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Item No. Report of the Head of Development Management and Building Control

Address: 40 GREENACRES AVENUE ICKENHAM

Development: Erection of single storey outbuilding to rear garden for use as annex, following
demolition of existing garage.

LBH Ref Nos: 66743/APP/2025/1777

Drawing Nos: 2512-PL-L&B
2512-PL-001
2512-PL-101 - Rev A
2512-PL-102 - Rev A
2512-PL-103

Date Plans received:

Date Application valid

26-06-25

28-07-25

Date(s) of Amendments(s):

1. CONSIDERATIONS

1.1 Site and Locality

The application site is occupied by a detached bungalow on a corner plot at the western corner of
the junction of Greenacres Avenue with St. George's Drive.

The site is set in a residential area of Ickenham with Breakspear Road set to the west and
Swakeleys Road set to the south. The existing property has an existing side extension set back a
significant distance from the main front wall. An existing garage is situated within the rear end of the
garden with access provided onto St George's Drive.  The site is not situated within a conservation
area. It does however lie within a Critical Drainage Area. No other significant constraints are
identified.

1.2 Proposed Scheme

The application seeks planning permission for the erection of an outbuilding to the rear garden for
use as an annexe. The outbuilding would have an l-shaped footprint and would measure 9.55m at
its longest and 6.5m at its widest. It would replace the existing garage within the rear garden. It
would comprise a kitchen/diner, living room and separate bedroom with accessible bathroom.

1.3 Relevant Planning History
66743/APP/2011/1905 40 GREENACRES AVENUE ICKENHAM

Single storey side extension
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Decision: 30-09-2011 Approved

66743/APP/2011/1207 40 GREENACRES AVENUE ICKENHAM
Single storey side extension and conservatory to rear.

Decision: 26-07-2011 Refused

Comment on Planning History
As outlined above.

2. Advertisement and Site Notice
2.1 Advertisement Expiry Date: Not applicable
2.2 Site Notice Expiry Date: Not applicable

3. Comments on Public Consultations
10 neighbouring properties were consulted by letter dated 01-08-25. Consultation expired on 22-08-
25.

1 letter of support has been received advising that such developments are crucial in promoting
multigenerational living, enhancing sustainability, and alleviating pressures on the broader housing
market and social care systems. The proposed annexe is intended to serve as an ancillary
structure, maintaining a dependent relationship with the primary residence. It is essential that this
relationship is preserved through appropriate planning conditions, ensuring the annexe does not
function as an independent dwelling.

Officer note: The issues raised are addressed in the section below.

Highways - No objection.

4. Local Plan Designation and London Plan

The following Local Plan Policies are considered relevant to the application:-

Part 1 Policies:

PT1.BE1 (2012) Built Environment

Part 2 Polices:

DMHB 11 Design of New Development
DMHB 18 Private Outdoor Amenity Space
DMHD 2 Outbuildings
DMEI 12 Development of Land Affected by Contamination
LPP D4 (2021) Delivering good design
NPPF4 -24 NPPF4 2024 - Decision making
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5. MAIN PLANNING ISSUES

The main planning issues are the potential use of the outbuilding as a self-contained residential
unit, the quality of accommodation that would afford future occupants, the visual impact on the
character and appearance of the area, the level of impact on neighbouring residential amenities,
parking provision, and highway safety. The key issue is whether the proposed development would
be tantamount to the creation of a self-contained unit.

Policies D1 and D4 of the London Plan (2021) require development proposals to be of high quality
and to enhance the local context, delivering buildings and spaces that positively respond to local
distinctiveness. Policy D3 states that developments should deliver appropriate outlook, privacy, and
amenity. Policy D6 states the site layout, orientation, and design of dwellings should provide privacy
and adequate daylight for residents.

Policy DMH 6 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states there is a presumption against the loss of gardens due to the need to maintain local
character, amenity space, and biodiversity.

Policy DMHD 2 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that the use of an outbuilding shall be for a purpose incidental to the enjoyment of the
dwelling house and not capable for use as independent residential accommodation and primary
living accommodation such as a bedroom, bathroom, or kitchen will not be permitted.

The Council aims to safeguard the character and appearance of an area and the amenity of local
residents from inappropriate development, such as 'beds in sheds'. The Local Plan clearly states
that the Council will strongly resist proposals for detached outbuildings which are considered to:
i) be capable of independent occupation from the main dwelling and which effectively constitute a
separate dwelling in a position where such a dwelling would not be accepted; or
ii) result in an over dominant and visually obtrusive form of development and as a result have an
adverse effect on the character and appearance of the dwelling and the wider locality.

Paragraph A1.17 of the Hillingdon Local Plan: Part Two - Development Management Policies
(2020)states that: Annexes designed specifically for the use of disabled or dependent elderly family
members should
be located at ground floor level and be fully accessible. An Access Statement should be submitted
with the planning application. An annexe should not have a separate private entrance and must be
connected internally to the existing property. Annexes which are capable of being used as (or easily
adapted to) a fully self-contained unit will not be permitted.

Paragraph A1.32 of the Hillingdon Local Plan: Part Two - Development Management Policies
(2020) also indicated that outbuildings should be 'incidental' and should not have facilities such as a
bathroom, bedroom or kitchen. These facilities are considered to be primary living accommodation
located within the main house. This is backed up by Policy DMHD 2
which states that the use of outbuildings
iii)shall be for a purpose incidental to the enjoyment of the dwelling house and not capable for use
as independent residential accommodation; and iv) primary living accommodation

It has been established through case law that the distinctive characteristic of a dwellinghouse is its
ability to afford those who use it with the facilities required for day-to-day private domestic existence
(Gravesham BC v SSE & O'Brien ). Section 254 of the Housing Act 2004 refers to basic amenities
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comprising a toilet, personal washing facilities, and cooking facilities.

In Burdle v SSE  3 All ER 240, Lord Bridge explained that a "useful working rule" is that it should be
assumed that the unit of occupation is the planning unit, unless some smaller unit can be
recognised as the site of activities which amount in substance to a separate use both physically and
functionally. As such, identifying whether the proposal would constitute a material change of use
(and take place in a separate planning unit) requires an assessment of both the physical and
function connection between the caravan or mobile home, and the main dwelling.

The submitted plans indicate the provision of a living room, kitchen, bathroom and one bedroom
within the 60 square metre outbuilding. The applicant has advised that the proposal seeks to erect
an annexe to provide ancillary accommodation for the applicant, who, due to advancing age and
declining health, and support from his family, The applicant has advised that the annexe is essential
to fulfil the care and support needs of the applicant, and the family is committed to addressing day-
to-day requirements such as cooking, socialising, laundry, errands, appointments, and overall
support.

From review of the site and the submitted information, it is clear that the outbuilding would be
capable of being used
independently from the main house at 40 Greenacres Avenue. The outbuilding would contain both a
kitchen and separate living space as well as  a bedroom and bathroom. There is a side access
currently existing off St. George's Drive which is could be used independently from the main
dwelling house.  As a matter of fact and degree, it is considered that the proposed development
would be tantamount to the creation of a self-contained residential unit. The outbuilding would also
not be connected to the main dwelling and could therefore not be considered an annexe use.

It is noted within the accompanying Planning Statement that the space would be used by a family
member with medical and mobility issues. Whilst Officers share some sympathies and understand
the need for space closer to the remaining family, the scheme as it stands would create a separate
living unit. In this instance, the harm from the new unit's location within the rear garden would
outweigh the private benefits to the applicant and their family.

The building (in its proposed location) could be accessed from Greenacres Avenue. Given the
kitchen/living room, bathroom facilities and one bedroom shown on the submitted plans, it is
considered that on the balance of probability, the unit could be occupied separately to the main
dwelling, and would be capable of use as a independent dwelling.

Although, it is advised that in circumstances where the creation of an additional dwelling would be
unacceptable, it may be appropriate to impose a condition so that the extension or building
permitted shall be used solely as ancillary accommodation to the main dwelling. However, as
highlighted in the preceding paragraphs, the development would not provide ancillary
accommodation but rather a self-contained residential unit. As such, a condition requiring the
outbuilding to remain ancillary to the main dwelling is considered to not be enforceable, thus failing
to pass the conditions tests set out in the NPPF (2024).

The proposed development, by reason of the provision of facilities within the proposed outbuilding,
the size of the outbuilding and independent access to the proposed outbuilding, is considered
capable of independent occupation from the main dwelling. As a result, the proposal would be
tantamount to a separate self-contained residential unit in a position where such a dwelling would
be unacceptable. Consequently, the proposed development would harm the character and
appearance of the area and the amenity of neighbouring residents.
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Using the outbuilding for living accommodation and as a separate residential dwelling would give
rise to serious concerns about noise and general disturbance from uncharacteristic and unfettered
comings and goings to and from the rear of the site. Therefore, the proposal could negatively
impact the amenity of neighbouring occupiers

The proposal is, therefore, contrary to National Planning Policy Framework (2024), Policies D1, D3,
D4, and  D6 of the London Plan (2021) and Policies  DMH6;  DMHD 2 and DMHB 11 of the
Hillingdon Local Plan: Part Two - Development Management Policies (2020) and as such it is
unacceptable.

Quality of Living Accommodation:

Policy D6 of the London Plan (2021) states that housing development should have a high-quality
design and provide adequately sized rooms. Table 3.1 of the London Plan (2021) requires a one-
person studio to have a minimum gross internal floor area of 37 sq. m. A single bedroom should
have a minimum floor area of 7.5 square metres. A one-bedroom two-person property is required to
provide 50 sq. m.

Policy DMHB 16 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that all housing development should have an adequate provision of internal space to provide
an appropriate living environment. Policy DMHB 18 requires all new residential developments to
provide good quality and useable private amenity space in accordance with Table 5.3, which
requires a studio flat to have at least 20 sq. m. of private outdoor amenity space. Houses with four
bedrooms or more are required to have at least 100 sq. m. of private outdoor amenity space.

With a gross internal area., the proposed self-contained residential unit would meet the minimum
standard and provide a satisfactory standard of accommodation (regarding floorspace) for the
future occupant. A modest rear garden area would serve the annexe to the rear, measuring 26 sq.
m.

The proposal complies with Policy D6 of The London Plan (2021) and Policies DMHB 16 and
DMHB 18 of Hillingdon Council's Local Plan Part 2 Development Management Policies (2020).

Character and Appearance:

Policy BE1 of the Hillingdon Local Plan: Part One - Strategic Policies (2012) seeks a quality of
design in all new development that enhances and contributes to the area in terms of form, scale
and materials; is appropriate to the identity and context of the townscape; and would improve the
quality of the public realm and respect local character.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that all development, including extensions, alterations and new buildings, must harmonise
with the local context by taking into account the surrounding settings. Policy DMHB 12 of the
Hillingdon Local Plan: Part Two - Development Management Policies (2020) states that
development should be well integrated with the surrounding area and accessible.

Policy DMHD 2 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
states that the developed footprint of the proposed outbuilding must be proportionate to the footprint
of the dwelling house and to the residential curtilage in which it stands and have regard to existing
trees.

Paragraph A1.34 of the Hillingdon Local Plan: Part Two - Development Management Policies
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(2020) states that as a general guide, an outbuilding should be no greater than 30 sq. m. and
should not significantly reduce private amenity space or the landscape and ecological value of the
garden. Outbuildings should respect neighbouring properties and should not result in the excessive
loss of residential amenity, privacy, outlook, and overshadowing/sunlight.

Whilst the proposal has a footprint over that set out in Paragraph A1.34 of the Hillingdon Local Plan:
Part Two - Development Management Policies (2020), it is considered that, on balance, given the
site context, the outbuilding would be acceptable. The outbuilding would sit comfortably within the
plot at the end of a relatively large garden. When viewed against the surrounding context, large
lawful outbuildings of a similar size, the replacement of the existing outbuilding of similar scale,  it is
considered that, on balance, the proposal would appear sufficiently subordinate to the main
dwellinghouse, although at the upper end of what would be considered acceptable in this regard.

Given the scale of the proposed building, its design and siting, and the context of the bigger host
dwelling, deep and sizeable rear garden, and larger nearby outbuildings, it is considered that the
outbuilding would not detract from the visual amenities of the surrounding area and would be
acceptable, on balance, in this instance, complying with the aims of Policy BE1 of the Hillingdon
Local Plan: Part One - Strategic Policies (2012) and Policies DMHB 11, DMHB 12, and DMHD 2 of
the Hillingdon Local Plan - Part Two (2020).

Impact on Neighbouring Residential Amenity:

Policy D3 of The London Plan (2021) states that developments should deliver appropriate outlook,
privacy, and amenity. Policy D6 states the site layout, orientation, and design of dwellings should
provide privacy and adequate daylight for residents.

Policy DMHB 11 of the Hillingdon Local Plan: Part Two - Development Management Policies (2020)
seeks to ensure that development proposals do not adversely impact the amenity, daylight, and
sunlight of adjacent properties and open space. The supporting text for this policy states that the
Council will expect new development proposals to carefully consider layout and massing to ensure
development does not result in an increased sense of enclosure and loss of outlook.

The use of the outbuilding for living accommodation and as a separate residential dwelling would,
however, give rise to concerns about noise and general disturbance from uncharacteristic and
unfettered comings and goings to and from the rear of the site.

Therefore, the proposal would negatively impact the amenity of neighbouring occupiers, be contrary
to Policies D3 and D6 of the London Plan (2021) and Policy DMHB 11 of the Hillingdon Local Plan:
Part Two - Development Management Policies (2020), and as such, be unacceptable.

Parking and Highway Safety:

The parking provision would be unaffected by the proposed development.

Therefore, the proposal would comply with DMT 6 of the Hillingdon Local Plan: Part Two -
Development Management Policies (2020) as it would not significantly exacerbate the demand for
street parking or prejudice highway safety.

Conclusion:

As a matter of fact and degree, it is considered that the proposed outbuilding would provide a self-
contained residential unit, thus creating a new planning unit.
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A separate self-contained residential unit in this location would harm the character and appearance
of the area and the amenity of neighbouring residents.

As such, the proposal would conflict with the policies in the NPPF (2023), The London Plan (2021),
the Hillingdon Local Plan: Part One - Strategic Policies (2012), and the Hillingdon Local Plan: Part
Two - Development Management Policies (2020).

It is recommended that the application be refused.

6. RECOMMENDATION
REFUSAL   for the following reasons:

1. NON2 Non Standard reason for refusal

The proposed development, by reason of the provision of facilities within the outbuilding and
independent access to the outbuilding, would be tantamount to a separate self-contained
residential unit in a position where such a dwelling would be unacceptable. Consequently, the
proposed development would harm the area's character and appearance and the amenity of
neighbouring residents. The proposal is, therefore, contrary to the National Planning Policy
Framework (2024), Policies D1, D3, D4, and D6 of the London Plan (2021), and Policies DMH 6,
DMHD 2, and DMHB 11, DMHB12; DMHB16 and DMHB18 of the  Hillingdon Local Plan: Part Two
- Development Management Policies (2020).

INFORMATIVES

1. The decision to REFUSE planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

2. The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance.

DMHB
11

Design of New Development

DMHB
18

Private Outdoor Amenity Space

DMHD 2 Outbuildings

DMEI 12 Development of Land Affected by Contamination
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LPP D4 (2021) Delivering good design

NPPF4 -
24

NPPF4 2024 - Decision making

Standard Informatives

1. The decision to REFUSE planning permission has been taken having regard to all relevant
planning legislation, regulations, guidance, circulars and Council policies, including The
Human Rights Act (1998) (HRA 1998) which makes it unlawful for the Council to act
incompatibly with Convention rights, specifically Article 6 (right to a fair hearing); Article 8
(right to respect for private and family life); Article 1 of the First Protocol (protection of
property) and Article 14 (prohibition of discrimination).

2. The decision to REFUSE planning permission has been taken having regard to the policies
and proposals in the Hillingdon Local Plan Part 1 (2012) and Part 2 (2020) set out below,
including Supplementary Planning Guidance, and to all relevant material considerations,
including The London Plan - The Spatial Development Strategy for London consolidated with
alterations since 2011 (2016) and national guidance..

Part 1 Polices
PT1.BE1 (2012) Built Environment

Part 2 Polices:
DMHB 11 Design of New Development
DMHB 18 Private Outdoor Amenity Space
DMHD 2 Outbuildings
DMEI 12 Development of Land Affected by Contamination
LPP D4 (2021) Delivering good design
NPPF4 -24 NPPF4 2024 - Decision making

Contact Officer: Sharon Singh Telephone No:
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