
From:                                 NIk Antoniou <njaltd@gmail.com>
Sent:                                  06 January 2026 13:15:22 UTC+00:00
To:                                      "Daniel.Holmes" <Daniel.Holmes@horsham.gov.uk>
Subject:                             Re: DC/25/1949 - Duckmoor Barn Wooddale Lane Billingshurst West Sussex
Attachments:                   Duckmoor_Barn_Class_Q_Response.pdf, Fd6111 Duckmoor barn Key Plan 
sk1.pdf, FD6111 Duckmoor Barn report.pdf

Hi Daniel

Happy New Year ! and thank you for your email. 

One of the Applicant's team has reviewed our exchanges and put together the attached response 
to your concerns for your consideration. Please could you review and let me know if that alters 
your position? We are of the view that the part of the building we have identified for Class Q is 
structurally sound and would meet the tests but welcome your further thoughts.

Many thanks

Kind regards

Nikolas Antoniou
BSc HONS DIPTP MRTPI
Chartered Town Planner
For and on behalf of NJA Town Planning Limited 
01403 252231
www.njatownplanningltd.co.uk

This e-mail is for the intended addressee(s) only. The information it contains may be privileged 
and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or any 
information it contains is prohibited and could, in certain circumstances be a criminal offence. If 
you are not the intended recipient please notify the sender immediately and delete the message 
from your system. NJA Town Planning Limited does not accept responsibility for any errors or 
problems that may arise through the use of internet communication and all risks connected with 
sending sensitive personal information are borne by you.

https://url.uk.m.mimecastprotect.com/s/-So2CExyoClOXW5IyHLH7sHhB?domain=njatownplanningltd.co.uk


On Fri, 2 Jan 2026 at 11:40, Daniel.Holmes <Daniel.Holmes@horsham.gov.uk> wrote:

Dear Nik,

I hope you enjoyed the Christmas break?

I have had chance to review and visited the site last week as I was passing through. 

 

Thank you for drawing attention to DC/25/0789. I have reviewed that decision in the context 
of the current proposal. It is important to distinguish between what may have been accepted in 
a previous case and what the Class Q legislation and case law actually require to be 
demonstrated for this site. Class Q is not a discretionary planning judgement but a legal test of 
whether the existing building, as it stood on the qualifying date, was structurally capable of 
conversion to a dwelling without significant rebuilding. Previous approvals, even where 
marginal, do not set a binding precedent if the factual and structural circumstances are 
materially different.

 

In this case, the submitted structural report for Duckmoor Barn confirms that part of the 
primary portal frame has been distorted and buckled by fire, with associated cracking and 
partial collapse of blockwork, and that sections of the building would need to be removed 
from the scheme as a result. The photographic record also shows substantial loss of walling 
and fire-damaged and perforated roof sheeting. This was evident on my visit. 

 

This is materially different from a building that may be open-sided but retains an intact, 
undamaged structural frame and roof. In Class Q terms, a portal frame that is structurally 
sound but unenclosed can, in some circumstances, still be capable of conversion because walls 
can be added within a coherent and stable structure. A frame that has been structurally 
compromised by fire and requires demolition of failed elements before any conversion works 
can proceed is in a fundamentally different position.

mailto:Daniel.Holmes@horsham.gov.uk


 

The fact that the roof or cladding might in any event be replaced as part of a conversion is not 
determinative for Class Q purposes. The test is whether the building, at the point of 
assessment, exists as a building capable of being converted, not whether new elements could 
be hung off what remains.

 

For these reasons, notwithstanding DC/25/0789, there remains a significant risk that 
Duckmoor Barn would be found not to meet the “capable of conversion” test under Class Q, 
and that refusal on structural grounds would be likely on the evidence currently available. 

I note the decision for this is due on 22/01/2026. If I do not receive a request to withdraw I 
will unfortunately be recommending for refusal on this basis. I appreciate that this is not the 
news you would have been hoping for.

 

Kind regards,

 

 

Danie
l

 Holme
s

Senior Planning Officer

Telephone:
 

01403 21519
0

Email: Daniel.Holmes@horsham.gov.u
k

  

 

 

Horsham District Council, Albery House, Springfield Road, Horsham, West Sussex RH12 2GB
Telephone: 01403 215100 (calls may be recorded)   www.horsham.gov.uk   Chief Executive: Jane Eaton

Horsham District Council will only accept service of documents by email if they are sent to 
legal@horsham.gov.uk. Any documents sent to individual email addresses will not be accepted under 
any circumstances.
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Please contact us in advance if your email, including any attachments, is going to exceed 30MB.
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From: NIk Antoniou <njaltd@gmail.com> 
Sent: 24 December 2025 12:15
To: Daniel.Holmes <Daniel.Holmes@horsham.gov.uk>
Subject: Re: DC/25/1949 - Duckmoor Barn Wooddale Lane Billingshurst West Sussex

 

Hi Daniel

 

Thanks for your email. 

 

In the past Class Q's have been granted for pole barns with little or no foundations and no 
sides etc. so I have seen quite a range of permissions. With this barn we sought to exclude any 
areas that might be problematic and because the floor area as a whole is so large we could 
afford to remove elements and still have a significant main portion of the barn for conversion. 
The impression given following the previous Class Q was that there was support for the 
conversion but it just lacked a structural survey so you can imagine your comments are of 
concern. 

 

As you are aware, inserting the walls, replacing the roof with a lightweight insulated roof, and 
the provision of a slab are all works that would be needed to meet building regs. The key test 
is that there are no new structural elements. Our understanding is that the existing roof 
structure will support a lightweight insulated roof plus allowance for its snow loading. The 
infill walls/panels would be flush with the posts so there will be no extending beyond the 
envelope. 

 

Many Atcost type steel barns have been converted where there is nothing. I draw your 
attention to the attached case DC/25/0789 which your colleague Hannah Darley granted and as 
you can see below there is no floor as such, no walls whatsoever and the roof would be 
replaced with a new insulated metal sheeted one. Given the recentness of this consent I 
struggle to see the differences between the schemes. While the barn below might have a more 
complete roof it would be coming off which then makes the retained barn at Wooddale seem 
the better starting point because it does have some walling. Perhaps you will reconsider in 
light of this permission? as everything you say is needed to be done on Wooddale is no 
different to that below !  

 

mailto:njaltd@gmail.com
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Given the new housing granted on the opposite side of Wooddale Lane backing onto 
Lidl/Shell and other housing another option would simply be to make a full application for a 
new dwelling in this location on the basis of the residential. units allowed directly opposite 
coupled with the housing supply issues etc. I have a number of schemes being granted at the 
moment with Garden House going to committee in January, a recently allowed appeal for a 
unit at Thornhill Stables this is an alternative route but given the success of DC/25/0789 and 
the similarities the preference was to secure residential conversion through the Class Q 
mechanism. 

 

Have a good Christmas and I look forward to hearing from you in the New Year. 

 

Kind regards

 

Nikolas Antoniou



BSc HONS DIPTP MRTPI

Chartered Town Planner

For and on behalf of NJA Town Planning Limited 
01403 252231

www.njatownplanningltd.co.uk

 

This e-mail is for the intended addressee(s) only. The information it contains may be 
privileged and/or confidential. The un-authorised use, disclosure or copying of this e-mail, or 
any information it contains is prohibited and could, in certain circumstances be a criminal 
offence. If you are not the intended recipient please notify the sender immediately and delete 
the message from your system. NJA Town Planning Limited does not accept responsibility for 
any errors or problems that may arise through the use of internet communication and all risks 
connected with sending sensitive personal information are borne by you.

 

 

 

 

On Wed, 24 Dec 2025 at 11:38, Daniel.Holmes <Daniel.Holmes@horsham.gov.uk> wrote:

Dear Nick,

https://url.uk.m.mimecastprotect.com/s/-So2CExyoClOXW5IyHLH7sHhB?domain=njatownplanningltd.co.uk
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Further to reviewing the submitted structural report and the Planning Statement for 
Duckmoor Barn, I wanted to flag some significant concerns in relation to compliance with 
the Class Q “capable of conversion” test.

 

This is a desktop planning risk review rather than a formal determination; however, on the 
evidence currently available, there is a material risk that the proposal would be refused on 
structural grounds.

 

The key issue is that under Class Q the building must, as it exists, be structurally capable of 
conversion to a dwelling without significant rebuilding. This is a legal test arising from case 
law (including Hibbitt, Embleton and subsequent appeal decisions) and is not a matter of 
design preference or mitigation.

 

In this case, the submitted structural report itself identifies that:

• A primary part of the steel portal frame has been distorted and buckled by fire in the 
south-west corner, with associated cracking and collapse of blockwork.

• The roof and wall sheeting has multiple large fire-damaged openings.
• The building is largely open-sided, with only limited low-level blockwork remaining 

on parts of two elevations.
• There is no structural floor slab, only compacted hardcore and earth.

 

The report also makes clear that the proposal relies on excluding the fire-damaged bay and 
part of the lean-to from the scheme and demolishing those elements.

This is problematic for Class Q. The “capable of conversion” test applies to the building as 
it existed on the qualifying date, not to a remnant that would be left after demolition of 
structurally failed elements. Where primary structural components have failed and require 
removal, and where substantial new walls, roof and floor would need to be constructed to 
create a dwelling, Inspectors consistently find that this amounts to rebuilding rather than 
conversion.

 

On the photographic evidence, the structure appears to be a fire-damaged portal frame with 
very limited enclosure, missing and perforated roof sheeting, and only fragmentary 
blockwork. To create a weather-tight dwelling would require new external walls, a new roof 
envelope and a new structural floor, which is not generally accepted as Class Q compliant.

 



For these reasons, there is a clear risk that the LPA would conclude that the building is no 
longer a building capable of conversion, but rather a structurally compromised agricultural 
shell requiring reconstruction, which falls outside the scope of Class Q.

 

If you would like to discuss whether any further structural evidence could realistically 
address this, or whether alternative planning routes should be considered, I am happy to do 
so.

 

Kind regards,

 

Danie
l

 Holme
s

Senior Planning Officer

Telephone:
 

01403 21519
0

Email: Daniel.Holmes@horsham.gov.u
k
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Disclaimer

IMPORTANT NOTICE This e-mail might contain privileged and/or confidential information. If you have 
received this e-mail in error, please notify the sender and delete the e-mail immediately; you may not use or 
pass it to anyone else. Whilst every care has been taken to check this outgoing e-mail for viruses, it is your 
responsibility to carry out checks upon receipt. Horsham District Council does not accept liability for any 
damage caused. E-mail transmission cannot guarantee to be secure or error free. This e-mail does not create 
any legal relations, contractual or otherwise. Any views or opinions expressed are personal to the author and 
do not necessarily represent those of Horsham District Council. This Council does not accept liability for any 
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e mail to a third party. The Council reserves the right to monitor e-mails in accordance with the law. If this e-
mail message or any attachments are incomplete or unreadable, please telephone 01403 215100 or e-mail 

tel:01403%20215190
tel:01403%20215190
mailto:Daniel.Holmes@horsham.gov.uk
mailto:Daniel.Holmes@horsham.gov.uk
https://url.uk.m.mimecastprotect.com/s/4w-5CB6v0tD02V5fvCZH2hIDb?domain=horsham.gov.uk/
mailto:legal@horsham.gov.uk
https://url.uk.m.mimecastprotect.com/s/W4y5Cwrx4HvkrL3sqh8HJIzxk?domain=facebook.com
https://url.uk.m.mimecastprotect.com/s/Lny8Cx1y4CLDNJoSYiAHyFEs_?domain=x.com
https://url.uk.m.mimecastprotect.com/s/rCDFCyXzgi7KVN5SRs7Hxp3Nm?domain=instagram.com/
https://url.uk.m.mimecastprotect.com/s/VorACzXAjiGEVRofotpH9R0iu?domain=linkedin.com/
https://url.uk.m.mimecastprotect.com/s/IhrDCA1rkCZBq9ASMuWHGIfi8?domain=youtube.com
https://url.uk.m.mimecastprotect.com/s/4w-5CB6v0tD02V5fvCZH2hIDb?domain=horsham.gov.uk/


customer.services@horsham.gov.uk. Any reference to "e-mail" in this disclaimer includes any attachments. 

This email has been scanned for viruses and malware, and may have been automatically archived by 
Mimecast Ltd.
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CLASS Q PRIOR APPROVAL 
DC/25/1949 – Duckmoor Barn, Wooddale Lane, Billingshurst 


Response to Case Officer's Preliminary Concerns 


January 2026 


EXECUTIVE SUMMARY 
This response addresses the preliminary concerns raised by Case Officer Daniel Holmes in 
his email of 2 January 2026. We respectfully submit the following: 


1. The application area is capable of conversion without significant rebuilding – 
the structural report confirms the retained frame is "square and sound" and suitable 
"without any major repairs or structural works" 


2. Removing fire-damaged elements is not "rebuilding" – it is site preparation prior 
to conversion of sound structure 


3. Internal works including floors are expressly permitted – PPG Paragraph 105 is 
clear that these should not be taken into account 


We respectfully request that the case officer reconsiders his preliminary assessment in light 
of the matters set out below. 


THE CASE OFFICER'S POSITION 
We understand the officer's position to be as follows: 


• The structural report confirms fire damage to part of the portal frame 
• Sections of the building need to be removed from the scheme 
• A frame that "has been structurally compromised by fire and requires demolition of 


failed elements before any conversion works can proceed is in a fundamentally 
different position" 


• Therefore, the building is not "capable of conversion" under Class Q 


We respectfully disagree with this analysis for the reasons set out below. 


THE STRUCTURAL REPORT: KEY FINDINGS 
The structural report (Finite Design Ltd, Ref: FD6111, 21 November 2025) makes the 
following key findings: 


The Retained Frame is Sound 
"Aside from the fire damage to the steel frame and walls in the south west corner, the 
remaining steel frame appears to be in reasonable condition. With only light surface rusting 
that requires only cleaning and painting. The primary structure appears to be square and 
sound with all the principal members in place." 


The Conversion Area Requires No Major Structural Works 
"Therefore, the proposed conversion falls within the non-fire damaged section of the 
building. The proposal is all single storey construction; the existing steel frame only need 
carry the weight of the insulated roof and wall sheeting... the existing frame will be suitable 
without any major repairs or structural works." 
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This is the critical finding. The structural engineer's professional opinion is that the 
application area – the portion of the building being converted – is suitable for conversion 
without any major repairs or structural works. This directly addresses the Class Q test of 
whether the building operations reasonably necessary for conversion would amount to 
rebuilding. 


RESPONSE TO OFFICER'S CONCERNS 


1. Removing Damaged Elements is Not "Rebuilding" 
The officer suggests that removing fire-damaged sections before conversion indicates the 
building is not "capable of conversion". We respectfully submit this conflates two distinct 
concepts: 


• Demolition/site clearance – removing compromised elements that are not part of 
the conversion scheme 


• Rebuilding – constructing new structural elements to replace what is being 
converted 


The fire-damaged western bay is being removed from site, not rebuilt. The conversion 
relates to the retained structure, which the structural engineer confirms is sound and capable 
of supporting the conversion without major works. This is conversion of an existing building, 
not construction of a new one. 


2. The Application Area Meets the Class Q Test 
The question under Class Q is whether the building operations proposed are "reasonably 
necessary to convert" the building to residential use. In Hibbitt v Secretary of State for 
Communities and Local Government [2016] EWHC 2853 (Admin), the court held that works 
must not amount to "substantial re-building of the pre-existing structure or, in effect, the 
creation of a new building". 
Applying this test to the application area: 


• The primary structural frame is retained and sound 
• The roof structure is retained (only cladding requires replacement) 
• No major repairs or structural works are required 
• The building's form and footprint are preserved 
• The works proposed fall within the scope permitted by Class Q(b) 


Unlike Hibbitt (where a 30m skeletal barn open on three sides required all four walls to be 
constructed), this building has an existing enclosed structure with a sound frame that merely 
requires the permitted works of cladding replacement and installation of windows/doors. 


3. The Class Q Test Applies to the Application, Not the Wider Site 
We respectfully submit that the officer should assess the application as submitted – namely, 
the conversion of the non-fire damaged portion of the building. The presence of fire-
damaged elements elsewhere on the site (which are to be removed) does not affect whether 
the application area meets the Class Q test. The structural report is clear: the proposed 
conversion area is capable of functioning as a dwelling with the works proposed. 


INTERNAL WORKS 
To the extent that concerns relate to the absence of an existing floor or internal walls, we 
draw attention to Planning Practice Guidance (Paragraph 105, as amended February 2018): 
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"Internal works are not generally development. For the building to function as a dwelling it 
may be appropriate to undertake internal structural works, including to allow for a floor, the 
insertion of a mezzanine or upper floors within the overall residential floor space permitted, 
or internal walls, which are not prohibited by Class Q." 


Internal works are not "development" within Section 55 of the Town and Country Planning 
Act 1990 and should not be taken into account when assessing whether the building is 
capable of conversion. The installation of a new floor is expressly permitted by PPG and is 
not a ground for refusal. 


ROOF CLADDING 
The officer notes that "the fact that the roof or cladding might in any event be replaced as 
part of a conversion is not determinative". We agree – but we would distinguish between: 


• The roof structure (the steel frame and purlins) – which is sound and being retained 
• The roof cladding (the asbestos cement sheets) – which must be replaced for 


health and safety reasons regardless 


Class Q expressly permits "installation or replacement of...roofs". The structural report 
confirms new cladding can be supported by the existing frame provided it does not exceed 
the weight of the existing sheeting. Cladding replacement is an expressly permitted Class Q 
operation. 


SUMMARY 
Officer Concern Response 


Fire-damaged frame requires 
demolition before conversion 


Removing damaged elements (not part of the conversion) 
is site clearance, not rebuilding. The retained frame is 
sound and requires no major structural works. 


Building not "capable of 
conversion" 


The application area is capable of conversion. Structural 
report confirms: "the existing frame will be suitable 
without any major repairs or structural works." 


No existing floor/walls PPG Paragraph 105: internal works including floors are 
expressly permitted and should not be taken into 
account. 


Roof cladding 
damaged/perforated 


Roof structure is sound. Cladding replacement is 
expressly permitted by Class Q and required for H&S 
(asbestos). 


CONCLUSION 
We respectfully submit that the application area meets the Class Q test. The structural report 
confirms that the retained frame is sound, the building is capable of conversion, and no 
major structural works are required. The removal of fire-damaged elements elsewhere on 
the site does not affect this conclusion – the test is whether the proposed conversion 
amounts to rebuilding, which it clearly does not. 


We would welcome the opportunity to discuss these matters with the case officer before a 
formal decision is reached. If it would assist, we could arrange a site meeting to demonstrate 
the distinction between the fire-damaged area (to be removed) and the conversion area 
(structurally sound). 


AUTHORITIES 
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Legislation: 
• Town and Country Planning (General Permitted Development) (England) Order 2015 


(as amended), Schedule 2, Part 3, Class Q 
• Town and Country Planning Act 1990, Section 55 


Guidance: 
• Planning Practice Guidance: When is Permission Required – Paragraph 105 (as 


amended February 2018) 
Case Law: 


• Hibbitt v Secretary of State for Communities and Local Government [2016] EWHC 
2853 (Admin) 


— END — 
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Finite Design Ltd   


Structural and 
Civil Engineers 
 


 
Brook House, Mint Street, 
Godalming, Surrey, GU7 1HE 


 
 
 


Company Director: S. M. Saunter Telephone: 01483 427747  
Consultant: P. N. Hacking    B.Sc., C.Eng., M.I.C.E. email:enquiries@finitedesign.co.uk  
Associate Engineer: H. Folad Web Site: www.finitedesign.co.uk  


 
 
21 November 2025 
 
Mr Ben Nicholls 
Holly Bank 
Fryern lane 
Storrington 
West Sussex 
RH20 4NE 
 
 
 
Dear Sirs 
 
 
 
RE: Fd6111. Duckmoor Barn, Wooddale Lane, Billingshurst, RH14 9DZ 
 
 
 
Further to our first visit to the above property on the 8th May 2025 to inspect the existing barn with a view to 
preparing a structural Report in support of a planning application for conversion to a single residential 
dwelling. We now report as follows. 
 
 
 
Brief description 
 
The property is north a facing steel frame barn structure. The building is made up of a 3 bay steel portal frame 
structure approximately 9x6m with bays of 3m each. The ridge height is about 3.5m with an eaves height of 
2.8m, with the ridge line running east to west. The building is also made up of a steel lean-to frame off the 
southern side approximately 9x4.5m with an eaves height of 2.3m. Please see the attached key plan. Sk1. This 
also shows a basic grid system to identify particular areas. 
 
The site is generally flat, surrounded by coarse grass trees and shrubs. The barn is largely empty with just a 
few farm machine parts, fence panels and general light storage. 
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Structural Observations  
 
Our inspection was limited to a visual inspection from ground level only at this stage. The barn’s steel frame 
has a corrugated cement fibre roof sheeting supported on steel purlins. The external walls are largely open 
sided with some areas of cement fibre sheeting to the gables and the southern elevations, supported on steel 
sheeting rails. 
 
There is a blockwork external wall about 1.5m high on the southern (3A-D) and west elevation (A-1-3), with 
a similar internal dividing wall between the main barn and the lean-to (2A-D). 
 
From our inspection it would appear that stored hay or similar has caught fire in the south west corner of the 
lean-to. The heat from the fire was sufficient to cause the steel frame to distort and buckle out of shape on grid 
line A 3-2. This includes the column and portal rafter at 2A. The heat damage in this area is extensive and has 
also caused the block wall locally to be badly cracked and unstable, with local areas having collapsed. 
 
Aside from the fire damage to the steel frame and walls in the south west corner, the remaining steel frame 
appears to be in reasonable condition. With only light surface rusting that requires only cleaning and painting. 
The primary structure appears to be square and sound with all the principal members in place. 
 
The roof and wall sheeting is a cement fire corrugated system that likely contains some asbestos. The sheeting 
is in poor condition with serval large holes mainly caused by the fire.  
 
The floor to the barn appears to be currently just a dirt floor with areas of rolled hardcore as a finish. 
 
 
Conclusions and Recommendations 
 
From our inspection, it would appear generally the main barn frame is in reasonable order where not affected 
by the fire. We understand from the proposal that the western bay between grids A 1-3 and B1-3  is to be 
excluded from the application together with a large area of the southern lean-to. 
 
Therefore, the proposed conversion falls within the non-fire damaged section of the building. The proposal is 
all single storey construction; the existing steel frame only need carry the weight of the insulated roof and wall 
sheeting. The existing cement fibre sheeting is relatively heavy and therefore any new insulated sheeting 
panels should be selected to ensure they do not weigh any more than the existing sheeting. Then the existing 
frame will be suitable without any major repairs or structural works. 
 
The fire damaged section of the existing frame should be taken down and removed from site as part of any 
future works. 
 
We trust the above meets your requirements; should you have any comments or questions, please do not 
hesitate to contact us directly. 
 
 
Yours faithully 
 
 
Steve Saunter 
For and on behalf of Finite Design Ltd 
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Internal View of existing barn looking from point A/2towards the eastern gable end. 
 
 


 
 
 
 
Internal view of the fire damaged south west corner of the lean-too  
 
 


 





