


Appendix 9

Design and Sustainability SPD

Sub-Division of Dwellings and Houses in Multiple Occupation
Introduction

This additional guidance, in relation to Sub-Division of Dwellings and Houses in Multiple
Occupation (HMO)', has been provided in response to a recent increase in the number
of planning applications received for such development. In particular, it seeks to set out
guidelines to allow for full and proper consideration of the issues that can arise in relation
to this type of development. This can typically include:

Impact on the character of an area;
Residential amenity;

Loss of family dwellings;

Car parking; and

On-site amenity space

The guidance adds further detail to the policy advice set out in policies D4, E1 and A1,
with relevant extracts of these policies provided below:

Policy D4: The sub-division of residential dwellings will be permitted provided that
there is no adverse impact on the area and the amenities of the occupiers of adjoining
properties.

Policy E1: Proposals for new development will be permitted provided that they are of a
high standard of design, make efficient use of land, respect the amenities of neighbouring
occupiers, and do not result in inappropriate traffic generation or compromise highway
safety. All development proposals should therefore:

i.  respond to the local context of buildings in terms of design, siting, density and
spacing, reinforce attractive qualities of local distinctiveness and enhance areas of
poor design; extensions should respect their host building

ii.  not generate traffic of a type or amount inappropriate for roads, properties or
settlements in the locality, and provide safe and convenient access for all potential
users, integrating into existing movement networks and open spaces; and

iii.  minimise the potential for pollution of air and soil and not create noise or light
which harms living and working conditions for the public’s enjoyment of the built
and natural environment.

1 A House in Multiple Occupation (HMQ) is defined in the sections 254 — 260 of the Housing Act 2004. In
general terms, a HMO is a shared house lived in by people who belong to more than one family sharing one or
more basic amenities, such as toilet, personal washing facilities and cooking facilities; or a house in bedsits lived
in by people who belong to more than one family sharing one or more basic amenities; or an individual flat lived in
by people who belong to more than one family sharing one or more basic amenities.

1 Appendix 9

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majesty’s Stationery Office © Crown copyright. Unauthorised reproduction infringes
Crown copyright and may lead to prosecution or civil proceedings. Basingstoke & Deane Borough Council, licence number LA100019356, (2009). Imagery copyright Digital Millennium Map Partnership 2009.



Policy A1: Parking for new development proposals will be flexibly assessed,
dependant on individual circumstances, using as a basis the car and other parking
standards set out in the Councils Parking Strategy and Standards Supplementary
Planning Guidance.

Guidance

Is planning permission required?

Proposals to sub-divide a single dwelling into either a number of separate individual
units or into a ‘house in multiple occupation’ (HMO) requires planning permission. In
addition, a special license is required for HMOs of a certain size. Licenses are issued
by the Borough Council and details of these can be found on the HMO pages of the
Council’'s website: www.basingstoke.gov.uk/housing/info/hmo

Basic Requirements

In order to ensure that full consideration is given to the possible impacts of sub-
dividing a dwelling into separate dwellings or an HMO the following sets out the
minimum requirements necessary for the sub-division of a dwelling to be considered
appropriate. Note: failure to accord with one or more of these requirements is likely
to lead to the refusal of a planning application, unless a detailed justification can be

provided:

1. The main access should be by way of a separate lockable entrance to
the front or side aspect of the property as a result of increased access
to properties through back gardens which had previously provided only
secondary access. Such changes in activity can result in adverse impacts on
the residential amenity of adjoining properties and erode the overall character
of an area, particularly when it is predominantly houses rather than flats. This
will potentially mean that the conversion of mid-terraced properties is unlikely
to be acceptable. Access must be direct to the street or through a common
entrance lobby serving two or more dwellings, the latter being preferable to
avoid the creation of two front doors which can adversely alter the appearance
of the dwelling. The door must be suitable for transporting normal items of
furniture.

2. Self-contained facilities for each dwelling — including exclusive use and access
from within the dwelling to the kitchen, bathroom or shower-room and lavatory.

3. Windows and natural light — to comply with the Building Regulations, all areas
or rooms providing living, eating or sleeping space or acting as kitchens
should normally have one outside wall and window to afford natural lighting
and ventilation.

4. Location of rooms — should be arranged to avoid locating living rooms,
bathrooms and kitchens next to, above or below proposed and / or
neighbouring bedrooms. Instead, rooms of a similar kind should be located
in order to avoid noise disturbance. Appropriate sound insulation may be
required to comply with the Building Regulations and advice on this can be
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obtained from the Council’s Building Control Team: www.basingstoke.gov.uk/
planning/bc . Further conditions on any planning consent may be required by the
Environmental Health Team within the Borough Council to overcome potential
noise problems. To aid the assessment of impact on residential amenity, all
applications submitted must include existing and proposed floor plans clearly
defining the use of each room. In addition, it will be appropriate to avoid locating
new bathrooms and WCs at the front of properties, given the potential harm that
this can result in to the visual appearance of a dwelling.

5. Refuse store — in line with the Council’s requirement for refuse and recycling
storage provision should be made for a communal bin storage area. This should
be an integral part of the development; be accessible; have regard to the impact
of noise and smell; and for larger schemes should have appropriate signage.

6. Gardens and outdoor spaces — all dwellings, where practicable, should be
provided individually or cumulatively with a garden or area of private outdoor
space. If it is not practicable to provide private outdoor space for each dwelling
then an assessment of proximity to appropriate public open space will be
required to justify non-provision.

7. Parking - account will also need to be taken of the Adopted Residential Parking
Standards Supplementary Planning Document which includes specific guidance
on parking for proposals to sub-divide a dwelling or create an HMO.

Other Considerations

In addition to the detailed requirements identified above, there are further issues which
must also be considered in relation to the surrounding area and its character. These are
set out below. Note: failure to fully consider or accord with these requirements is likely
to lead to the refusal of a planning application, unless a detailed justification can be

provided.

1. Consider any detailed local guidance that may be available, such as the
Basingstoke Urban Character Study, Village Design Statements or Conservation
Area Appraisals and how the proposed sub-division relates to this guidance. In
particular, it will be necessary to avoid adversely altering the character of an area
through changes in its visual appearance, such as additional doorways, poorly
designed car parking provision, additional pipe-work to service a bathroom
or WC, or poorly designed and located bin storage areas. Furthermore, the
introduction of sub-divisions can affect the special quality or distinctive features
which contribute to the overall character of an area, as identified in the Urban
Character Study / Village Design Statement / Conservation Area Appraisal. Links
to be added to the VDS, Urban Character Study, Conservation area appraisals

2. Submission of an assessment of the local dwelling stock in relation to:
e Dwelling type (number of houses / flats)

e The number of dwellings that have been sub-divided into smaller dwellings
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This information is important in determining planning applications in
understanding the existing mixture of dwelling types and sizes in the local area,
and the impact of converting an existing family house into two or more smaller
dwellings. Details of dwelling stock should be provided for dwellings in the
surrounding street / terrace / block and should be based on the following:

e Check the planning records for applications to convert larger dwellings
into flats or Houses in Multiple Occupation. Application details can be
viewed on the Council’s website at www.basingstoke.gov.uk/planning/dc/
applications .

e Visit the street / neighbourhood in question to visually inspect the
residential frontage for evidence of conversions (which may include house
numbers, multiple doorbells gas meter boxes and bins).

The provision of this information will assist in understanding the cumulative
impacts of such proposals and how these may be changing the character of an
area.

It should be noted that the Borough Council is preparing a Neighbourhood
Housing Stock Analysis to understand in detail the mix of dwelling sizes across
Basingstoke Town and local demographic changes. Once completed, this will
accompany the advice contained in this note and will be used as background
evidence in the determination of planning applications.

The Ordnance Survey mapping included within this document is provided by Basingstoke and Deane Borough Council under licence from the Ordnance Survey
in order to fulfil its public function in acting as a Planning authority. Persons viewing this mapping should contact Ordnance Survey copyright for advice where
they wish to licence Ordnance Survey mapping for their own use.
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