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1. Introduction and Background 

1.1 This document has been prepared by Nash Partnership for South Gloucestershire Council (SGC) in relation to the preparation of a Supplementary 

Planning Document (SPD) for Annexes and Outbuildings.   

 The Brief 

1.2 SGC has commissioned the preparation of an SPD in the light of potentially changing housing requirements. These have arisen from the ongoing 
COVID-19 pandemic and existing longer-term societal trends towards more home-working and housing being required to accommodate multiple 
generations. In the case of the latter, this includes the provision of an alternative to residential social care, but could also include younger generations, 

who are living with their parents longer due to housing affordability challenges.   

1.3 The adaptability of housing takes on added importance in the light of climate change, ensuring it will have a longer life span, and be more resilient and 
flexible, as it adapts to the changing needs of households over time.   

1.4 The main requirements likely to arise out of these trends are: 

▪ The creation of additional work spaces in the curtilage of their homes. 

▪ An increase in demand for housing that can support – in terms of space and facilities – multiple generations, potentially including either or both 

younger and / or older generations than the main homeowner.   

1.5 This potentially necessitates converting or installing annexes or outbuildings such as detached garages, log cabin or modular type structures. In the 
case of housing, this can necessitate the creation of separate accommodation but with an element of functional connection with the main house. This 
could balance a degree of independence with on-site, family-based support. The latter also has a bearing on social care packages funded by the 

Council.   

1.6 The Council has commissioned the SPD to ensure that the Council’s policy and guidance provides up-to-date, clear and helpful advice for those people 
considering undertaking this form of development.  As a supplementary planning document, it is limited to providing further guidance on existing policy.  

It also needs to be prepared in accordance with the following: 

▪ Regulations 11 to 16 of the 2012 Town and Country Planning (Local Planning) (England)  

▪ Regulations 2012, the NPPG Paragraph: 008 Reference ID: 61-008-20190315  

▪ The timetable as to be set out in the council’s Local Plan Delivery Program (Local Development Scheme as referred to in the NPPF).   

▪ The Council’s adopted Core Strategy design policy CS1 and its Policies, Sites and Places Development Plan (PSP) Policy 38 - Development within 

existing residential curtilages, including extensions and new dwellings and  

▪ Other local plan policies as appropriate and necessary   

1.7 The research undertaken in preparing the SPD will also be used to inform recommendations on the drafting of new policy, for the new Local Plan.     
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 Research Stage Requirements 

1.8 The research stage of the project was required to do the following: 

▪ Undertake a benchmarking exercise to identify recently prepared examples of this type of SPD and analyse their strengths and weaknesses/ good 

practice. 

▪ Review relevant planning applications and appeal decisions determined over the last 3 years and analyse for key patterns, trends, occurrences 

▪ Liaise with the following: 

 Head of Development Management, Principal Planning Officer and relevant case officers to assess application case management and any key 

points to reflect back into the SPD drafting. 

 Climate Change Team and Planning Policy Team regarding the contribute to the Council’s work on the Climate Emergency by introducing and 

promoting low carbon, energy efficient, renewably powered, climate resilient opportunities as part of development proposals. 

 Chair of DM committee /members of DM committee on members views on relevant planning applications and any key points to reflect back into 

the SPD drafting. 

 Adult Social Services Department Partnerships and Commissioning Team on the impacts on funding home care costs when considering building 

a self-contained residential annex. 

1.9 This research report (a supporting background technical paper) is designed to capture the outcomes of this process. In accordance with our bid 
proposal and subsequent discussions, the liaison with the above took the form of a series of ‘validation workshops’.   

1.10 The report comprises the following: 

▪ Section 2: Explains our methodology for undertaking the required research. 

▪ Section 3: Explains the research findings. 

▪ Section 4: Explains both the process and feedback of the validation workshops. 

▪ Section 5: Provides some recommendations for the SPD, arising from the above.  

▪ Section 6: Provides a general summary and some conclusions.    
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2. Methodology  

2.1 This research was carried out over several days during December 2020. Local Authority planning application and appeal search functions, and Land 
Enhance (a platform allowing map-based searches for planning applications and appeals) were used to find examples of relevant applications and 
appeals – those pertaining to the development of annexes and outbuildings. 

2.2 Examples were gathered from within South Gloucestershire, looking further afield to the West of England, and also UK-wide. Within each locality are 
proposals for annexes and outbuildings within settlements, outside settlements, within the Green Belt, and in conservation areas. A minimum of ten 
examples have been included from each region, with approximately half of these being approved applications and the other half refused. The mix of 
application types covered by the research is designed to reflect the different circumstances of those wanting to develop an annex or outbuilding in 

South Gloucestershire.  

2.3 The breakdown of applications and appeals included in the research is detailed in Table 2.1. Thirty-three cases have been looked at in total. The 
complete table of research findings can be found in Appendix 1.  

 

Location / Decision 

No. of cases 

included in 

research 

Approved applications / allowed appeals 19 

Refused applications / dismissed appeals 14 

TOTAL 33 

Within settlement 14 

Outside settlement 7 

Green belt 6 

Conservation area 6 

TOTAL 33 

Table 2.1: Overview of applications and appeals included in research   
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2.4 These examples provide insight into the requirements of applicants (what do applicants want from their annex or outbuilding?) alongside the policy-led 
decisions of a Local Planning Authority (does the proposal adhere to policy?) in a variety of locations, and of various scales, designs and uses. These 
requirements were gauged through information in publicly available submitted documents and drawings, and Case Officer Decision Reports, and are 

described in detail below in Section 3.  

2.5 This then allowed for the comparison and analysis of a broad range of applications, with the aim of determining trends and patterns in the type of 
proposal and the reason for its refusal or approval.  

2.6 In addition to this, to further inform the research, existing guidance on the topic was studied. This consisted of SPDs prepared by other Local 
Authorities, on the topic of annexes and outbuildings explicitly, as well as relevant sections of broader documents such as residential design guides.  

2.7 The findings of this analysis provide the basis for the advice given in the SPD. These findings are detailed in Section 3.  
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3. Research Findings  

3.1 The findings of this research can be divided into three categories:  

Demand: Understanding what people are applying for  
This was established through the analysis of applications and appeals. 

 

Decisions: Understanding trends arising from planning decisions – ‘what good looks like’ 

This was established through the analysis of decisions of approved/ allowed and refused/ dismissed applications and appeals.  

 

Best practice: Reviewing existing guidance – learning from elsewhere 

This was established through the study of existing SPDs from around the country.  

3.2 The annexes and outbuildings covered in the aforementioned applications and appeals have been analysed in terms of four characteristics: 

▪ Size (e.g. square meters, number of storeys) 

▪ Facilities (e.g. number of bedrooms, parking provision, outdoor space)  

▪ Construction/ appearance (e.g. materials, location of windows, roof pitch) 

▪ Spatial relationships (with the main dwelling, with neighbouring properties, and with the street scene)  

Demand: understanding what people are applying for  

3.3 As per the above categories, the findings for what people want from an annex or outbuilding, and thus what they are applying for, is as follows. It is 
important to note that these are broad trends, to which there will be exceptions, variations and additions. 

▪ Size: 

 1-2 beds 

 New-builds usually no more than 1 storey, 1 or 2 storey extensions 

 Space most commonly required for carers for elderly relatives, or for elderly relatives to move in with family but with element of independence  
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▪ Facilities: 

 Shared garden/outdoor space and parking 

 Own front door but shared access from street 

 Open-plan kitchen/living/dining area most common for residential annexes 

▪ Construction/ appearance: 

 Timber structures popular in suburban/rural gardens 

 Conversion and extension of garages also popular but more problematic e.g. subservience or loss of parking 

 Low level of ambition in terms of sustainability 

▪ Spatial relationships: 

 Maintain a level of independence from main dwelling but with easy access 

 New-build at side or rear of main dwelling 

 Larger annexes often desired but considered not subservient to main dwelling 

 Intended use/occupants specified in planning application 

3.4 One overarching pattern that did become evident, was that all the annexes and outbuildings studied fall into one of three development types. These are:  

1. Extension 

 

2. Outbuilding: conversion/ extension 

 

3. Annex/ outbuilding: new build 
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Decisions: understanding trends arising from planning decisions – what good looks like 

3.5 When looked at in the context of an application having been approved or refused, and its location (within settlement, outside settlement, in the Green 
Belt, or conservation area), trends and patterns emerge as to what is, or is not, acceptable in terms of size, facilities, appearance, and spatial 

relationships.  

3.6 The trends and patterns emerging for the development of successful, appropriate and high-quality annexes and outbuildings across all localities, are:  

▪ Size: 

 Subservience in scale to the main dwelling 
 Leave adequate amenity space for occupants of both annex and main dwelling 
 Not be of a scale that could constitute a new independent dwelling 
 Comfortable internal environment for living and/or working  

▪ Facilities: 

 Share vehicular access, address and garden 
 Use existing parking and maintain adequate levels of parking (as per LPA’s parking standards) 
 Flexibility and accessibility of spaces 

▪ Construction/ appearance: 

 Attached annex should share the same visual characteristics (materials, roof pitch etc.)  
 Timber-clad structures are appropriate for annexes or outbuildings in a garden setting  
 Not be visually dominant  
 Consider height, siting and positioning of windows and doors 

▪ Spatial relationships: 

 Have an element of functional connection to the main dwelling 
 Be within the residential curtilage of a main dwelling house  
 Have no detrimental impact on neighbouring amenity 
 New-build should be set back from site boundary and not forward of building line 
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3.7 As well as the general principles emerging which apply to all applications, it became clear that there are additional considerations for annexes and 

outbuildings depending on where they are located.  

▪ Specific to proposals within settlements:  

 Should not impact on-street parking  
 New-build with clear subservience to the main dwelling may be more acceptable than the conversion (and extension) of existing outbuildings 

▪ Specific to proposals outside a settlement/ in a rural area: 

 Should have no detrimental impact on ecology or biodiversity  
 Design should reinforce qualities of place  

▪ Specific to proposals in the Green Belt: 

 Should not impact openness  
 Views onto annex/outbuilding screened as much as possible  
 Moderate extensions to existing dwellings, or the conversion of existing outbuildings, is most appropriate 

▪ Specific to proposals in a Conservation Area: 

 Design should be in-keeping with main dwelling and character of the conservation area  
 Original features retained where possible  
 Should respect listed buildings and structures 
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Best practice: reviewing existing guidance – learning from elsewhere 

3.8 Few Local Authorities appear to have an SPD dedicated to the topic of annexes and outbuildings. More commonly found is the inclusion of a section on 
annexes and outbuildings within a broader ‘Residential Extensions and Householder Planning’ SPD (or similar). This benchmarking exercise analyses 

both types of document.   

3.9 Table 3.1 details the content, strengths, weaknesses and learnings from existing Local Planning Authority documentation on annexes and outbuildings. 
It will help inform the content and format of this SPD, in the context of the adopted South Gloucestershire Local Plan policy 
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Document 

Title 
LPA 

Content 

Strengths Weaknesses Key Learnings 
Form & 

Scale 

Windows, 

Doors, 

Materials 

Building 

Line 

Boundary 

Treatment 
Gardens 

Neighbour-

ing Amenity 

House 
Extensions 
and Domestic 
Outbuildings 
SPD (Jan 
2020) 

Cheshire 
West and 
Chester 

Not increase 
size of 
original 
dwelling by 
more than 
30% 

Roofs of 
extensions 
should 
match those 
of existing 
building 

Side 
extensions 
set back  

Single storey 
side 
extension 
should be 2m 
from 
boundary 

Rear garden 
should remain 
at least equal 
to ground 
floor footprint 
of dwelling 

Light, 
privacy, 
outlook.  
Minimum 
distances 
between 
windows of 
habitable 
rooms 

Simple and 
effective 
diagrams – 
tick/ cross 
 
Gives general 
principles 
before going 
into detail on 
specific 
development 
types 
 
Glossary of 
terms 

Very 
prescriptive in 
rules on 
sizes, 
distances, 
angles etc.  
 

Start by establishing 
need for planning 
permission and general 
principles 
 

Residential 
Extensions 
and 
Householder 
Development 
SPD (July 
2018) 

East Hants 
 

Subservienc
e to host 
dwelling. 
 
To rear of 
main 
dwelling 

Positioning 
should not 
result in 
overlooking 

Outbuildings 
should 
respect 
established 
building line, 
set back from 
main dwelling 

Removal of 
traditional or 
substantial 
unacceptable, 
should be 
designed to 
respect 
surroundings 

Sufficient 
space for 
parking and 
amenity 
space must 
remain 

Must not 
cause 
unacceptabl
e 
overshadowi
ng or 
overbearing, 
45 degree 
rule applies 

Each section 
ends with ‘key 
points for 
general advice’ 
bullet points.  
 
Clear ‘yes’ and 
‘no’ diagrams 

Diagrams not 
consistent in 
style  

Also structured with 
general advice then 
specific advice for side/ 
rear extension, annex, 
outbuilding.  
 
Makes clear need for 
functional relationship/ 
ancillary use between 
annex and main 
dwelling 

Residential 
Annexes SPD 
(Feb 2020) 

Peak 
District 
 

Detailed 
explanation 
of 
ancillary/inci
dental. 
 
Subordinate 
in scale to 
main 
dwelling 
house 

N/A 
Explanation 
of residential 
curtilage 

No boundary 
or garden 
demarcation 
between 
annex and 
main dwelling 

No 
demarcation 
or subdivision 
of garden 
between 
annex and 
main dwelling 

Sited so as 
not to have 
detrimental 
impact 

Clear checklist 
for what  
ancillary 
residential 
accommoda-
tion is. 
 
Simple and 
effective 
diagrams 

Text heavy. 
 
Focuses on 
policy, what 
requires 
planning 
permission, 
and legalities 
of ancillary 
accommodati
on 

Already requires good 
level of planning 
knowledge. 
 
LPA has detailed policy 
on ancillary dwellings 
and outbuildings 
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Residential 
Extensions 
and 
Alterations 
SPD (2011) 

Havering 
 

Annex must 
be 
proportion-
ate in scale 
such that it 
can be used 
as part of 
main 
dwelling 
once 
dependency 
has ceased 

N/A 

Unobtrusively 
located to 
side or rear of 
existing 
dwelling 

N/A 

Mentions loss 
of gardens 

and impact on 
biodiversity 
and run-off 

Outbuildings 
should not 
cause loss 
of light or 
adversely 
affect living 
conditions 

Specific advice 
for different 
housing 
typologies. 
 
Clear definition 
for incidental 
outbuilding – 
not separate 
accommoda-
tion  

Lack of 
diagrams for 
annex/ 
outbuilding 
sections 

Separate section on 
climate change and 
sustainability.  
 
Definitive style – this is 
ok, this is not 

Residential 
Annexes - 
detailed 
advice for 
planning 
professionals 

North 
Somerset 
 

N/A N/A N/A N/A N/A N/A 

Short, easy to 
read 
document. 
 
Gives a 6 point 
checklist for 
‘what the 
council 
expects an 
annex to be/ 
do’ 

Doesn’t cover 
design 
requirements/ 
advice 

Short can be effective. 
 
Key points to cover: 
what type of annex/ 
outbuilding needs 
planning permission; 
broadly what will get 
permission; statement 
of use; building regs 

Householder 
Planning and 
Design 
Guidance SPD 
(Jan 2020) 

Wycombe 
 

Structures 
tantamount 
to new 
dwelling not 
acceptable.  
 
Annex must 
have clear 
link with 
main 
dwelling  

Annex with 
separate 
entrance 
door usually 
not 
acceptable 

N/A 

Scale, height, 
materials in 
keeping with 
character of 
area  

Adequate 
amenity 
space must 
be retained. 
Specific 
advice for 
Green Belt 
and openness 

Bullet point 
list for what 
is 
‘neighbourly 
form’ 

Simple 
sketches to 
illustrate 
points. 
 
Begins with 
general 
principles of 
good design 

Doesn’t 
define ‘clear 
link’ 

Simple A3 document 
with sketchy diagrams 
and bullet points is easy 
to read.  
 
Give example of 
expected facilities in 
and annex 

Table 2: Analysis of existing SPDs/ guidance  

  



 

12 

 

4. Validation 

4.1 Once the research process was complete, a series of validation workshops were carried out with stakeholders at SGC. The aim of this process was to 
share the findings of the research and the initial proposal for the structure and content of the SPD, and receive feedback on its accuracy and 
usefulness, to feed back into the SPD drafting. By speaking to a variety of stakeholders we sought to gather a cross section of views from across the 
Council.  

 

 Process 

4.2 Four validation workshops took place over the course of two weeks in January 2021. These were held virtually using Microsoft Teams and were led by 
Nash Partnership. Each workshop was between 1 and 2 hours long, with an initial structured presentation of the research process and findings, 
followed by an open discussion between the attendees.  

4.3 The content of the presentation was as follows. A copy of the presentation can be found in Appendix 2.  

Explanation of purpose of meeting/workshop 

▪ Re-cap on brief 

▪ Project output envisaged  
 

Overview of research methodology 

▪ Assessment of decisions and appeals 

▪ Assessment of best practice guidance 
 

Presentation of research findings 

▪ Demand/ what people want 

▪ Demand / development types 

▪ Decision and appeal review/ what good looks like (all development) 

▪ Decision and appeal review/ what good looks like (location specific development) 

▪ Best practice applications – 3 examples 

▪ Best practice guidance – examples of diagrams  

 

Sharing emerging thoughts on draft SPD 

▪ Focus of our work (and aspects being completed by SGC)  



 

13 

 

4.4 The first workshop was held with Development Management Officers to assess application case management and ensure that the research findings 

were reflective of the experience of handling applications for annexes and outbuildings in South Glos. There were twelve attendees.  

4.5 The second workshop was with the Climate Change Team and Urban Design Team. The aim was to gather feedback and advice regarding how the 
SPD could the contribute to the Council’s work on the Climate Emergency by introducing and promoting low carbon, energy efficient, renewably 
powered, climate resilient opportunities as part of development proposals. This was attended by two people.   

4.6 The third workshop involved the Adult Social Services Department Partnerships and Commissioning Team, to provide insight into the impacts on 

funding home care costs when considering building a self-contained residential annex. Three people attended this workshop.  

4.7 The fourth workshop was held with Development Management committee members. This aimed to gather views from members on experiences with 
relevant planning applications and whether this matched the findings of the research. There were eight attendees.  

4.8 Useful feedback to reflect back into the SPD drafting was received from each group, and is detailed below.    

  

 Feedback 

4.9 Following the presentation of the research process, findings, and emerging thoughts for the SPD, feedback was welcomed in the form of an open 

discussion. Valuable ideas, advice and concerns were raised by each group. These are summarised by group below.  

4.10 The key points raised by Development Management Officers were: 

▪ Extensions are already covered in the Householder Design Guide SPD, so this SPD should be more focused with new outbuildings and conversions 

▪ The definition of what an ancillary annex/ outbuilding is should be provided, making it clear that there must be a functional link with the main house 

▪ A definition is necessary for what constitutes a ‘functional link’ between an annex/ outbuilding and a main dwelling (e.g what is required to be 

shared). This could be illustrated through simple diagrams.  

▪ Although conditions may be placed on approved annexes/ outbuildings tying them to ancillary use, there is concern that these could be removed or 

not complied with, and lead to the creation of separate dwellings.  

▪ Once an annex or outbuilding has been approved, alterations can be made internally without planning permission. Guidance should be given as to 

what is expected of an annex/ outbuilding in terms of facilities and use. 

▪ Diagrams should be used to show the scale of annex/ outbuilding that is deemed acceptable. Set size limits (e.g. an outbuilding should not cover 

more than X% of a garden, or an annex should be no larger than X% of an original dwelling) may not be suitable.  

▪ There must be policy backing for all advice provided by the SPD 

▪ Concerns were raised around the examples used in the presentation. Any examples of ‘best practice’ annexes or outbuildings provided in the SPD 

must not give any suggestion of being able to function as a separate dwelling.  

▪ North Somerset Residential Annexes document suggested as a good example.  
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4.11 The feedback received from the Climate Change Team and Urban Design Team was:  

▪ Issue of an annex or outbuilding needing to be subservient to the main dwelling, whilst also having a level of independence. Subservience in terms 

of scale (height) is a particular issue if an annex is in closer proximity to the main dwelling. 

▪ The lack of ability to enforce annexes/ outbuildings not being used as separate dwellings is an issue 

▪ Consider how easily an annex can be absorbed back into the main dwelling once the initial use (e.g. living space for elderly relatives) comes to an 

end, and suggest a variety of other uses for annexes/ outbuildings. It should be clear that it is not acceptable for it to be used as a separate dwelling. 

Otherwise, this places pressure on local resources (parking, waste generation) and can lead to sub-standard accommodation.  

▪ There is scope to promote ambition for energy efficiency through the SPD, in terms of  

- Working from home in a self-contained outbuilding can be more energy efficient that powering a whole house  

- There could be scope for PV solar panels on an annex/ outbuilding, which could also provide power for the main house  

- Materials used in construction (single-skin timber not advisable due to poor insulation)  

- Converting an existing building gives scope to use thermal mass  

- An attached annex could be linked to existing heating system, or could be an opportunity to upgrade the heating system of the main house 

(e.g. to air or ground source heat pump) 

▪ SPD should focus on promoting sustainable, fabric-first approaches. Whilst these may not be compulsory, they can be encouraged through 

guidance, and may bring cost savings to applicants in the future.  

▪ Outbuildings may have future value in providing ‘cold refuges’ during hot summers, if designed well 

▪ An annex/ outbuilding can provide ecological benefits through green/ brown roofs   

▪ SPD needs to bridge existing and upcoming policy 

▪ There is a need to take into account specialist needs (re medical issues) as this will have an impact on access and the functioning of an annex/ 

outbuilding. This could also affect how parking is dealt with and possibly how close a parking space would be. 

▪ Query raised regarding example of ‘best practice’ annex used in presentation, and need for a better example.   

▪ The SPD should include examples from a range of real situations depending on house type (e.g. semi-detached, detached and terraced) 

▪ A general comment on terminology: use ‘complimentary’, or ‘with reference to’, not necessarily ‘in-keeping’, as this leads to developments and 

designs which more often than not copy what is already there, which goes against much of the modern approach to architecture, particularly when 

near to historic buildings, where something contrasting can be a much more appropriate response. The quality of the materials and finish should also 

be emphasised. 

▪ Include a diagram showing how the sharing of functional relationships with main house and annex can be achieved – i.e. don’t show a completely 

independent unit as the annex.  

▪ Need to pay attention to language used, ensuring that it is understandable for members of the public.  
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4.12 The main issues discussed with the Adult Social Services Department Partnerships and Commissioning Team were: 

▪ Some annexes and outbuildings will need to take into account the need for different facilities and amounts of space for mobility impaired people (e.g. 

extra care flats space standards) 

▪ The occupants of an annex could have some level of independence whilst still receiving care, from families or carers  

▪ Parking may be a key consideration for elderly or mobility impaired occupants of annexes – i.e. extra parking space needed for carers, or space 

required to park a mobility scooter. 

▪ Annexes for the elderly could be a good way of reducing the number of people in care homes, but this would not necessarily reduce the number of 

people needing care or support, as home care could still be required for someone living in an annex. 
 

4.13 Development Management Committee Members raised the following key points:  

▪ Definitions are important, particularly in terms of what ‘subservience’ is, and what types of development require planning permission   

▪ The SPD can also be used by those doing work under permitted development, to ‘nudge’ them in right direction and encourage best practice/ high 

standards, particularly around sustainable construction, biodiversity etc.  

▪ A query was raised around how the SPD will fit with existing and emerging policy. 

▪ A query was raised around building regulations for annexes/ outbuildings, with particular concern for fire safety and elderly occupants 

▪ Several examples were discussed where an annex or outbuilding had subsequently become used as a separate dwelling. This needs to be 

controlled and disincentivised in some way through the SPD, perhaps by emphasising the risk of enforcement action being taken.  

▪ There is scope to nudge people in the right direction with regard to more sustainable development through the SPD.  

4.14 The key learning points from all four validations workshops have been brought together into a summary, which can be found in Section 5 and in full in 

Appendix 3. This feedback will be taken into consideration and be reflected in the drafting of the SPD.   
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5. Recommendations for SPD 

5.1 There are several key recommendations that have been taken forward into the drafting of the SPD, in terms of both content and format.  

Content  

▪ Include definition of a ‘functional link’ between an annex/ outbuilding and the main dwelling, and diagrams to illustrate this. 

▪ Highlight that an annex cannot later be used as a new, independent dwelling. 

 Explain why this is not permitted (e.g. places pressure on parking, service provision etc.)  
 Make the risks clear (e.g. enforcement action) ▪ Provide ideas for the future use of an annex after its initial intended use ends (e.g. it is no longer 

required for elderly relatives). 
 Need to ensure, as far as is possible, that owners will revert to low-key ancillary use 
 A new dwelling unit is not an option 

▪ Focus more on outbuildings (conversion/ new build) rather than extensions, as this is covered in Householder Design Guide/ Extensions SPD. When 

talking about extensions, focus on ‘functional linkage’ between the annex and main building. 

▪ This SPD is an opportunity to promote good practice in terms of sustainability, energy saving, and fabric first approaches.  

▪ Outbuildings used for working from home can lead to energy savings, and potentially generate energy for main house also, if they are designed with 

this in mind.  

▪ There are different design considerations depending on the proposed user of the annex/ outbuilding e.g. there may be different space standards for 

mobility impaired occupants. Whilst detailed design is not always required at the planning stage, best practice can be promoted. 

▪ SPD can promote good practice for things that are beyond planning control. It can also promote good practice for works carried out under permitted 

development. 

▪ Examples or diagrams used in SPD must present best practice and not actively or unwittingly promote the type of development that could be 

permitted as an annex and become an independent dwelling at a later date.  

Format  

▪ A shorter document is better  

▪ Diagrams need to illustrate general principles to ensure they are widely relatable  

▪ Diagrams should not duplicate those in the Householder Design Guide  

▪ Definitions needed early on in document (e.g. what is an annex, what is a functional link?) 
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6. Summary and Conclusions 

6.1 This report details the technical research and benchmarking stage of the SPD preparation. The following tasks were carried out:  

▪ A benchmarking exercise to identify recently prepared examples of this type of SPD and analysis of their strengths and weaknesses/ good practice. 

▪ A review of relevant planning applications and appeal decisions determined over the last 3 years and analyse for key patterns, trends, occurrences 

▪ Liaising with the following: 

 Head of Development Management, Principal Planning Officer and relevant case officers to assess application case management and any key 

points to reflect back into the SPD drafting. 

 Climate Change Team and Planning Policy Team regarding the contribute to the Council’s work on the Climate Emergency by introducing and 

promoting low carbon, energy efficient, renewably powered, climate resilient opportunities as part of development proposals. 

 Chair of DM committee /members of DM committee on members views on relevant planning applications and any key points to reflect back into 

the SPD drafting. 

 Adult Social Services Department Partnerships and Commissioning Team on the impacts on funding home care costs when considering building 

a self-contained residential annex. 

6.2 The findings and learnings from these tasks have been taken forward to form the basis of the guidance provided in the SPD.  
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APPENDICES 

Appendix 1: Research Findings Table 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Size Facilities Construction/appearance Spatial relationships 

P19/4291/F
Erection of two storey side extension to form 

ancillary annexe.
Link to LPA website Approved Within settlement 6 neighbour objections 2 storey, 1 bed 

Open plan living and kitchenette, 

bed and bath upstairs, 1 parking 

space 

Attached to main house, with access into it, same external appearance
External appearance similar to main dwelling

Attached new extension

P19/0318/F
Erection of an annex ancillary to the main 

dwellinghouse.
Link to LPA website Refused Green belt 

Property for elderly relative. Does not meet  'annex test' as could be fit out 

to function as a separate dwelling. 
Single storey, 2 bed

2 beds, bath, living/dining, 

disabled ramp 
Timber clad cabin Detached from main house, outside residential curtilage on agricultural land. No significant impact on neighbours. Outside curtilage of main dwelling Detached annexe

P20/07189/F
Conversion of existing garage to form ancillary 

annexe.
Link to LPA website Refused Green belt Single storey, 1 bed

1 bed, open plan 

living/dining/kitchen, bath, 

parking within garden of main 

dwelling

Conversion of garage with new openings Coversion of garage

P20/08938/F
Erection of single storey detached annexe 

ancillary to main dwelling.
Link to LPA website Approved

Green belt, conservation 

area 
Unspecified interior layout/use

Single storey, 35m2 area, 3m high, 

flat roof
Modern timber clad design, screened by vegetation, screened from outside peripheries of site 

Detached from main house, enclosed location at end of garden, adjacent to existing built form, subservient to main 

house, no change to existing access or parking 
Timber Detached annexe (end of garden) 

PT18/2909/F
Erection of an outbuilding to form residential 

annexe ancillary to main dwelling.
Link to LPA website Approved Within settlement Single storey, 1 bed 1 bed, kitchen/living, bath Timber clad cabin, similar materials to existing property and wider street scene Detached from main house, in rear of garden, shares access, parking and amenity space with host dwelling Timber Detached outbuilding

P20/14629/F
Erection of detached annex ancillary to the main 

dwelling.
Link to LPA website Approved Within settlement Specified as being for eldery person Single storey, 1 bed 1 bed, bath, kitching/living Pitched roof, smooth buff coloured render finish, in character with surroundings given variety of housing stock Detached, to side of main house, garden and off-street parking shared with host dwelling, is a subservient addition Subservient of main dwelling Detached annexe

P19/8259/F

Erection of single storey extension to existing 

garage to form annexe ancillary to the main 

dwellinghouse.

Link to LPA website Refused
Outside settlement (in 

Cotswold AONB) 

Specified as being for parents of occupants of main house, to help with 

care of children. 

Decision notice - the development would completely alter the appearance 

of the building and would introduce new build elements. Accordingly, it is 

not considered that the proposal amounts to a conversion. ... The 

proposed development is not considered to amount to a conversion and 

would result in an additional dwelling at a location that is unsupported by 

the spatial strategy. The site also fails to relate well to any existing defined 

settlements. This weighs heavily against the scheme.

63m2, amounting to 97% increase 

from existing garage, two storey , 

1 bed (study could be bed) 

1 bed, study, bath, 

kitchen/living/dining, cloakroom

Pitched roof, finishing with recon coursed stone and red Roman tile. A number of openings would be introduced to 

the building including patio doors and windows. 
Extension of an existing detached garage, shared parking, garden, access, services (internet etc) New build not well-related to host dwelling Extension and conversion of garage

P20/08318/F
Demolition of existing garage. Erection of 1no 

building to form annex.
Link to LPA website Approved

Conservation area 

(Marshfield)

Ancillary annex with occasional use as holiday let. 

In the setting of a grade 1 listed building and within an AONB

1.5 storey

The new structure has been designed to reflect the general architectural character of Marshfield. It will be 

constructed with stone walls, with flush lime/grit pointing, reclaimed clay tile roof and bespoke timber fenestration. 

There will be timber boarded doors on the north [road] side to reflect the existing building.

Detached annex on site of existing garage, within residential curtilage, shared private amentiy space
Preserve character and appearance of cons. Area 

Detached annexe in place of 

garage

P20/12237/F

Erection of a single storey side extension to 

existing dwellinghouse to form additional living 

accommodation. Erection of single storey 

extension to existing barn to facilitate change of 

use ancillary annex (Class C3).

Link to LPA website Approved Outside settlement In vicinity of listed buildings Single storey, 1 bed
1 bed, utility, bathroom, living, 

study, existing parking

The building would be re-clad at certain elevations, but the only major structural works would be the extension of 

the building to the rear and to connect it to the host dwelling. 

Important to have element of distinction between main dwelling and barn, otherwise would result in one extensive 

mass, with the building appearing as an overly prominent structure within its context. Materials pay respect to 

existing barn. 

Barn is outside curtilage of main dwelling house . Extension is considered subservient in size. Is viisble from 

surroundings but amendments/additions are minimal, so are acceptable. Reports states: it is noted that this is 

located in close proximity to a neighbouring garden to the north. However, the scale of the structure would not 

significantly increase over and above that of the existing barn. Furthermore, no windows are to be introduced, which 

would face on to the neighbouring garden. As such, there would be no loss of privacy from overlooking.

Impact on nearby listed buildings - buildings are not visible in views of listed buildings thus considered acceptable. 

 A sufficient area of amenity space would be retained to the frontage/side of the main dwelling.

Subservient of main dwelling
Extension and conversion of 

outbuilding

APP/P0119/D/17/317

2448
Annexe to main house Link to PINS website Appeal allowed Green belt 

Main issue is whether the proposal is inappropriate development for the 

purposes of the NPPF

180.67 cubic metres in volume, 

11.52% larger than the 

approximate 162 cubic

metres of the existing building. 

Inspector states: In my view this 

would be a small increase in

the volume of the building. 

Furthermore its height and 

footprint would not be

significantly larger compared to 

the existing stable block.

The proposal would be similar in form to the existing stable block and would use traditional materials.
Annexe located at the end of a long (around 40m) and narrow L-shaped rear garden of the host dwelling, a terraced 

property. Replacement of stable block, with little increase in size. 
Traditional materials, similar in form to existing buildings

Detached annexe in place of stable 

(end of garden)

APP/P0119/D/19/322

0965

Erection of residential ancillary annexe to main 

dwelling
Link to PINS website Appeal dismissed Within settlement

The main issue is the effect of the proposed bungalow on the character 

and appearance of the area.
Single storey

1 bed, ensuite, bath, study, 

kitchen, lounge 

Hipped roof, tiles to match existing house, render walls.

Specified as being energy efficient. 

Lack of provision of soft landscaping.

Bungalow in side garden of main dwelling. 

Report states: The scheme has been determined by the constraints of the plot rather than reflecting the wider 

context, as it neither harmonises with the nearby bungalows nor the semi-detached houses.

Not in-keeping with character of area Detached annexe (side of house)

Size Facilities Construction/appearance Spatial relationships 

20/03934/H (Bristol)

Erection of a timber pre-fabricated single storey 

granny annexe for ancillary use to the main 

dwelling.

Link to LPA website Approved Within settlement
Signed statement from elderly family member provided to LPA for proof of 

use as annex
Single storey, 3.3m tall, 1 bed Living/dining, shower, 1 bed 

Flat roof, timber frame. 

The design of the proposal is considered to reflect the character of the property and the surrounding area.

The scale of the proposed outbuilding maintains visual subservience to the host dwelling and, due to the height and 

positioning within the site, would not allow for overbearing harm to neighbours.

Detached, at end of garden, 1.5m from side boundaries. 0.8m from rear boundary. Shared address, post box, access, 

parking, garden space, utilities or services such as internet or phone line.
Timber, not visually dominant Detached annexe (end of garden)

20/02493/H (Bristol) Detached Granny annexe. Link to LPA website Refused Within settlement

Refused on grounds of cumulative extensions/additions having larger 

footprint than original dwelling, overdevelopment of site, not well related 

to host dwelling

45.2m2 1 bed, bath, living

Dwelling faced in brick with hung-tile cladding on the front elevation, has a dualpitched, tiled/sedum roof and uPVC 

windows and doors. Green roof proposed so annex appears as part of garden.

Undermines appearance of street scene - the north elevation of the building would be visible from the highway and 

would have a distinctly different appearance to the property's adjacent garage and the other garages to the south-

east, due to the dwelling-style doors and windows

Detached outbuilding to front of main house. 

The building would be accessed independently of the dwelling (with the access door fronting the garage access lane), 

and due to the location of the building, it would be necessary to climb steps and use the front door of the dwelling to 

gain access, which is considered to not represent a suitable relationship between a dwelling and ancillary 

accommodation. It is considered that this relation goes against the local pattern and grain of development by 

introducing living accommodation within the front garden of an existing residential dwelling.

Detached annexe (front of house)

18/02716/FUL 

(B&NES)

Erection of a garage extension and conversion 

to create a residential annexe.
Link to LPA website Refused 

Within settlement, 

conservation area 

The intention is that a younger branch of their family would return to 

occupy the main house as a private dwelling and be on hand to assist and 

be within close contact with their parents in the annexe.

In principle objection to subdivision of the plot and provision of a 

dwellinghouse in this location due to harmful impacts on the character and 

appearance of the Conservation Area. The proposed location and design 

would lead to loss of residential amenity of the existing and future 

2 storeys, 1 bed
1 bed, kitchen/dining, living room, 

WC, shower 

Natural slate roof, bathstone walls, traditional painted iron railings. 

Officer's report states: The proposal is shown to be constructed of materials which are considered in principle 

acceptable in this Conservation Area location. However, the resulting mass and bulk of the annexe as proposed is 

seen to be large within this location

Residential annexe on site by means of converting and extending existing garages upwards to provide a residential 

annexe. 
Loss of residential amenity Extension and conversion of garage

18/03725/FUL 

(B&NES)

Change of use from derelict rear outbuilding to 

a single bedroom annex.
Link to LPA website Approved

Within settlement, 

conservation area 

Attached to listed buildings, main argument that it is derelict and will be 

brought into good use by providing a unit of accommodation
1 bed, shower/ensuite

No original details or features removed, one rooflight added, conversion contained within the existing structure with 

only minor external alteration. 

Annex attached to and accessible from hallway of main house.

Due to the modest extent of works and nature of the conversion it is considered that the proposal would preserve the 

character and appearance of this part of the Conservation Area and its setting.

Preserves character and appearance of cons. area Conversion of outbuilding

19/01713/FUL 

(B&NES)

Erection of single storey extensions to provide 

one bedroom annexe and garden room.
Link to LPA website Approved Green belt 

The application is for two single storey extensions to the Farmhouse, one 

to replace the existing conservatory on the west elevation and the second 

to add a kitchen/Iiving room to an existing ground fioor bedroom on the 

east eIevation to create a one-bed annexe. 

Specified that family are moving into property to care for elderly relative. 

Single storey extension, making up 

34% of the volume of the original 

farmhouse

1 bed, kitchen/living

NaturaI stone and rendered walls under concrete profiled tilled roofs, With all materiaIs to match the existing, 

including wood effect UPVC doubIe giazed

Windows and doors.

Extension to existing farmhouse, of a proportionate size, matching materials, and not impacting the openness of the 

GB

The annexe extension will form a wing on the east eIevation, balancing the appearance of the property when viewed 

from the entrance drive and completing the courtyard arrangement. 

Of proportionate size Attached new extension

19/P/0811/FUH

Extension and renovation of building to north of 

Brimbleworth Farmhouse (29 Farm Close) to 

form annexe accommodation ancillary to 

existing house.

Link to LPA website Approved
Within settlement (listed 

building) 

The building to be renovated and extended to form a retirement wing for 

the parents of the owners.
Single storey On-site parking 

Flat roof with roof light. Green oak framed. All new stonework to match existing. 

Report states: it is considered that the proposed materials would not harm the character of the original and will 

retain the heritage asset of the site by reinstating a currently dilapidated outbuilding thereby enhancing the heritage 

asset of the site.

It is proposed to convert and renovate the existing outbuilding to an annexe including a single storey side extension 

and raising the original roof height of the building as well as the stone wall boundary.

Height is in keeping with main dwelling and therefore considered that the proposal would not unacceptably harm the 

characteristics of the existing building or the character of its surroundings.

Attached new extension

19/P/2095/FUH
Conversion of outbuilding to form residential 

annexe with associated works.
Link to LPA website Approved Within settlement Single storey On-site parking 

The proposed windows would use timber frames, which would be appropriate given the setting in a Conservation 

Area. Careful attention has been paid to ensure the proposed fenestration will be of high quality and has a 

sympathetic aesthetic to ensure it matches the character of the host building and the other buildings within the 

Conservation Area.

Conversion of existing building has no impact on neighbours. Single storey stone outbuilding  projects forward of the 

principal façade of the house.
Conversion of outbuilding

19/P/3037/FUH
Demolition of existing double garage and the 

erection of a new garage with office annexe
Link to LPA website Refused

Within settlement, 

conservation area 

The proposed site is on the boundary of a Conservation Area, so it is 

surrounded by traditional architecture which contributes to a historic 

character.

2 storey Office, workshop, WC, kitchenette

The proposal seeks to create a two-storey annexe and use finishing materials of black timber. It also seeks to insert 

large windows and rooflights to serve the proposal. Proposed height/design is out of keeping with existing dwelling 

and historic buildings in the area. 

Proposed outbuilding is overly large and is on on previously undeveloped land woul remove garden area from the 

existing dwelling which would be harmful to the openness of the area. 
New build of disproportionate size Annexe in place of garage

Trends and patterns emerging/points of note Typology

SOUTH GLOS

Appeal ref.

Requirements (of applicants)

Application ref. Notes

Location category (within 

settlement, outside 

settlement, green belt, 

conservation area)

DecisionLink to LPA websiteDescription of development

WEST OF ENGLAND

Application ref. Appeal ref. Description of development Link to LPA website Decision

Location category (within 

settlement, outside 

settlement, green belt, 

conservation area)

Notes

Requirements (of applicants)

Trends and patterns emerging/points of note Typology

https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PQ5BSSOK0H500
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=PL3WXFOK0H500
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q995EIOKHUQ00
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QAPY52OKJQV00
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PAPUEIOKKE000
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QEZNGCOKI0R00
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PU0J0XOKKXC00
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QA83APOKJ3900
https://developments.southglos.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QD9IMPOKN4200
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3172448
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3220965
https://planningonline.bristol.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QFQ9UTDNGFE00
https://planningonline.bristol.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QBRIWZDNKKC00
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=18/02716/FUL
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=18/03725/FUL
https://www.bathnes.gov.uk/webforms/planning/details.html?refval=19/01713/FUL
https://planning.n-somerset.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PPA4NZLPJF100
https://planning.n-somerset.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PWMM5WLPHJU00
https://planning.n-somerset.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q24U8VLPM1800


19/P/3075/FUH

1.5 storey side extension to provide ground 

floor accessible annexe rooms and first floor 

bathroom and bedroom.

Link to LPA website Approved Green belt 
The existing dwelling comprises a two storey, semi detached, 16th Century 

cottage with detached double garage and stables. 
2 storey, 2 bed 

2 beds, bath, WC, utility, existing 

double garage
The proposed extension has been designed to match the extension erected on the adjoining property.

The proposal will not result in a disproportionate addition to the original dwelling in terms of floor-space increase or 

height/bulk. The proposal does not, therefore, constitute inappropriate development in the Green Belt. 
Of proportionate size Attached new extension

APP/D0121/D/18/320

7471

First floor extension and single storey rear 

extension to existing garage to create an annexe 

to existing dwelling.

Link to PINS website Appeal dismissed Outside settlement
Main reason for refusal is that annexe could function as separate dwelling, 

with no attachment to main dwelling. 

Single storey (above detached 

garage) 
1 bed, bath, kitching/living

With regard to design, although the extensions to the garage would be in the same materials, the elevational 

treatment with large garage door, large expanses of solid wall and poor window arrangement, together with high 

eaves, and relatively shallow pitch of roof, would result in a building that is utilitarian and almost commercial in 

character. This style of outbuilding would be out of keeping with the main dwelling that has a cottage style and the 

rural surroundings.

Annexe on top of existing detached double garage at end of garden, at significant distance from main house - the 

siting of the annex would afford it the appearance of an independent dwelling.

In combination with the additional rear extension, the proposal would more than double the size of the existing 

structure which would amount to a disproportionate extension. Due to the bulk of the first floor extension, the garage 

would have a bulky appearance relative to the host house. Increases in scale are eroding the open nature of the site 

and affecting the character of the countryside.

Separate residential unit; visually intrusive Extension and conversion of garage

APP/Z0116/D/18/320

1161

Second storey side extension to form family 

annexe.
Link to PINS website Appeal allowed Within settlement

Refused by council on grounds of annexe not being subservient, and 

lacking ancillary relationship to main house. Approved at appeal on 

grounds of design matching existing permission at neighbouring house. 

Single storey (above garage) 
1 bed, bath, kitchen/living, 

separate access from street
Report states: the finished product, if built, would sit acceptably and harmoniously within its visual context.

Second storey extension above existing single storey garage. Extension set back from front elevation of existing 

property. 

Report states: the relationship between the main dwelling and the annexe need not, to my mind, be wholly symbiotic 

since the occupants of both could reasonably expect a degree of independence.

Attached new extension (above 

garage) 

19/01138/FULL 

(Basildon)

Extension & alterations to two existing detached 

garages to create a self contained 3-bedroom 

annex including accommodation in the roofspace

Link to LPA website Refused Green belt 

Refused on grounds of inappropriate development in green belt with no 

justification for exceptional circumstances. The resultant building 

proposed to be used as an annexe would be substantially bulkier than the 

existing outbuildings and its physical presence would be markedly greater. 

This would be a significant enlargement, resulting in a disproportionate 

addition over and above the size of the original buildings.

Single storey 
3 beds, bath, WC, 2 ensuites, 

kitchen, living, hall

Incorporating two garages and infilling between them. The materials proposed are sympathetic to the surrounding 

area, and adjacent bungalow, smooth render with colour to match existing bungalow. Roof tiles to match colour of 

bungalow tiles.

South of the existing dwelling along the southern site boundary, within agricultural surroundings. Same height as 

existing bungalow. Width not increasing from current garage. 

No separate address, access or garden. 

New build of disproportionate size Extension and conversion of garage

0163/18 (Dartmoor)
Extension and conversion of garage to form 

annex
Link to LPA website Refused Outside settlement

Refused on grounds of proposed annex not being a satisfactory solution, 

not meeting policy in support of annexes. Does not reinforce the qualities 

of the place or conserve the immediate built environment or wider 

National Park landscape. 

2 storey, 1 bed, 1.5m extension in 

height
1 bed, bath, kitchen/living

Replace hipped gables with standard gables, insert windows and doors, add lean-to canopy, juliet balcony. 

Officer's report states: design does not reflect the design principles set out in the design guide; changes to the roof 

and large blank façade will lead to dominating and overwhelming existing dwelling.

Extension of detached garage. Ridge of proposed extended garage would be marginally higher than roof of main 

dwelling.  
Overwhelmes main dwelling Extension and conversion of garage

Size Facilities Construction/appearance Spatial relationships 

HGY/2020/1284 

(Hackney)

Proposed ground floor rear infill extension, floor 

plan redesign, garden annex and all associated 

works 

Link to LPA website Approved
Within settlement, 

conservation area 
Proposal relates to the ground floor flat of mid-terrace Victorian property

6m by 3m. 

Officer's report states: While the 

footprint of this structure plus that 

of the rear extension will reduce 

the size of the rear garden this will 

not be harmful to the pattern of 

development in the area. 

Office 
The timber-clad external finish of the outbuilding would also be in keeping with its surroundings and appropriate for 

an outbuilding in a rear garden setting. 

Annexe located at very back of garden, not visually dominant, would not harm the rear garden setting of the site and 

its surroundings, especially given that views would be restricted by fences and shrubs within neighbouring gardens. 
End of garden, not visually dominant Detached annexe (end of garden)

20/00744/HSE 

(Croydon)
Erection of a granny annexe Link to LPA website Approved Within settlement Single storey, 40m2

Flat roof, subvervient in size to nearby dwellings. 

The materials (timber) and design would be sympathetic and faithful to the character of the area.

Annexe at end of garden of end terrace property, not visible from street. 

As windows and doors face existing house, overlooking is not deemed an issue.

End of garden, not visually dominant Detached annexe (end of garden)

20/00169/HSE 

(Croydon)

Erection of an outbuilding to the rear of the site 

for use as a granny annexe
Link to LPA website Approved Within settlement Car parking space initially proposed but removed upon objections Single storey, 1 bed 1 bed, bath, kitchen/living, ramp

The design ensures that facing materials in colour and form support local character and distinctiveness, using 

brickwork, with new roof covering and new glazing to match the existing property.

Officer's report states: The new building would be single storey with a shallow dual pitched roof, showing 

subservience in terms of height to the nearby dwellings. It would be located adjacent to garages of a similar height 

and the scale is considered appropriate for the backland setting. The pitched roof deign and brick finish would be 

sympathetic and faithful to the character of the area, supported through the Council’s Suburban Design Guide.

Detached annexe at end of large rear garden of property, subservient to two storey semi-detached main house End of garden, not visually dominant Detached annexe (end of garden) 

19/00073/FUL 

(Lambeth)

Demolition of the existing single storey garage 

to the rear of the property and the erection of a 

two storey outbuilding to form an annex

Link to LPA website Refused Within settlement

Policy states that development in rear gardens has the potential to erode 

the amenity value and habitat value of rear gardens generally. 

Reason for refusal: The detailed design of the proposed outbuilding, by 

way of the inappropriate materials, the first floor frame projection and the 

fenestration design and placement, would result in an incongruous and 

deleterious development that would not respect the architecture of 

surrounding buildings, nor the character of the backland site. 

Also, it has not been adequately demonstrated that the proposed loss of a 

car parking space would not result in increased pressure to on-street 

parking in the area

2 storey, 1 bed, 5.7m with dual 

pitched roof
1 bed, shower, living

The 2 storey rear extension would be finished in brick to the rear elevation. The front elevation, fronting onto Griffin 

Mews, would be brick at ground floor level with Corten steel panels and window frames at first floor. 

Officer's report states: Corten steel is not a locally distinctive material and the high coverage of its use would result 

in an overly dominant appearance which would negatively impact on the visual amenity of the backland setting. 

Separate entrance as well as passageway between annexe and main house. Maintains same site coverage of existing 

garage, no garden lost 
Overwhelmes main dwelling; not locally distinctive materials Annexe in place of garage

18/04763/FUL 

(Lambeth)

Erection of a single storey rear and side infill 

(wrap-around) extension to provide a granny 

annexe to the existing property, together with 

erection of a rear dormer window at first floor 

level plus alterations to the front elevation with 

installation of new windows and a new door and 

partial enclosure of the existing porch

Link to LPA website Refused
Within settlement, 

conservation area 

The application site comprises a two-storey (plus roof habitable roof/attic 

level) detached house in the Queen Anne style of design with a well-

proportioned rear garden. The dwelling is built of red brick with tile 

roofing. Surrounding area similarly characterised.

Refusal reason: while a side and rear infill (wrap-around) extension of the 

proposed footprint may be considered acceptable in principle, by virtue of 

the excessive height and bulk of the extension, due largely to the 

additional height and bulk of the roof over the proposed

extension and additional height resulting from the raised floor level as 

proposed, the rear and side infill extension (wrap-around) would fail to 

achieve subordination to the host dwelling and as such, cause harm to the 

character and appearance of the host dwelling and wider Conservation 

Area

Single storey

Pitched roof, brickwork to match existing 

Addition of windows and doors acceptable in princicple, but windows should remain subordinate in size to those to 

on the main front elevation and match the size of those to the existing side projection to be considered acceptable.

Roof pitch matches that of main house, which is overly dominant - a flat roof would be better

Granny annex attached to the host dwelling that would be connected to, and provide direct doorway access to and 

from the host dwelling. The annexe will be visually screened by a wall, which is not considered to harm the character 

of cons area.  

The height of the extension extends over the first floor windows which is considered unacceptable - should sit below 

window sills.

Overwhelmes main dwelling Attached new extension

20/P/01171 

(Guildford)

Conversion of the ancillary outbuilding to an 

ancillary annex.
Link to LPA website Approved Green belt 

Re-use of buildings of permanent and substantial construction is permitted 

in green belt. 
Single storey, 2 bed

2 beds, bath, en-suite, 

kitchen/living/dining, store

Only new features are windows and doors, which do not appear out of character with the existing outbuilding and 

are in-keeping with the area. Complies with local design code. 

Conversion of existing barn, 50m from main dwelling. Distance and independent access could cause issue of this 

being a new dwelling, but application states that this will be ancillary. 

The existing buildings would be converted as is, without any increase to it's height, bulk or footprint. Therefore, the 

conversion itself would not result in any harm to the openness of the Green Belt. 

Outbuilding is joined to neighbouring property Stable Cottage - scale will not change, no rear windows added, so no 

detrimental impact. 

No change in scale Conversion of outbuilding

APP/L1765/D/18/320

2102 (Winchester)

Demolition of a single storey games room and 

the building of a part single storey, part two 

storey rear extension with a part single storey 

side extension infilll, creating a residence for the 

applicant’s elderly mother and her full time 

carer.

Link to PINS website Appeal dismissed Outside settlement

Specified use for elderly disabled relative and full time carer. 

Dismissed on grounds of: extension not subordinate; is of size that could 

lead to subdivision of property; extension visible from public realm; new 

residential properties resisted outside settlement boundary 

2 storey with single storey 

connection with main dwelling

1 bed, bath, kitchen/living/dining, 

en-suite, WC, office, utility, store 

room

All materials to match existing, pitched roof 

2 storey extension with single storey connection to main dwelling.

Appeal report states: The single storey link to the existing dwelling is presumably necessary to minimise the effect on 

the upstairs rooms of this part of Bridge Cottage, but for this to be then adjoined by the two storey element quite 

separate from the main building would fail to provide the subordination needed. And from the public realm including 

the nearby footpath the building would encourage the perception of it being a separate dwelling.

Would be visually intrusive and have harmful effect on countryside. 

Separate residential unit; visually intrusive
Extension and conversion of part 

of existing house

UK

Application ref. Appeal ref. Description of development Link to LPA website Decision

Location category (within 

settlement, outside 

settlement, green belt, 

conservation area)

Notes

Requirements (of applicants)

Trends and patterns emerging/points of note Typology

https://planning.n-somerset.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q2CCEULPM7700
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3207471
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3201161
https://planning.basildon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PVPO1ICQGI500
https://www.dartmoor.gov.uk/living-and-working/planning/search-for-an-application/db-links/detailed-application-result?AppNo=0163%2F18
https://publicaccess3.croydon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q5SBLHJLIFM00
https://publicaccess3.croydon.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=Q45L0LJLFLQ00
https://planning.lambeth.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PL4J8HBOKGG00
https://planning.lambeth.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=PHTK5GBO08M00
https://www2.guildford.gov.uk/publicaccess/applicationDetails.do?activeTab=summary&keyVal=_GUILD_DCAPR_191319
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3202102


APP/N6845/A/18/319

7922 (Pembrokeshire)
Construction of a detached 'granny annexe'. Link to PINS website Appeal dismissed Within settlement

Dismissed on grounds of: annexe would function as entirely separate 

dwelling and should therefore provide 10% affordable housing, which is 

not possible in this instance. Any condition placed on a permission to avoid 

separation of dwellings would be difficult to enforce. 

Also, the siting of the building is such that it lies in close proximity to its 

rear boundary. The effect of this is that there would be very little private 

amenity space to the rear; access to private outdoor space is a basic 

requirement for the future occupant(s).

Single storey (with 

accommodation in roof space) 

1 bed with en-suite, independent 

access, kitchen/living/dining, wet 

room

Composite slate roof, painted render walls, UPVC windows and doors. Lack of private outdoor amenity space. 

Parking facilities not specified. 

It has a physical separation from the garden serving Tegside, consisting of a fence running along the entire length of 

the front garden which forms a boundary with the appeal site. That is, it is an entirely separate unit from which its 

occupant(s) would not need to rely on Tegside for any of the day-to-day needs.

Separate residential unit Detached annexe

APP/Q5300/D/16/314

7827 (Enfield)
Erection of an ancillary Granny Annexe Link to PINS website Appeal allowed Within settlement

Specified use for daughter to live and care for elderly parents. 

The main issues are firstly, whether the proposal would constitute a 

separate unit of residential accommodation, rather than an ancillary use; 

and secondly, the effect of the proposal on the character and appearance 

of the local area.

Single storey 1 bed, bath, kitchen/living, store

Timber walls, dual pitched roof. Report states: design is simple with a utilitarian appearance that would not look out 

of place in a residential garden setting. Partly screened from public view by fence - new development would be 

inconspicuous and have no discernable effect on the character and quality of the street scene.

To side of main dwelling, in garden. Large addition but still subservient to 2 storey main dwelling, with good-sized 

garden remaining. No physical connection to main dwelling, could operate independently, but shares garden and 

address. Condition to be placed to avoid independent use. 

Detached annexe (side of house)

KEY

South Glos, 

Approved 

West of England, 

Approved

UK, 

Approved

https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3197922
https://acp.planninginspectorate.gov.uk/ViewCase.aspx?caseid=3147827
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1. Introduction and approach

3



Introduction - purpose of this workshop

4

Re-cap of brief
Several key trends are changing the fundamentals of how people live, both in the light of the Covid-19 pandemic and longer-term 

issues such as climate change, creating a growing need for the adaptation of existing properties to make space for multigenerational 

living and home-based working. In response, the Council is seeking to prepare a Supplementary Planning Document (SPD) with 

guidance for submitting planning applications for outbuildings or self-contained residential annexes.

Project output envisaged
An SPD providing clear, concise guidance on ‘what good looks like’ in terms of the positioning, design and other technical matters that 

need to be addressed when planning and designing an annex or outbuilding, with a focus on images and diagrams to illustrate best 

practice. 

Aim of today
To get your feedback, comments and suggestions on the research findings and proposals for the SPD so far, to ensure that this is a 

useful, accurate and robust document for the Council and members of the public. 



Introduction - programme

5



Approach

1. Demand: understanding what people are applying for

2. Decisions: understanding trends arising from planning decisions – what good looks like

3. Best practice: reviewing existing guidance – learning from elsewhere

6



2. Methodology

7



Research methodology

Decisions and appeals

• 30+ planning applications and appeals studied

• Mix of approved/ allowed and refused/ dismissed  

• South Glos, West of England, and UK based 

• In a variety of locations – within settlements, outside settlements, green belt, and conservation areas 

• Findings filtered by location and decision to find trends

Applications and appeals assessed on basis of:

8

Size Facilities
Construction/

appearance

Spatial 

relationships 





Description of 
development

Decision Location Notes Size Facilities Construction/appearance Spatial relationships 

Erection of detached 
annex ancillary to the 
main dwelling.

Approved Within
settlement

Specified as 
being for elderly 
person

Single storey, 1 
bed

1 bed, bath, 
kitchen/living, off-
street parking, 
shared garden  

Pitched roof, smooth buff 
coloured render finish, in 
character with surroundings 
given variety of housing 
stock

Detached, to side of main house; 
garden and off-street parking shared 
with host dwelling; is a subservient 
addition; not considered detrimental 
to neighbouring amenity in terms of 
overlooking or views 

Research methodology



Research methodology

Best practice guidance

• Studying SPDs and other relevant planning documents from around UK 

• Only a handful of documents specifically providing guidance on annexes and outbuildings 

• Making note of pros, cons and things to learn from

11



3. Presentation of research findings

12



Findings - demand/ what people want

13

Size Facilities

Construction/appearance Spatial relationships 

• Shared garden/outdoor space and parking

• Own front door but shared access from 

street

• Open-plan kitchen/living/dining area most 

common for residential annexes

• 1-2 beds

• New-builds usually no more than 1 storey, 1 

or 2 storey extensions

• Space most commonly required for carers

for elderly relatives, or for elderly relatives 

to move in with family but with element of 

independence 

• Maintain a level of independence from 

main dwelling but with easy access

• New-build at side or rear of main dwelling

• Larger annexes often desired but 

considered not subservient to main dwelling

• Intended use/occupants specified in 

planning application

• Timber structures popular in 

suburban/rural gardens

• Conversion and extension of garages 

also popular but more problematic e.g. 

subservience or loss of parking

• Low level of ambition in terms of 

sustainability
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Outbuilding: 

Conversion/ 

Extension

Annexe/ 

Outbuilding: 

New Build

Extension

Findings - demand/ development types



Findings - decision and appeal review/ what good 

looks like (all development)

15

Size Facilities
• Share vehicular access, address and 

garden 

• Use existing parking and maintain 

adequate levels of parking (as per LPA’s 

parking standards)

• Flexibility and accessibility of spaces

• Subservience in scale to the main 

dwelling

• Leave adequate amenity space for 

occupants of both annex and main dwelling

• Not be of a scale that could constitute a 

new independent dwelling

• Comfortable internal environment for living 

and/or working 

Construction/appearance Spatial relationships 

• Have an element of functional 

connection to the main dwelling

• Be within the residential curtilage of a main 

dwelling house 

• Have no detrimental impact on 

neighbouring amenity

• New-build should be set back from site 

boundary and not forward of building line

• Attached annex should share the same 

visual characteristics (materials, roof 

pitch etc.)

• Timber-clad structures are appropriate for 

annexes or outbuildings in a garden setting

• Not be visually dominant 

• Consider height, siting and positioning of 

windows and doors



16

Within Settlement Boundary

Within Conservation Area

Within Rural Area

Within Green Belt

• Should not impact openness

• Views onto annex/outbuilding screened as much as possible

• Moderate extensions to existing dwellings, or the conversion of 

existing outbuildings, is most appropriate

• Should not impact on-street parking 

• New-build with clear subservience to the main dwelling may be more 

acceptable than the conversion (and extension) of existing 

outbuildings

• Design should be in-keeping with main dwelling and character of the 

conservation area

• Original features retained where possible

• Should respect listed buildings and structures

• Should have no detrimental impact on ecology or biodiversity

• Design should reinforce qualities of place 

Findings - decision and appeal review/ what good 

looks like (location specific development)



Findings - best practice applications

Extension

• Proportionate addition in terms of increase in floor space 

and height/bulk, considered acceptable in green belt 

• No impact on openness

• Designed to match existing dwelling as well as extension 

of adjoining property

17



Outbuilding: conversion

• No impact on neighbour amenity

• Projects forward of principle façade of main dwelling

• Materials and fenestration is sympathetic to conservation 

area setting and existing buildings

18



Outbuilding: new build

• Adequate garden space remaining 

• Shared parking and access 

• Subservient in scale to main dwelling 

• Respects neighbouring amenity 

19



Findings – best practice guidance

Format

• Images and diagrams often say more than text  

• Simple illustrations showing what is and is not acceptable can work well but should not be too prescriptive

20

Content

• Should not require an existing level of planning knowledge

• Guidance provided on:

– Form and scale e.g. new-build should not increase size of original dwelling by more than 30%

– Windows, doors, materials

– Building line

– Relationship to boundary e.g. side extension should be at least 2m from boundary 

– Gardens e.g. rear garden should remain at least equal to ground floor footprint of main dwelling

– Neighbouring amenity







4. Draft SPD – emerging thoughts
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Draft SPD – Contents

The focus of our work

24

‘What good looks like’
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Draft SPD – Proposed Structure

1. How? (Principles)

2. What?
3. Where?

Outbuilding: 

Conversion/ 

Extension

Extension

Annexe/ 

Outbuilding: 

New Build

W/in 

Settlement 

Boundary

Within 

Conservation 

Area

Rural 

Area

Within 

Green 

Belt

Context Subservience Amenity

Green 
Infrastructure

Internal 
Environment

Sustainability
Accessibility/ 
Adaptability

Access and 
Parking



Draft SPD – Proposed Contents

Guiding Principles – Things to consider in all development

26

How?  The guiding 
principles

To cover

1. Context • Broader contextual considerations (relationship to landscape, neighbours, prevailing typologies etc.)

2. Subservience • Relationship to main building, considering positioning on site, scale, roof form etc.

3. Amenity • Impact on neighbouring amenity, including sunlight/ daylight, privacy, outlook

4. Green 
Infrastructure

• Retaining/ enhancing green infrastructure, including amenity space, retention of trees/ landscaping and 
wildlife/ biodiversity

5. Internal 
Environment

• Size/ floorspace, natural light, ventilation

6. Sustainability • Sustainable Construction and low carbon including energy efficiency and generation, water use, waste 
generation/ management, sustainable sourcing of materials and off-site manufacture/ MMC

7. Accessibility/ 
Adaptability

• To cover flexibility/ adaptability of spaces, space for movement impaired etc.  

8. Access and 
Parking

• Parking provision, access arrangements 



Draft SPD – Proposed Contents

What – Things to consider depending on what you want to build

27

What you want 
to build

Things to consider

1. Extension • Subservience to main building in terms of setting back building lines from main frontage, eaves etc. 
• Roof pitch/ form should relate appropriately to that of the main building (and where relevant others in 

the street).
• Should be sensitive to neighbouring amenity, with generally no windows in side elevation.
• Materials should match and/ or relate appropriately to those of the main dwelling. 

2. Outbuilding –
Conversion (and 
potentially 
extension)

• Subservience to main building – scale, location, building lines.  
• Impact on neighbouring amenity – including form and associated impacts 
• Parking- Maintaining adequate levels (in particular where converting an existing garage).
• Retain a functional connection to the main building.
• Retain adequate amenity space  

3. Outbuilding –
New Build

• As above plus
• Increased importance of retaining adequate amenity space – To indicate desirable proportion to be 

retained e.g. 50% of rear garden area.
• Scope  for sustainable design/ construction measures
• Greater ambition relating to biodiversity/ ecology
• Accessibility/ adaptability of accommodation



Draft SPD – Proposed Contents

Where – Things to consider depending on where you want to build

28

Your location Things to consider

1. Within a Settlement 
[Boundary]

• Impact on on-street parking
• Impact on neighbouring amenity
• Heightened importance of amenity space and associated ecological/ climate change 

mitigation/ adaptation benefits

2. Within a Conservation Area • Respecting setting of listed buildings/ structures
• Retention of original features where possible
• Respect for characteristic features – main building and others in area

3. Outside a Settlement 
[Boundary] i.e. within a rural 
area

• Sensitivity of existing ecology/ biodiversity – should seek to retain/ enhance.
• Reflect rural character

4. Within the Green Belt • Landscape impact/ retaining openness – indicating proportion/ scale acceptable.
• Extensions/ conversions generally preferred.



Draft SPD – Proposed Format

Simple Graphics

29

Text - Tone/ Style

• Plain English

• Succinct, text in bullet point 

form

Requirements

• Expanding on policy 

requirements

• Reflecting a degree of ambition

• Potentially indicating ‘essential’ 

and ‘desirable’ (or similar) 

requirements of new 

development.  



Programme Moving Forwards
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Next steps
• First draft SPD due end Jan 2021

• Public consultation April/ May 2021

• Adoption and submission of recommended future policy changes - end of September 2021.  



5. Feedback and discussion
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Feedback and discussion

Questions to lead discussion

1. Research 

• Demand – have we covered everything?

• Decisions – have we covered everything?

• Best practice guidance – any other suggestions? 

2. Draft SPD – emerging thoughts

• Does the structure make sense? 

• Have we covered all the issues?

• Do you agree with the proposed style/ format? 

3. Any other comments? 

32
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Appendix 3: Summary of Feedback from Validation Workshops  
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SUMMARY OF WORKSHOPS 

 

Project:            20154 South Gloucestershire Council Annexes and Outbuildings SPD 

Date of Meeting: 

c      

07/01/21 & 11/01/21 

Context:  Following the research stage of the SPD preparation by Nash Partnership, the 

methodology, findings and emerging thoughts were presented to the Council 

through 4 workshops. The aim was to verify and get feedback on the findings, 

highlighting any issues or changes needed. The following groups attended a 

workshop:  

o SGC Development Management Officers 

o SGC Development Management Committee Members (and other interested 

members) 

o Policy and Climate Change Teams 

o Adult Social Services Department/ Commissioning Team 

 

The minutes of each workshop have been circulated along with a copy of the 

presentation slides.  

 

Summary of key points from all workshops:   

Content of SPD  

▪ Include definition of a ‘functional link’ between an annex/ outbuilding and the main dwelling, and 

diagrams to illustrate this.  

 

▪ Highlight that an annex cannot later be used as a new, independent dwelling. 

o Explain why this is not permitted (e.g. places pressure on parking, service provision etc.) 

o Make the risks clear (e.g. enforcement action)   

 

▪ Provide ideas for the future use of an annex after it’s initial intended use ends (e.g. it is no longer 

required for elderly relatives). 

o Need to ensure, as far as is possible, that owners will revert to low-key ancillary use  

o A new dwelling unit is not an option  

 

▪ Focus more on outbuildings (conversion/ new build) rather than extensions, as this is covered in 

Householder Design Guide/ Extensions SPD. When talking about extensions, focus on ’functional 

linkage between the annexe and main building.  

 

▪ This SPD is an opportunity to promote good practice in terms of sustainability, energy saving, and 

fabric first approaches.  

 

▪ Outbuildings used for working from home can lead to energy savings, and potentially generate energy 

for main house also, if they are designed with this in mind. 

 

▪ There are different design considerations depending on the proposed user of the annex/ outbuilding 

e.g. there may be different space standards for mobility impaired occupants. Whilst detailed design is 

not always required at the planning stage, best practice can be promoted. 
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▪ SPD can promote good practice for things that are beyond planning control. It can also promote good 

practice for works carried out under permitted development. 

 

▪ Examples or diagrams used in SPD must present best practice and not actively or unwittingly promote 

the type of development that could be permitted as an annex and become an independent dwelling at 

a later date.  

 

 

Format of SPD  

▪ A shorter document is better 

▪ Diagrams need to illustrate general principles to ensure they are widely relatable 

▪ Diagrams should not duplicate those in the Householder Design Guide 

▪ Definitions needed early on in document (e.g. what is an annex, what is a functional link?) 

 

 

Next steps:  

▪ Nash to consider any further feedback received  

▪ Nash to prepare agreed sections of draft SPD  

▪ SGC to prepare agreed sections of draft SPD (by end week commencing 18th January 2021) 

▪ Draft SPD to be completed by end of January 
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