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Introduction 
 

Lewes has come under pressure in the last decade to find space for more accommodation, 
both residential and commercial.  Its close proximity to two universities, its position as a 
public transport hub and its status within the South Downs National Park, have all 
contributed to an increased demand for space in support of start up businesses, ancillary 
family units etc. 
 
Thus, the number of planning applications for garden rooms, to be used as home offices and 
to provide additional accommodation for members of the extended family, has increased 
year on year.  The natural features and spaciousness of gardens make an important 
contribution to the Lewes townscape as well as supporting climate change mitigation 
through surface water management and urban cooling.  A garden room can therefore have a 
significant impact on local character, amenity and flood risk. 
 
Current planning law is clear about what constitutes an ancillary garden room.  ‘Garden 
Room’ applications cover high quality habitable buildings which will support the ancillary 
need for which they are intended.  However, there is a concern that, in time, when the 
immediate need has gone, there could be a change from ancillary to permanent commercial 
or residential use, with a detrimental impact on neighbours and support infrastructure. 
 

Householders can carry out certain types of work to their homes without needing to apply for 
planning permission. Work of this type is called "permitted development". However, as 
Lewes lies within the South Downs National Park, permitted development rights are more 
restricted, as they are in the Conservation Areas. 
 
The Department of Communities and Local Government has prepared technical guidance to 
help homeowners1, which is designed to be used by anyone who wants to understand more 
about the detailed rules on householder permitted development. The local planning authority 
(in this case Lewes District Council who act on behalf of the South Downs National Park 
Authority) can also advise whether the development is likely to be permitted and whether 
planning permission is required. Quite modest alterations to the design may allow them to be 
constructed without the need for planning permission. 
 
Planning applications must be determined in accordance Lewes District Local Plan Joint 
Core Strategy2.  Whilst the Plan considers in detail the housing needs of the district and how 
these are to be met, it contains no specific policies or guidance on garden rooms. It is in part 
to address this deficiency that this advice note has been prepared. 
 
Most extensions of properties require approval under the Building Regulations and Lewes 
District Council’s Building Control section should be consulted on all development proposals. 
 
This guidance sets out the key principles regarding the design of garden rooms that the 
Society encourages local planning authorities, property owners, developers and architects to 
follow. 
 

                                       
1
 Permitted development rights for householders: technical guidance can be found at: 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/516238/160413_House
holder_Technical_Guidance.pdf 
2
 Lewes District Local Plan Part 1 Joint Core Strategy 2010−2030.  Lewes: Lewes District Council, 

2016, http://www.lewes.gov.uk/Files/plan_Adopted_JCS_with_front_cover.pdf 



 

 

 
Guiding design principles. 
 
Generally, siting of a garden room at the front of, or side of, the principal building should not 
be considered unless a link can be shown with the existing character of the street.  It should 
not unduly affect outlook from habitable rooms of neighbouring properties or principal garden 
areas.  Generally, a bathroom/washroom facility will be acceptable, kitchen facilities will not. 
 
Garden rooms should: 

 
1. Have a functional link to, and accord with, required ancillary use in relation to the 

principal dwelling. 
 

2. Be in the same ownership as the principal dwelling. 
 

3. Protect and enhance the character of the neighbourhood. 
 

4. Not have an adverse impact on the appearance of the street scene, where visible 
from the public highway and the wider surrounding topography. 

 
5. Complement the existing building or groups of buildings, boundary walls or fences. 

 
6. Be situated within the curtilage of the principal dwelling and at the rear of the 

principal dwelling.  
 

7. Share the vehicular access to the principal dwelling. 
 

8. Have no boundary demarcation or sub division of garden areas between the garden 
room and principal dwelling. 

 
9. Not overshadow neighbouring properties or gardens. 

 
10. Not significantly reduce the size of the garden. 

 
11. Be one storey, other than in exceptional circumstances. 

 
 
 
 
When reviewing planning applications for garden rooms the Friends of Lewes 
Planning Committee will: 
 

1. Support a restriction on use being imposed on the application. 
 

2. Support planning law interpretation of ‘ancillary’ and object to an application when 
this is not met. 

 
3. Object to proposals to construct outbuildings in front of the principal dwelling. 

 
  



 

 

About the Friends of Lewes 

 
The Friends of Lewes Society (The Lewes Civic Society) aims to stimulate public interest in 
the beauty, history and character of the town of Lewes and its surrounding area; and to 
promote better design in development proposals. It believes that garden rooms should be 
subsidiary to the main house and should not include facilities that allow them to be used as a 
separate dwelling. Their design should preserve and enhance the character of the 
neighbourhood and not have an adverse impact on the appearance of the street scene.  
 
The Friends of Lewes Planning Committee reviews all planning applications submitted to the 
South Downs National Park Planning Authority (SDNPA) for development proposed in 
Lewes. Every planning application is considered on its merits and this guidance is used as 
the yardstick against which each application for a new garden room is assessed. Friends of 
Lewes forwards its comments to Lewes District Council’s Planning Department to whom the 
decision responsibility is usually delegated (more significant applications are determined by 
the SDNPA). If comments are submitted to the local planning authority they are made either 
in support of or objecting to aspects of the planning application. 
 
The Society would be pleased to discuss any proposals for garden rooms in advance of 
planning applications being submitted and to offer advice on the plans. 
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The Society has also published planning advice notes on Shopfronts and The 
Design of Dormer Windows 
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