludes all documents which are considered to contain exempt 
information for the purposes of Schedule 12A Local Government Act 1972. 
  

Case Officer Report Completed:  
Officer: Diane Verona 
Date:  
 
Agreed by: 
Date: 
Comment: 
 


