Horsham
District
Council

DELEGATED APPLICATIONS - ASSESSMENT SHEET

APPLICATION NO./ADDRESS.:

DC/25/0747
Westlands Farm , Billingshurst Road, Ashington, West Sussex, RH20 3BB

DESCRIPTION:

Prior Natification for Change of Use of Agricultural Building to 2no. dwellinghouses.

RELEVANT PLANNING HISTORY:

DC/24/0257  Application to confirm that condition 2 of previously approved application Application Refused
DC/19/2196 (Erection of two x 3 bedroom semi-detached dwellings) has on 16.09.2024
been complied with and that the actions and intent of the applicant with
regards to prior to commencement conditions 3,4 and 5 ensures the
permission remains extant (Lawful Development Certificate - Existing)

DC/25/0632 Removal of Condition 3 of previously approved application AS/78/34 Application Refused
(Erection of one dwelling) relating to agricultural occupation. on 11.06.2025

SITE AND SURROUNDINGS:

The application site is to the west side of the Billingshurst Road, north of Ashington and is outside of
any built-up area. The site is located within countryside but has no other statutory designations. The
site is within a rural area characterised by farms, commercial uses and individually designed dwellings.

This application relates to an agricultural building which consists of a predominantly enclosed
concrete and steel portal frame. The building is sited on the left upon entering the site from Billingshurst
Road and has a proposed conversion to two dwellings, each dwelling with two bedrooms.

The building is stated as only being previously used for the keeping of livestock, storage of hay, feed
and agricultural plant and from an Officer’s site visit the buildings appeared largely unused and empty.
One building was totally empty and one currently being used partly for storage.

The nearest non-associated neighbouring property is the Sussex Equine Hospital, and its entrance is
10 metres to the south-east of the application site entrance. The first building on the left in the
application site is one of the buildings making up this application and its rear elevation sits on the
boundary between the application site and the entrance drive into the Sussex Equine Hospital. The
entrance to the application site is relatively well screened from the Billingshurst Road with high hedging
and mature trees.

DETAILED DESCRIPTION:

This notification seeks prior approval under Part 3, Class Q of the Town and Country Planning (General
Permitted Development) (England) Order 2015 to form 2no. 2-bed dwellings.

RELEVANT PLANNING POLICIES

National Planning Policy Framework




Horsham District Planning Framework (HDPF 2015):
Policy 1 - Strategic Policy: Sustainable Development
Policy 24 - Strategic Policy: Environmental Protection
Policy 26 - Strategic Policy: Countryside Protection
Policy 33 - Development Principles

Policy 38 - Strategic Policy: Flooding

Policy 41 - Parking

REPRESENTATIONS AND CONSULTATIONS RESPONSES

Where consultation responses have been summarised, it should be noted that Officers have had
consideration of the full comments received, which are available to view on the public file at
www.horsham.gov.uk

Consultations:
HDC Environmental Health: No Objection

The Preliminary Contamination Risk Assessment dated April 2025 has identified fuel contaminated
soils are present along with suspected asbestos containing materials. If the application is approved,
recommend that a further condition is attached.

WSCC Highways: No Objection

In summary, the movements associated with agriculture have done so safely with no known safety
highways concerns, and C3 residential uses are considered less intensive. West Sussex County
Council in its role as LHA has therefore considered the proposal on that basis. The prior approval is
therefore considered acceptable in highway terms.

Southern Water: Comment

Construction of the development shall not commence until details of the proposed means of
foul/surface water drainage disposal have been submitted to and approved in writing by the Local
Planning Authority in consultation with Southern Water.

Parish Comments:

None received

Representations:

None received

HUMAN RIGHTS AND EQUALITY:

The application has been considered having regard to Article 1 of the First Protocol of the Human
Rights Act 1998, which sets out a person's rights to the peaceful enjoyment of property and Article 8 of
the same Act, which sets out their rights in respect to private and family life and for the home. Officers
consider that the proposal would not be contrary to the provisions of the above Articles.

The application has also been considered in accordance with Horsham District Council's public sector
equality duty, which seeks to prevent unlawful discrimination, to promote equality of opportunity and to
foster good relations between people in a diverse community, in accordance with Section 149 of the
Equality Act 2010. In this case, the proposal is not anticipated to have any potential impact from an
equality perspective.

PLANNING ASSESSMENT




The main issue is whether prior approval is required for the proposed change of use and conversion of
the existing agricultural building to provide a single dwelling under Part 3, Class Q of the Town and
Country Planning (General Permitted Development) (England) Order 2015.

Permitted development
Q. Development consisting of—

(@) a change of use of—
i) a building that is part of an established agricultural unit and any land within that
building’s curtilage, or
(i) a former agricultural building that was (but is no longer) part of an established
agricultural unit and any land within that building’s curtilage, to a use falling
within Class C3 (dwellinghouses) of Schedule 1 to the Use Classes Order,

(b) development referred to in sub-paragraph (a) together with the extension of the
building referred to in sub-paragraph (a), or

(c) development referred to in sub-paragraph (a) together with building operations
reasonably necessary to convert the building referred to in sub-paragraph (a) to a use
falling within Class C3 (dwellinghouses) of that Schedule or to extend that building.

Development not permitted
Q.1 Development is not permitted by Class Q if—

€) in the case of a site that is part of an established agricultural unit, the site was not part of
the established agricultural unit—

0] on 24th July 2023, or

(i) where the site became part of the established agricultural unit after 24th July
2023, for a period of at least 10 years before the date development under Class Q
begins,

As with previous submission DC/19/1421, “[t]he information submitted with the application state that the
barn has been used solely for agricultural purposes and have specifically been used for the keeping of
livestock, storage of hay, feed and agricultural plant, with reference made to relevant applications
AS/5/66 Extension of existing dutch barn (Permitted) and AS/28/96 Erection of a barn (Permitted).
There was no reason to take a different view based on the officer site visit, which did not reveal or

suggest an alternative use”.

The site was in agricultural use as part of an established agricultural unit at the time of DC/19/1421.
From a site visit, the building does not appear to have been used alternatively. On the basis of
evidence available to the Local Planning Authority, and on a balance of probability, it would be
considered that the site would have been part of the established agricultural unit on 24th July 2023.

(b) in the case of a site that was (but is no longer) part of an established agricultural unit—

(i) the site was part of an established agricultural unit on 24th July 2023,

(i) where the site ceased to be part of an established agricultural unit after 24th July
2023, the site has not been part of the established agricultural unit for a period of
at least 10 years before the date development under Class Q begins, or

(iii) since ceasing to be part of an established agricultural unit, the site has been used
for any non-agricultural purpose,

N/A



(c) the floor space of any dwellinghouse developed under Class Q having a use falling
within Class C3 (dwellinghouses) of Schedule 1 to the Use Classes Order exceeds 150
square metres,

Each dwelling is indicated to comprise a floor area of 68m? therefore not exceeding the provisions of

(c).

(d) the development under Class Q, together with any previous development under Class Q,
within the original limits of an established agricultural unit (see paragraph Q.3(2) of this
Part) would result in—

(1) the cumulative number of separate dwellinghouses having a use falling within
Class C3 (dwellinghouses) of Schedule 1 to the Use Classes Order exceeding 10,
or

(i) the cumulative floor space of dwellinghouses having a use falling within Class C3
(dwellinghouses) of Schedule 1 to the Use Classes Order exceeding 1,000 square
metres,

The proposal is considered to meet the requirements (d).

(e) the site is occupied under an agricultural tenancy, unless the express consent of both
the landlord and the tenant has been obtained;

The proposal is considered to meet the requirements of (e).

()] less than 1 year before the date development begins—
() an agricultural tenancy over the site has been terminated, and

(i) the termination was for the purpose of carrying out development under Class Q,
unless both the landlord and the tenant have agreed in writing that the site is no
longer required for agricultural use;

There are no agricultural tenancies that the LPA is aware of. The proposal is considered to meet the
requirements of (f).

(@) development under Class A(a) or Class B(a) of Part 6 of this Schedule (agricultural
buildings and operations) has been carried out on the established agricultural unit—
) since 20th March 2013; or
(i) where development under Class Q begins after 20th March 2023, during the period
which is 10 years before the date development under Class Q begins;
No development under Class A(a) or Class B(a) of Part 6 has taken place.
(h) the development would result in the external dimensions of the building extending
beyond the external dimensions of the existing building at any given point, other than—
(1) extension of the building allowed by paragraph Q.1(i);
(i) protrusions of up to 0.2 metres to accommodate building operations allowed by
paragraph Q.1(j)(i),

The proposed does not include any extension or additions to the existing structure.

(1) the development under Class Q(b) would result in an extension that—
(i) has more than one storey,
(i) is sited anywhere other than to the rear of the existing building,

(iii)  extends beyond the rear wall of the existing building by more than 4 metres,



(iv) has eaves the height of which exceed the height of the eaves of the existing
building,

(v) is higher than whichever is the lower of—
(@aa) the highest part of the roof of the existing building, or
(bb) aheight of 4 metres above the ground,

(vi)  extends beyond a wall that forms a side or principal elevation of the existing
building, or

(vii) would be sited on land that, before the development under Class Q(b), is not
covered by a hard surface that was provided on the land by virtue of any
development, and—

(@aa) the hard surface was not provided on the land on or before 24th July 2023,
or

(bb) where the hard surface was provided on the land after 24th July 2023, the
hard surface has not been situated on the land for a period of at least 10
years before the date development under Class Q(b) begins,

N/A

() the development under Class Q(b) would consist of building operations other than—
(1) the installation or replacement of—
(@aa) windows, doors, roofs, or exterior walls, or

(bb) water, drainage, electricity, gas, or other services, to the extent reasonably
necessary for the building to function as a dwellinghouse; and

(i) partial demolition to the extent reasonably necessary to carry out building
operations allowed by paragraph Q.1(i)(i);

Paragraph 105 of the Planning Practice Guidance in relation to building operations states the following:
'‘Building works are allowed under the change to residential use. The permitted development right under
Class Q assumes that the agricultural building is capable of functioning as a dwelling. However, it
recognises that for the building to function as a dwelling some building operations which would affect
the external appearance of the building, which would otherwise require planning permission, should be
permitted. The right allows for the installation or replacement of windows, doors, roofs, exterior walls,
water, drainage, electricity, gas or other services to the extent reasonably necessary for the building to
function as a dwelling house; and partial demolition to the extent reasonably necessary to carry out
these building operations. It is not the intention of the permitted development right to include the
construction of new structural elements for the building. Therefore it is only where the existing building
is structurally strong enough to take the loading which comes with the external works to provide for
residential use that the building would be considered to have the permitted development right.’

Replacement external materials and new windows/doors will be installed. The extent and nature of
these works is not considered to go beyond that permitted by this limitation.

(k) the site is on article 2(3) land;
The site is not on article 2(3) land.

() the site is, or forms part of—
(1) a site of special scientific interest;
(i) a safety hazard area;

(iii)  a military explosives storage area,

The site is not within any of these areas.



(m) thesiteis, or contains, a scheduled monument; or
The site is not and does not contain a scheduled monument.
(n) the building is alisted building

The building is not a listed building.

(0) the existing building, excluding any proposed extension under Class Q(b) but including
any proposed building operations under Class Q(c), would not be capable of complying
with the nationally described space standard issued by the Department for Communities
and Local Government on 27th March 2015 as read with the notes dated 19th May 2016
which apply to it, or

Each unit would measure 68 square metres net internal floor area and would comply with national
Space Standards of at least 61m2 for a 2 bedroom, 3 person dwelling.

(P) the building does not have suitable existing access to a public highway.

The proposal would utilise the existing access to the site and is located next to the entrance point. As
per the LHA, “[a]n inspection of collision data supplied to WSCC by Sussex Police over a period the
past five years reveals there have been no recorded collisions attributed to road layout within the
vicinity of the existing access point on Billingshurst Road. Therefore, there is no evidence to suggest
the existing access is operating unsafely or that the proposal would exacerbate an existing safety
concern’.

Conditions

Q.2—(1) Where the development proposed is development under Class Q(a) together with
development under Class Q(b), development is permitted subject to the condition that before
beginning the development, the developer must apply to the local planning authority for a
determination as to whether the prior approval of the authority will be required as to—

@) transport and highways impacts of the development,

West Sussex County Council, as the Local Highways Authority, have been consulted as part of this
prior notification process and raised no objection accordingly.

It would be considered that the proposal has suitable existing access to the public highway. The LHA
commented that the movements associated with agriculture have done so safely with no known safety
highways concerns, and C3 residential uses are considered less intensive. West Sussex County
Council in its role as LHA has therefore considered the proposal on that basis. The prior approval is
therefore considered acceptable in highway terms.

(b) noise impacts of the development,

The National Planning Policy Framework (NPPF) requires development to prevent both new and
existing development from contributing to or being put at unacceptable risk from, or being adversely
affected by unacceptable levels of soil, air, water or noise pollution or land instability. The nature and
extent of noise disturbance arising from proposed residential use would not be considered to adversely
impact on neighbouring occupiers and users of land.

(c) contamination risks on the site,
The NPPF states that planning decisions should be based on adequate site investigation information,

prepared by a competent person, which demonstrates suitability for use. Without sufficient information
submitted with this application it is not possible to make such a determination.



Commercial or agricultural buildings can be subject to significant contamination risks arising from their
use, construction and storage of machinery equipment fuels or other chemicals. Potentially hazardous
materials may also be incorporated in made ground, yards and hard standings.

A contamination report has been submitted by the applicant with Environmental Health recommending
further conditions be attached to ensure that the proposal remains compliant.

(d) flooding risks on the site,

The proposed buildings are sited within Flood Zone 1 as designated by the Environment Agency and
therefore no concern is raised in this respect.

(e) whether the location or siting of the building makes it otherwise impractical or
undesirable for the building to change from agricultural use to a use falling within Class
C3 (dwellinghouses) of the Schedule to the Use Classes Order, and

Agricultural activities undertaken in close proximity to the buildings subject of this notification, and
resulting residential units, could impact upon the amenities/wellbeing of future occupants by reason of
noise and odour disturbance. This would, potentially, fall beyond the control of future occupants, and
could be of some scale given the range of existing facilities. It is, though, acknowledged that the prior
approval of the Authority has previously been given. There have been no material changes to the
spatial context since the previous Prior Approval, and there is no justifiable reason to reach a different
conclusion.

()] the design or external appearance of the building, and the provisions of paragraph W
(prior approval) of this Part apply in relation to that application.

The proposed works would involve the alteration and addition of windows and doors into each of the
buildings. The layout and design of these has changed slightly from the previous submission however,
it is considered that the arrangement of the windows and doors would retain the utilitarian character
and appearance of the rural building, and it is therefore considered that the design and appearance of
the conversion is acceptable. The building is set back approximately 30m from Billingshurst Road with
screening provided by high hedging trees, but it sits close to the boundary with the service
entrance/exit to the neighbouring Sussex Equine Hospital. The design and appearance would
sufficiently retain the existing agricultural appearance of a barn, and no objection is raised in this
regard.

(@) the provision of adequate natural light in all habitable rooms of the dwellinghouse

Each habitable room serving each of the dwellings would benefit from access to natural light from the
proposed new door and window apertures to be installed on the elevations of the building. As such, no
objection is raised on these grounds.

Other Matters

Water Neutrality

Article 3(1) of the Town and Country Planning (General Permitted Development) (England) Order 2015
as amended states that:

“Subject to the provisions of this Order and regulations 73 to 76 of the Conservation of Habitats and
Species Regulations 2010 (general development orders), planning permission is hereby granted for the
classes of development described as permitted development in Schedule 2.”

Section 75 of the Conservation of Habitats and Species Regulations 2017 states that “it is a condition
of any planning permission granted by a general development order made on or after 30tn November
2017, that development which —
(@ Is likely to have a significant effect on a European site or a European offshore marine
site (either alone or in combination with other plans or projects), and



(b) Is not directly connected with or necessary to the management of the site, must not be
begun until the developer has received written notification of the approval of the local
planning authority under regulation 77 (approval of local planning authority).”

The application site falls within the Sussex North Water Supply Zone as defined by Natural England
which draws its water supply from groundwater abstraction at Hardham. Natural England has issued a
Position Statement for applications within the Sussex North Water Supply Zone which states that it
cannot be concluded with the required degree of certainty that new development in this zone would not
have an adverse effect on the integrity of the Arun Valley SAC, SPA and Ramsar sites.

On this basis, an application under Section 77 of the Conservation of Habitats and Species Regulations
2017 would be required to be submitted, and development subject of this Prior Approval application
cannot be carried out until a decision of such application has been made.

Conclusion
The proposal has been considered in relation to all relevant conditions, limitations, and restrictions of
Class Q in Part 3. As reasoned in detailed above, the proposed development is not considered to

comply with Q.1(o) of Class Q of Part 2 Schedule 2 of the Town and Country Planning (General
Permitted Development) (England) Order 2015, as amended.

COMMUNITY INFRASTRUCTURE LEVY (CIL)

Horsham District Council has adopted a Community Infrastructure Levy (CIL) Charging Schedule which
took effect on 1st October 2017.

It is considered that this development constitutes CIL liable development.

Use Description Proposed Existing Net Gain
District Wide Zone 1 139.59 139.59 0
Total Gain

Total Demolition

Please note that the above figures will be reviewed by the CIL Team prior to issuing a CIL Liability
Notice and may therefore change.

Exemptions and/or reliefs may be applied for up until the commencement of a chargeable
development.

In the event that planning permission is granted, a CIL Liability Notice will be issued thereafter. CIL
payments are payable on commencement of development.

Recommendation: Application Permitted

Conditions:

1 Pre-Commencement Condition: Prior to the commencement of development approved by this
planning permission (or such other date or stage in development as may be agreed in writing
with the Local Planning Authority), the following components of a scheme to deal with the risks
associated with contamination, including asbestos contamination, of the site and extant
structures shall each be submitted to and approved, in writing, by the local planning authority:

a) A site investigation scheme, based on the submitted contamination risk assessment to
provide information for a detailed assessment of the risk to all receptors that may be
affected, including those off site.



b) Based on the site investigation results (a), an options appraisal and remediation strategy
giving full details of the remediation measures required and how they are to be
undertaken. Any changes to these components require the express consent of the local
planning authority. The scheme shall be implemented as approved.

Reason: As this matter is fundamental to ensure that no unacceptable risks are caused to
humans, controlled waters or the wider environment during and following the development
works and to ensure that any pollution is dealt with, in accordance with the National Planning
Policy Framework.

2 Pre-Occupation Condition: Prior to the first occupation (or use) of any part of the development
hereby permitted, a contamination verification plan shall be submitted to and approved, in
writing, by the Local Planning Authority. The verification plan shall provide details of the data
collected in order to demonstrate that the works set out in Condition 2 of this permission
(DC/25/0747) are complete and identifying any requirements for longer-term monitoring of
pollutant linkages, maintenance and arrangements for contingency action where required.

Reason: As this matter is fundamental to ensure that no unacceptable risks are caused to
humans, controlled waters or the wider environment during and following the development
works and to ensure that any pollution is dealt with, in accordance with the National Planning
Policy Framework.

3 Regulatory Conditon: If, during development, contamination not previously identified is found
to be present at the site then no further development (unless otherwise agreed in writing with
the local planning authority) shall be carried out until the developer has submitted a remediation
strategy to the local planning authority detailing how this unsuspected contamination shall be
dealt with and obtained written approval from the local planning authority. The remediation
strategy shall be implemented as approved.

Reason: As this matter is fundamental to ensure that no unacceptable risks are caused to
humans, controlled waters or the wider environment during and following the development
works and to ensure that any pollution is dealt with, in accordance with the National Planning
Policy Framework.

POSITIVE AND PROACTIVE STATEMENT

Statement pursuant to Article 35 of the Town and Country Planning (Development Management
Procedure) (England) Order 2015. The Local Planning Authority has acted positively and proactively in
determining this application by assessing the proposal against all material considerations, including
planning policies and any representations that may have been received, in order to be able to, where
possible, grant permission.

Plans list for: DC/25/0747
(The approved plans will form Condition 1 on the Decision Notice of all Permitted applications)

Schedule of plans/documents approved:

Plan Type Description Drawing Number Received
Date
Supporting Docs Preliminary Contamination Risk 795/PRowe/Hendri 06.05.2025
Assessment by Environmental ksen/WestlandsFar
Assessment Services Ltd dated m/PCRA
April 2025
Location & Block plan | Location Plan & Block Plans | 000 | 06.05.2025
Elevation & Floor plan | Building 1 - Existing & Proposed | 100 | 06.05.2025




DELEGATED

Case Officer sign/initial ~ JBurrowes Date: 30.06.2025

Authorising Officer sign/initial ~ TDale Date: 30.06.2025
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Application Number AS/28/96

TOWN AND COUNTRY PLANNING ACT, 1990
TOWN AND COUNTRY PLANNING (GENERAL DEVELOPMENT PROCEDURE) ORDER 1995

A P HENDRIKSEN
WESTLANDS FARM
BILLINGSHURST ROAD
ASHINGTON

W SUSSEX RH20 SAY

On behalf of:

In pursuance of their powers under the above-mentioned Act and Order the
Cguncil hereby notify you that they PERMIT the following development,
that is to say:-

ERECTION OF A BARN

WESTLANDS FARM BILLINGSHURST ROAD ASHINGTON

to be carried out in accordance with your application and plan No.
AS/28/96 (as modified by the undermentioned conditions, i any)

submitted to the Council on 30/10/96 and subject to compliance with the
conditions specified hereunder.

DIRECTOR OF PLANNING DATE 22/01/97

1. The buildings hereby permitted shall be wused for agricultural

Burposes only, as defined in Section 336 (1) of the Town and Country
lanning Act 1990.

Reason: The site lies in an area where, in accordance with the
policies of the Structure Plan, development unrelated to an
essential rural activity would not normally be permitted.

2. Within six months of the date of this permission the two existing
buildings shown to be demolished on the approved plan shall be
demolished and all debris removed from the site in accordance with
details to be agreed in writing with the Local Planning Authority.

Reason: In the interest of amenity and to accord with the terms
of the application.



Park House
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District RH12 ARL

Council Tompore

Application Number AS/28/96

N.B. IT IS IMPORTANT THAT YOU SHOULD READ THE NOTES ENCLOSED WITH THIS
FORM. Your copy of the application determined as above is returned
herewith for your records.



