
SUMMARY REPORT
Application Ref: 20190717

Site Address: Courtlands, Gravesend Road, Shorne

Application 
Description: Erection of stable building with tack room and detached barn

Applicant: Mr B Pawar

Agent: Mrs Sonia Rajaratnam, Barron Edwards Ltd

Ward: Shorne, Cobham and Luddesdown

Parish: Shorne Parish

Decision Due Date: 29 November 2019

Publicity Expiry Date: 18 November 2019

Decision Level: Planning Regulatory Board – 27 November 2019

Reason for referral: At the Request of Cllr Lane.

Recommendation: Approval 

Summary of Reasons for Recommendation

The proposal is to change the use of this parcel of land from agricultural to equestrian and the 
erection of stables.

The proposed change of use to equestrian and the erection of stables is a use that is appropriate 
to the countryside and Green Belt and, due to the positioning of the stables, is not considered to 
result in an adverse impact on the openness of the Green Belt.  The proposed development is 
located away from any neighbouring properties and already has vehicular access.  The proposal 
therefore accords with the objectives of Policies CS02, CS12, CS13 and CS19 of the Core 
Strategy 2014, Policy C17 of the Gravesham Local Plan 1994, para. 127 and section 13 of the 
National Planning Policy Framework 2019.

The proposal is therefore considered to comply with local and national planning policy and is 
recommended for approval.

1. Proposal and Site Description 

1.1 The proposal is for the erection of four stables and tack room approx. 19.7m wide and 
5m deep arranged around a courtyard together with a hay barn approx. 6.5m deep and 
5m wide.  They will be approx. 4m high with a pitched roof.  The stables will contain 4 
stalls and a tack room.  The external walls are to be constructed with brick and horizontal 
timber cladding and the roofs will be finished with slate tiles.  The proposed stables will 



be located to the east of the site approx. 11m from the boundary with Courtlands.

1.2 The horses will be kept by the applicant for his own enjoyment and it is not proposed to 
run a commercial livery from the site.

1.3 The waste will be moved to a trailer that will be taken off site once a week for disposal.

1.4 The application site is located along Gravesend Road within the Green Belt and the 
Shorne Woodland Landscape Character Area.

2. Relevant Planning History

2.1 20160216 Creation of a vehicular access onto A226 Gravesend Road and 
installation of post rail fencing and a field gate.
Permitted 11 November 2016

3. Planning Policies

Development Plan

Gravesham Local Plan Core Strategy (September 2014):
 CS01 – Sustainable Development 
 CS02 – Scale and Distribution of Development
 CS11 – Transport
 CS12 – Green Infrastructure
 CS13 – Green Space, Sport and Recreation
 CS18 – Climate Change
 CS19 – Design & Development Principles

Saved Policies in the Gravesham Local Plan First Review (November 1994):
• C17 – Horse Riding and Stables
• T1 – Impact of Development on the Highway Network
• T5 – New Access onto Highway Network

Other material considerations 

National Planning Policy Framework (NPPF) (2019)
• Section 2 – Achieving sustainable development 
• Section 12 – Achieving well-designed places 
• Section 13 – Protecting Green Belt
 
Supplementary Planning Guidance
• SPG 4 - KCC Parking Standards (2006)
• Landscape Character Assessment (2009)

4. Consultations, Publicity and Representations

Publicity

4.1 This application was advertised by way of site notice, press notice and individual 
neighbour letters to 1 property.  No letters of representation from neighbours have 
been received.

Shorne Parish Council



The Parish Council wishes to OBJECT to this proposal, with the following 
reasons/comments:

1. Previous application:  The applicant previously applied under reference 20160216 
to install a double-width field gate, which was permitted by GBC.  This does not 
appear to have been implemented except that a small length of the hedge (not as 
wide as the proposed field gates) was recently cut down.  At the time of the previous 
application no indication was given that any buildings might be desired or concerning 
the number of horses to be accommodated on the plot.

2. Structural aspects:  The submitted plans do not make clear the exact nature of the 
walls of the buildings, i.e. whether the brickwork goes up to roof level.  The external 
walls appear from the plans to be at least 25cm thick which suggests double-skin 
cavity walling.  Overall the proposal is for a robust structure, more so than is usual for 
stable buildings, which are usually prefabricated and more like garden sheds in 
construction.  The buildings are large (nearly 20m by 6.5m and 7m by 5m) and there 
is also a large area of hardstanding of nearly 20m by 7m.

3. Location on the plot:  Given how small the field is and the number of horses to be 
accommodated, the proposed location on the site and orientation of the proposed 
building is wasteful of space.  Stable buildings are usually placed at the edges of 
fields.  We suggest that the building should be relocated on the site so that it is side-
on to the Gravesend Road or with its back to the dividing fence, i.e. in the north-east 
corner of the field.  This would also reduce its visual impact and improve its 
accessibility from Courtlands.  No access gate is shown in the dividing fence. The 
field gate already permitted but not constructed might be better located further east, 
and together this suggestion would reduce the amount of “driveway” that is needed, 
also maximising the equestrian land use.

4. Vehicles and traffic:  The application does not discuss whether vehicles will be kept 
at the site apart from mention of loading manure onto a trailer for weekly removal (the 
amount of manure and soiled straw, bedding etc produced by four horses within a 
week will be considerable) and moving the horses to the other land stated as being 
owned by the applicant for proper pasture/exercise, which does not appear to be 
contiguous with the land that is the subject of the present application.  Any turning 
movements by slow moving vehicles are of concern as traffic on Gravesend Road is 
often moving at 50mph and above.

5. Services to the site:  The plans also do not indicate likely services to be supplied to 
the stables/field (we would assume water and electricity) or any security lighting, 
which could introduce light pollution.  Drains and sewer connection will not be 
needed.

6. Animal welfare:  We remain concerned about the welfare of the horses if four are to 
be accommodated on such a small piece of land, constrained by woodland, and 
request expert input into the suitability of the proposed arrangements.  Overall, we 
suggest that the stable might be better located on the other fields owned by the 
applicant, which are apparently larger, rather than adjacent to a busy and noisy A 
road.  For the previous application 20160216, and as was supported in the comments 
by Rural Planning, we commented that the proposed fencing was too low at 1.0m to 
ensure that the horses were safely contained but the proposed low fencing was 
permitted by GBC without amendment.  The consequences of any of the horses 
escaping onto the A226 could be very serious, for both the horses themselves and 



passing vehicles.  The height of the fencing is not stated on the latest application so 
we make the same comment again, that the fences should be approximately 1.5m 
high.

7. Planning restrictions, hedges and woodland:  The site is in the Green Belt where 
new buildings would not normally be permitted, and this building if permitted would 
detract from its openness.  The proposed recreational use does not appear to be a 
valid exception, especially as outside of the residential curtilage.  The site is bounded 
by mature hedges and also includes (described and shown separated off in the 
20160216 approved OS and site plan but not shown in that presently submitted 
which does not include the true OS plan or the entire plot) a significantly large area of 
mature scrub/woodland, possibly related to a former chalk pit, which adjoins the 
footpath NS159.  These should all be retained and protected from the horses by 
fencing, in order to maintain the biodiversity on the site.

8. Suggested Conditions:  If permitted we suggest that conditions should be 
imposed that the building is only ancillary to the Courtlands property and cannot be 
used for any commercial use or any recreational purpose except for keeping of 
horses, nor any residential purposes or as a separate dwelling.  We are very 
concerned that this application might lead on in the future to a subsequent application 
for residential conversion, as the proposed structure and layout could easily be 
imagined as being a bungalow.  We would be grateful therefore if any permission 
could be strongly conditioned to prevent future residential conversion, perhaps 
by requiring demolition and return to agriculture once the land is no longer required 
for keeping horses, or that the permission is temporary and/or personal to the 
applicant.

Dickens’ Country Protection Society

Object as the site is in the Green Belt.  The proposal does not fall with the exception classes 
in para. 145 of the National Planning Policy Framework.  The proposed development is not 
pursuant of an agricultural use and the area could not sustain the grassing of four horses.

Rural Planning

This appears a fairly typical proposal for a development for private stabling, with associated 
barn storage, of a suitable design and size for the purpose. 

I am aware from 20160216 that Mr Pawar was granted consent for a new access into the 
land, and his residence is next door.

I agree with the submissions that one acre per horse, though a useful rule of thumb, is not 
necessarily applicable to all cases, particularly where the horse is a pony, or has a feeding 
regime that relies more on hard feed. Also I note the agent refers to the applicant also having 
other grazing elsewhere.  

5. Planning Manager (Development Management) Comments

Site Context



5.1 The application site is located along Gravesend Road within the Green Belt and the 
Shorne Woodland Landscape Character Area. 

Change of use of land from agriculture to equestrian within the Green Belt

5.2 The application site extends approx. 2.2ha and seeks permission to change the use 
from agricultural to equestrian for the keeping of the applicants own four horses. 

5.3 If the horses are simply grazing on the land, they will fall within the legal definition of 
“agriculture” and a change of use does not occur. However, this application goes beyond 
simply grazing as it involves the erection of stables.

5.4 The NPPF states (at paragraph 146) that other forms of development are not 
inappropriate in the Green Belt provided that they preserve its openness and do not 
conflict with the purposes of including land in it. This list includes any material change of 
use of land. 

5.5 The applicant has acknowledged that this is a change of use and has included this 
within the application description.

5.6 The Council’s Agricultural Consultant has been consulted and raises no objection.  
However it is noted that the previous permission, proposing equestrian use of the 
application site, did lead to the view being given that the 1m fencing height was 
inadequate.  As the development now proposed would involve a more intensive level of 
equestrian activity on site, it is considered to be appropriate to secure a moderately 
increased height boundary enclosure.  A condition shall be imposed to this extent.

5.7 It is concluded that the change of the use of the land from agricultural to equestrian is 
acceptable in principle and will have no adverse impact on the openness of the Green 
Belt.

New buildings within the Green Belt

5.8 Policy CS02 of Gravesham Core Strategy states that development in the Green Belt will 
be supported where it is compatible with national policies for protecting Green Belt.  
The NPPF states that within the Green Belt inappropriate development is, by definition, 
harmful to the Green Belt and should not be approved except in very special 
circumstances. This goes on to state that the construction of new buildings should be 
regarded as inappropriate development unless they are for a specified range of 
uses/activities.

5.9 Para. 145 of the NPPF states that the construction of new buildings within the Green 
Belt are inappropriate.  Exceptions to this include: 

(b) the provision of appropriate facilities (in connection with the existing use of land or a 
change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds 



and allotments; as long as the facilities preserve the openness of the Green Belt and do 
not conflict with the purposes of including land within it.  

5.10 Para. 146 outlines certain other forms of development that are also not inappropriate in 
the Green Belt provided they preserve its openness and do not conflict with the 
purposes of including land within it.  This lists (e) material changes in the use of land 
(such as changes of use for outdoor sport or recreation, or for cemeteries and burial 
grounds) as an exception.  It is considered that the keeping of horses can fall within the 
category of outdoor recreation.  Therefore the principle of a change of use of the land 
and erection of stables in this location can be acceptable subject to an assessment of 
the impact that the development has on the openness of the Green Belt in terms of its 
scale, siting and design.

5.10 Policy C17 of the Gravesham Local Plan 1994 states that proposals for the recreational 
use of land in the countryside for horse-riding, riding schools and the erection of stables 
will only be permitted if they are compatible with the agricultural, landscape and 
transport policies of the plan.  It goes on to say that stables and horse shelters should 
be properly designed and constructed of sound materials appropriate to the countryside 
and to be in an acceptable location within the site.  

5.11 To reduce the impact on the openness of the Green Belt, the built form of this 
development has been located close to (though not immediately abutting) the eastern 
boundary of the site which results in the built form being located close to the curtilage of 
the adjacent dwelling and close to the road behind vegetation.  This will mitigate any 
potential encroachment into the countryside.  The buildings are considered modest, of 
‘sound materials’ and appropriate for their proposed use.  Due to their size, use and 
location they are not considered to have an significant adverse impact on the openness 
of the Green Belt.

5.12 As such it is considered that the proposed development would not have an significant 
adverse impact on the openness of the Green Belt, according with the contents of 
Policy CS02 of Gravesham Core Strategy (2014), Policy C17 of the Gravesham Local 
Plan 1994 and Section 13 of the NPPF.

Landscape Character

5.13 With regard to the impact on the landscape, the site is located within the designated 
landscape area of Shorne Woodland Landscape Character Area.  The guidelines serve 
to promote conservation and reinforce existing attributes and value.  Included in this is 
the desire to manage access arrangements to balance the need for recreation whilst 
controlling unauthorised access and anti-social uses, and respecting ecological 
sensitivity.  The proposed plans introduce a recreational use which already has its own 
access.  Such a use is not considered to have a negative impact on the landscape 
character area.

Neighbouring Amenity 

5.14 Due to the isolated nature of the site and the fact this is not a commercial use, there will 
be no significant impact on the amenities of the surrounding properties.  No conflict with 
Policy CS19 of Gravesham Core Strategy (2014). 



Parking and Highways

5.15 The access point previous approved on this site was subject to consultation with the 
Gravesham and County Council highway advisors.  No adverse impact on highway 
safety is therefore considered to arise through the use of that access for the purposes 
now proposed.

5 Conclusion 

6.1 The proposed change of use to equestrian and erection of stables is a use that is 
appropriate to the countryside and Green Belt and, due to the positioning of the stables, 
is not considered to result in an adverse impact on the openness of the Green Belt.  The 
proposed development is located away from any neighbouring properties and already has 
vehicular access.  The proposal therefore accords with the objectives of Policies CS02, 
CS12, CS13 and CS19 of the Core Strategy 2014, Policy C17 of the Gravesham Local 
Plan 1994, para. 127 and section 13 of the National Planning Policy Framework

6.2 The proposal is therefore considered to comply with local and national planning policy it is 
recommended for approval.

_________________________________________________________________________

APPROVAL subject to the following conditions:

1. The development to which this permission relates must be begun not later than the 
expiration of three years beginning with the date on which this permission is 
granted.

Reason In pursuance of Section 91 of the Town and Country Planning Act 1990, as 
amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. The development hereby permitted shall be carried out in accordance with the 
following approved plans:

Application form received 10 July 2019.
Supporting statement received 10 July 2019.
GRC-A-P2 (elevations) received 10 July 2019.
GRC-A-P1 (site layout) received 10 July 2019.

Reason For the avoidance of doubt and in the interests of proper planning.

3. The development hereby approved shall not be illuminated at any time prior to the 
details and specifications first being submitted to, and approved in writing by the 
Local Planning Authority.

Reason In the interest of neighbour amenity and in accordance with Policy CS19 of 
Gravesham Core Strategy (2014).

4. The land and stables hereby granted shall not be used as livery stables or as a 
commercial equestrian centre and shall only be used for the stabling and keeping 
of horse for private purposes in connection with land known as Courtlands, 
Gravesend Road, Shorne, Gravesend, Kent.



Reason In order to control commercial activity in the Green Belt and in accordance with 
Policy CS19 of Gravesham Core Strategy (2014).

5. External facing materials of the development hereby permitted shall be in 
accordance with the details indicated on the approved plans and application form.

Reason To ensure a satisfactory visual development in accordance with Policy CS19 of the 
Gravesham Local Plan: Core Strategy (September 2014).

6. Within 3 months of the date of commencement of the development, unless 
otherwise agreed in writing by the Local Planning Authority, full details of hard 
landscape proposals shall be submitted to and approved in writing by the Local 
Planning Authority.  The details should include where appropriate:

o Layout of car parking space(s); 

o Surfacing materials; 

o Vehicle and pedestrian access and circulation. For the avoidance of doubt this 
shall include parking and turning for horses transported on and off site;

o External fixtures e.g. lighting; bollards.

The approved details shall be implemented in full prior to the first use of the 
development hereby approved.

Reason No such details have been provided at this stage and in accordance with Policy 
CS02, CS11 and CS19 of Gravesham Core Strategy (2014).

INFORMATIVES:-

1 STATEMENT OF POSITIVE AND PROACTIVE APPROACH TO DECISION-TAKING

In accordance with Article 35(2) of the Town and Country Planning (Development 
Management Procedure)(England) Order 2015 and paragraphs 186 and 187 of the National 
Planning Policy Framework, the Local Planning Authority has approached the assessment 
and determination of this application in a positive and proactive manner and, where 
appropriate, has worked with the applicant to secure a development that is sustainable and 
that improves the economic, social and environmental conditions of the area, and that is in 
accordance with the Development Plan for the area.

2 BUILDING REGULATIONS AND PARTY WALL ACT

This decision DOES NOT imply any consent which may be required under the Building 
Regulations or under any other enactment or provision.  Nor does it override any private 
rights which any person may have relating to the land affected by this decision, including the 
provisions of the Party Wall etc. Act 1996.

3 NAMING & NUMBERING

As a result of the changes to this property, it appears that a change has to be made to the 
national property gazetteer. It is a legal requirement that a property or premises is registered.



The Naming and Numbering Certificate, when issued, will reduce location or delivery 
problems via Royal Mail or other carriers, and importantly for the Police, Ambulance, and 
Fire & Rescue services. Registration is also necessary to register to vote, for utility 
connections, and will avoid duplicate addresses.

The Naming and Numbering service is provided by the Borough Council. The on-line form is 
available at the Planning/House Numbering page of the council's web-site 
http://www.gravesham.gov.uk/street-naming. Please submit the application and the requisite 
fee in accordance with the guidance on the form.

4 ANIMAL LICENSING REQUIREMENTS 

The applicant must be made aware that if horses are to be let out on hire for riding; or are to 
be kept for the purpose of their being used, in return for payment for instruction in riding, 
then the premises must be licensed under The Riding Establishments Acts 1964 and 1970.


