
           
   DEVELOPMENT CONTROL BOARD 
 
    13 October 2022 
 
Reference: 21/00137/COU   Officer: Mrs Emma Eisinger 
 
Location: Land Adjacent Kentwood House 

Darenth Road 
Darenth 
Kent 
 

 
Proposal: Change of use of former agricultural land to mixed use as a 

hobby farm and for keeping of horses. Removal of some of the 
existing buildings. Erection of an agricultural barn and stable 
blocks (B1 and B7). (Part retrospective regarding the change of 
use and erection of a stable block (B1)) 

 
Applicant: Ms Paula Bonner 
 

 
Agent: Barron Edwards Ltd/Mr James Barron 

 
 
 
Parish / Ward: Darenth / Darenth 
 
RECOMMENDATION: 
 
Grant planning permission for the reasons set out below and subject to 
conditions 
 
SITE DESCRIPTION 
 
(1) The application site comprises of a piece of land some 4 hectares (or 10 
acres) in area and which lies in the designated Green Belt. The land is 
situated on the north-eastern side of Darenth Road South. The site is 
accessed from an existing track to the south-west. The track continues on to 
provide access to another piece of open land which immediately adjoins the 
application site. It sits adjacent to other fields to the north and north-east. To 
the south of the site is Kentwood House Nursing Home and Beechwood 
Nursing Home. There is also another track which is to the south of the site 
and wraps around the site. The site is visible from the vehicular access road 
to Beechwood Nursing Home, albeit that this is a private access way.  
 
(2) There is a public right of way (DR38) on the opposite side of the Darenth 
Road South as well as a residential property. Public right of way DR7 lies to 
the east of the site. Further south there are more residential properties and 
the Chequers Public House – a grade II listed building. 



 
(3) The site is close to the M25/A2 highway interchange. When it was created 
it is understood that the highway access to the site via Darenth Road South 
from the north was stopped up. 
 
(4) The site is approximately 70m to the north of the Darenth Road, Darenth 
Hill Area of Special Character. An Area TPO (no. 3 1985) is some 20 metres 
to the south of the application site.  
 
THE PROPOSAL 
 
(5) This application seeks to regularise the use of this site. It is understood to 
have been previously used for agriculture but this was some time ago.  More 
recently, it was changed to a mixed use as a hobby farm and for the keeping 
of horses. The northern portion of the land as shown on the proposed block 
plan, is to remain free of structures (apart from a single stable building) and is 
for the use of equine grazing; there is also an area of land on the southern 
part of the site that will be used for equine grazing. The remaining part of the 
site is used as a “hobby farm” by the applicant. The definition of a hobby 
farmer in the Collins English Dictionary is “a person who runs a farm as a 
hobby rather than a means of making a living”. This proposed use involves the 
keeping of a number of animals (sheep, goats, alpacas, emus, rheas and 
pigs) and fowl (chickens, ducks, guinea fowl and pigeons) from which the 
applicant does not make a living but is understood to make enough money to 
cover costs.   
 
(6) The second part of this application is to regularise some of the buildings 
and generally improve the overall appearance of the site by removing other 
buildings and chattels. Over the years, there have been a number of 
structures that have been erected on the site and vehicles left / repurposed 
which has resulted in a degree of clutter.  Some of the buildings may have 
gained immunity through the passage of time. The applicant is now willing to 
remove several of the dilapidated buildings and condense the structures into 
one new building in the south west corner of the site, whilst other, more robust 
buildings will also remain on the site to serve the use of the site as a hobby 
farm/for the keeping of horses. 
 
(7) A plan has been submitted that outlines the buildings to be removed and 
those which are to stay.  
 
(8) The buildings/chattels to be removed include:-  
 

•An open barn and pig pen (68 sqm) currently located on the boundary 
with Darenth Road South (B2 on existing plan); 
•A further Barn and run (40 sqm) currently located near the entrance to 
the site on the boundary with Darenth Road (B3 on existing plan);  
•A shipping container (18sqm) located at the entrance to the site (B4 
on existing plan); 
•Field Shelter currently located in the western corner of the hobby farm 
enclosure (FS2 on existing plan);  



•Lorry body located in the western corner of the site close to the 
boundary with Darenth Road South (B6 on existing plan); 
•Small dilapidated stable building located within the centre of the site 
(B8 on existing plan);   
•Dog kennels in the central part of the site used for sheep dogs (A2 
and A3 on the existing plan). 

 
(9) The buildings / structures /chattels that are to remain on the site include:- 
 

•A stable building and tack room of 42sqm located in the centre of the 
site and serving the equestrian use to the north of the site (B1 on 
proposed plan); 
•A 12 sqm moveable/touring caravan which is used as a tea room, 
understood to be for personal use by the applicant when out on the 
land, located close to the site entrance (B5 on the proposed plan); 
•A stable building (measuring 3m by 12m) that are located within the 
equine grazing area in the southern part of the site (B7 on the 
proposed plan); 
•Open aviaries in the central part of the site used as part of the hobby 
farm for the keeping of ducks, hens and geese (A1 on the proposed 
plan);  
•Chicken run and pen located in the hobby farm area in the central part 
of the site (A4 on the proposed plan); 
•Mixed Poultry run located in the hobby farm area in the central part of 
the site (A5 on the proposed plan); 
•Poultry sheds located in the hobby farm area in the central part of the 
site (C1 and C3 on the proposed plan); 
•A field shelter located on the northern part of the site within the hobby 
farm area (3.2 by 7.2m) (FS1 on the proposed plan). 

 
(10) All of the structures/buildings that are to be removed would be replaced 
with a new barn which will sit in the north-western corner of the site. This barn 
will sit adjacent to the vegetation along the front boundary and to the 
boundary with the neighbouring field. During the course of the application, this 
proposed barn has been reduced in height by approximately 700mm. It will 
now be some 22m wide with an additional outdoor run, it is 7m deep and it will 
have a pitched roof with a height of 4m. It will comprise of metal profiled 
cladding with green walls, brown roof and cream doors. The barn building will 
be sub-divided to provide storage for a tractor and machinery, sheep, goats, 
pigs, alpacas / rheas and a hay store. The applicant maintains that secure 
storage is required because of previous break-ins at the site.  
 
RELEVANT HISTORY 
 
(11) There is no planning history for this particular site except an enforcement 
case which has led to the submission of this planning application.  
 
(12) However, on adjacent land to the northwest, planning permission was 
refused and dismissed at appeal for an access track to paddocks that were 
unlawfully being used to keep horses (16/00427/FUL). In their 



representations, the Parish Council have commented on this case. The 
Inspector concluded that the roadway does not preserve Green Belt openness 
and impacts on the purpose of safeguarding the countryside from 
encroachment. 
 
(13) The Inspector considered the track (road) to be a “significant engineering 
operation stretching a substantial distance across the appeal site:” The 
conclusions reached in respect of the visual impact of the track are relevant to 
the planning application before Members now: “The roadway is surfaced in 
dark hard-core which, in visual terms, starkly contrasts to the surrounding 
green grass landscape. There is a significant rise in the site from south west 
to north east. The land is exposed and visible in wider views from surrounding 
land and the busy highways close by. The roadway is an urbanising feature 
that visually detracts from the green landscape of the countryside. The visual 
harm of the roadway to this countryside landscape is all the more pronounced 
due to the exposed nature of the appeal site and the visibility of it, and the 
roadway, in views from the wider area.” The Inspector concluded that the 
proposed development would be harmful to the character and appearance of 
the area and the openness of the Green Belt. 
 
(14) There are related enforcement cases (investigations are on-going) to the 
above matter however, it is noted that the track remains (although the ‘dark’ 
hardcore may have been removed) and the land appears to be used as 
paddocks. 
 
COMMENTS FROM ORGANISATIONS 
 
(15) Natural England were consulted but have no comments to make.  
 
(16) Kent County Council Biodiversity comment that no ecological information 
has been submitted with this application but they advise that the proposed 
development has limited potential to result in ecological impacts. However, a 
Breeding Bird Informative is suggested and ecological enhancements are 
sought by condition. 
 
(17) Kent County Council Highways advise that the use of the site as 
agricultural land would have potentially generated large machinery serving the 
site and therefore the impact from the proposed use as more of a 
‘smallholding’ is not materially greater from a transport perspective. 
 
(18) Environment Agency (EA) raise no objection but offer advice as the site is 
in a sensitive setting for groundwater. 
 
(19) The Public Right of Way Officer raises no objections.  
 
(20) Environmental Health do not raise any objections. 
 
 
 
 



NEIGHBOUR NOTIFICATION 
 
(21) A neighbour notification and the posting of a site notice resulted in no 
responses being received. 
 
(22) Darenth Parish Council object to the application.  
 
(23) With regard to the original application for a larger barn their concerns 
include:- 
 

•A ‘hobby farm’ is inappropriate within the Green Belt  
 

•Detrimental effect on the openness of the site / rural setting. 
 

•Concerns over access to the site. 
 

•Development is visible from the M25 and that it detracts from the 
appearance of what was an attractive rural farmland view of the Kent 
countryside. 

 
•Both Darenth Road and Darenth Hill are designated as an 'Area of 
Special Character' and development impacts on this designation  

 
•The design and bulk of the proposed buildings do not meet the NPPF 
requirement requiring 'high quality buildings of good design'. 

 
•The nature and size of the stock to be kept at the farm far exceeds a 
level consistent with the definition of a hobby farm. 

 
•The loss of Grade 3 agricultural land which is suitable for agricultural 
use. 

 
•No account should be taken of the previous and ongoing illegal 
activities on the site and this should not be a reason to allow 
development. 

 
•High level of traffic movement in and out of the site at all hours of the 
day and sometimes night suggests a usage far in excess of what would 
be expected of a purported 'hobby farm'.  

 
•Comment about the access to the field and the use of Darenth Road 
as a track. The road was 'stopped-up' as part of the A2 widening 
scheme in the mid-1980s but is presumably still under the ownership of 
the relevant Highways Authority and, question whether the required 
Notice was served. 

 
•The Parish Council has concerns over the effect that the site activities 
are having on the users of footpath DR38 with many being prevented 
from using the PROW due to the aggressive nature of at least two dogs 
on the site.  



 
•If allowed, conditions should be applied that restrict the times of 
access, restricts the number of vehicle movements in and out of the 
site, prevents an increase in the number of livestock, defines a period 
during which the planned demolition of a number of the structures must 
be undertaken and the removal of all associated rubbish from the site, 
the Hobby Farm is not to be open to the public or any educational 
establishment at any time and no commercial enterprise shall take 
place on the site. 

 
(24) The Parish Council were re-consulted when additional information was 
received regarding the operation of the site and an amended block plan. The 
Parish Council maintain their objection and had the following further concerns 
to raise:- 
 

•Maintain their objection as inappropriate development in the Green 
Belt 

 
•Impact on openness of the area 

 
•Conditions previously suggested should be applied 

 
(25) The Parish Council were again re-consulted when revised plans were 
received that reduced the size of the proposed barn. The Parish Council 
maintain their objection and had the following further concerns to raise:- 
 

•Maintain their objection as inappropriate development in the Green 
Belt 

 
•Impact on allocated area of Special Character – impact on the 
landscape value and the operation would create a public nuisance 
regarding noise and traffic generation 

 
•Conditions previously suggested should be applied plus conditions re 
disposal of animal waste as in an area of medium flood risk 

 
•Informatives should be added to any permission regarding the 
blocking of the defunct highway and licences for the keeping of animals 
and poultry.  

 
(26) A Ward Member has requested that the application be referred to the 
Development Control Board. 
 
RELEVANT POLICIES 
 
(27) The Dartford Core Strategy 2011, the Dartford Development Policies Plan 
2017 and the Kent Minerals and Waste Local Plan 2016 form the Dartford’s 
Development Plan and the application should be determined against this 
unless material considerations indicate otherwise. 
 



(28) Adopted Dartford Core Strategy adopted 2011 
CS1: Spatial Pattern of Development 
CS13: Green Belt  
 
(29) Adopted Dartford Development Policies Plan 2017 
DP1: Presumption in favour of sustainable development 
DP2: Good Design 
DP3: Transport Impacts of Development 
DP4: Transport Access and Design 
DP5: Environmental and Amenity Protection  
DP22: Green Belt in the Borough  
DP25: Nature Conservation and Enhancement 
 
(30) Dartford Local Plan to 2037 – Draft Document September 2021 (The 
policies in the draft Plan are now a material consideration in the determination 
of planning applications but currently carry only limited weight):- 
S1: Borough Spatial Strategy 
M1: Good Design for Dartford  
M2: Environmental and Amenity Protection  
M13: Green Belt 
M16: Travel Management  
M17: Active Travel, Access and Parking  
 
(31) Dartford Parking Standards Supplementary Planning Document 2012 
 
(32) Darenth Road Darenth Hill Character Appraisal 2000 
 
(33) The National Planning Policy Framework is also a material 
consideration in particular, chapter 13 which relates to the Green Belt.   
 
 
KEY ISSUES 
 
• Whether the proposed development is appropriate within the Green 

Belt 
• Suitability of the site  
• Landscape and visual impact (reference to area of Special Character) 
• Local Amenity Impact 
• Highway safety and parking 
 
 
COMMENTS 
 
Green Belt 
 
(34) National Green Belt policy is contained within Section 13 of the NPPF. 
With regards to the proposed use of the land, paragraph 150 of the NPPF 
states that ‘certain other forms of development 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 includes: e)  - material changes in 



the use of land (such as changes of use for outdoor sport or recreation, or for 
cemeteries and burial grounds). The proposal seeks to regularise the use of 
part of the land for the keeping of farm animals and poultry and the other part 
of the land for the keeping of horses. 
 
(35) Paragraph 149 of the NPPF which sets out that local planning authorities 
should regard the construction of new buildings as inappropriate in the Green 
Belt. An exceptions to this is listed at 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.  
 
 
(36) As explained above, the proposal is described as a “hobby farm”. Section 
336 of the Town and Country Planning Act 1990 defines ‘agriculture' as 
including: ‘horticulture, fruit growing, seed growing, dairy farming;  the 
breeding and keeping of livestock (including any creature kept for the 
production of food, wool, skins or fur, or for the purpose of its use in the 
farming of land); the use of land as grazing land, meadow land, osier land, 
market gardens or nursery grounds; and the use of land for woodlands where 
that use is ancillary to the farming of land for other agricultural purposes’. 
 
(37) It is possible that elements of the hobby farm use could fall within the 
above definition of an agricultural activity – the keeping a breeding of poultry 
for example.  However, other animals, such as the alpacas, emus, and rheas 
are clearly kept as pets. This mix of activities, as well as the keeping or horses 
at the site means that the use does not fall to be considered as agricultural but 
as a ‘mixed use’, including agriculture as one element.  
 
(38) It is clear to me that the keeping of this number and type of animals and 
birds do require a rural location, due to the noise, smell and other 
disturbances caused, together with the space requirements of the animals / 
birds.  
 
(39) Policy DP22 recognises that the keeping of horses is an appropriate use 
within the Green Belt falling within the ‘outdoor recreation’ category.  I also 
consider that the hobby farm element of the use can be considered as 
‘outdoor recreation’ for the purposes of paragraphs 149 and 150 of the NPPF.  
On this basis, I consider that the hobby farm (with agricultural elements) and 
equestrian uses of the land can be considered as appropriate development 
within in the Green Belt. As such, the facilities and buildings in connection with 
this mixed-use need to be considered against paragraph 150 and 149 (b) of 
the NPPF in that they need to preserve the openness of the Green Belt and 
should not conflict with the purposes of including land within it. 
 
(40) In terms of openness, it is necessary to consider both the spatial impact 
and the visual impact.  In considering the visual impact, I am mindful of the 
conclusions of the Inspector on the appeal site on the adjacent land (refer to 
paragraphs 12 & 13 above).  The site is visible from medium to long-range 



viewpoints.  However, the majority of the site would be maintained as open 
horse paddocks, free from clutter.  It is accepted that the site would have a 
different appearance in its current mixed-use as compared to an arable field 
for example.  However, Green Belt policy does not require sites to be devoid 
of all structures and does not categorically prevent buildings associated with 
an ‘appropriate’ use. Consideration of the impact on the openness of this site 
therefore needs to be focused on securing a development that has the least 
impact on the openness of the Green Belt as possible whilst acknowledging 
that some buildings and structures will be required to facilitate the 
‘appropriate’ mixed-use.   This discussion will consider the ability for this 
permission to ‘tidy-up’ the site and impose conditions to ensure that the site is 
kept clear from unnecessary clutter. Further discussion on the visual impact of 
the development is set out later in this report.  Overall, my conclusion on 
visual impact is that a planning permission would achieve a level of control 
over the appearance of the site that will be an improvement and that due to 
the majority of the site being retained as open horse paddocks, on balance, 
the visual impact would not be harmful to openness.  
 
(41) In terms of the spatial impact, an existing stable block (B8) will be 
required (by condition) to be demolished.  This is replaced by a slightly larger 
stable building which is already in place (B1).  This stable block serves the 
equestrian use/paddocks to the north and is of a similar size and scale to the 
building it replaces.  It is also commensurate with the size of the paddocks 
that it relates to.  Therefore, the impact of building B1 on the openness of the 
Green Belt is negligible and not harmful in my view. 
 
(42) There are numerous existing buildings and chattels on the site which are 
proposed to be demolished / removed (para. 8 above).  Some of these may 
have gained immunity from enforcement actions through the passage of time, 
but others clearly have not (aerial photos demonstrate).  Nevertheless, the 
combined scale to these buildings / structures is similar to that proposed with 
the new barn and the combination of a number of small buildings scattered 
around the site condensed into one building would assist in reducing the 
perceived impact on openness of the development in my view.  The new barn 
is clearly necessary to house a number of the animals already kept at the site 
as well as to provide secure and weather-tight storage for the proposed mixed 
use.   
 
(43) The remaining buildings on the site include a further stable block (B7), 
and existing poultry runs (which are generally open in character) and sheds, 
and a field shelter. Whilst these developments introduce an increased built 
form into parts of the site, their size and design, are considered to be 
appropriate for the use.   Also, they are recognised features within rural 
locations, and this ensures that the degree of openness within the landscape 
is maintained. 
 
(44) Paragraph 137 of the NPPF notes that the Government attaches great 
importance to Green Belts.  It notes that the fundamental aim of Green Belt 
policy is to prevent urban sprawl by keeping land permanently open.  The 
essential characteristics of the Green Belt are their openness and their 



permanence.  Paragraph 138 of the NPPF notes that the Green Belt serves 
five purposes: 
 
a) To check unrestricted sprawl of large built-up areas; 
b) To prevent neighbouring towns merging into one another; 
c) To assist in safeguarding the countryside from encroachment; 
d) To preserve the setting and special character of historic towns; and 
e) To assist in urban regeneration, by encouraging the recycling of 

derelict land and other urban land.  
 
  
(45) Of the above purposes, I consider the most relevant to be c) – to assist in 
safeguarding the countryside from encroachment.  For the reasons set out 
above, and mainly given the fact that the majority of the site would be retained 
as open horse paddocks, I do not consider that the proposal would conflict 
with this purpose.  Development would be limited to buildings necessary for 
the proposed use resulting in negligible encroachment into the countryside in 
my view.   
 
(46) The stationing on the site of a moveable caravan, which is used by the 
applicant and her family for refreshments whilst working on the site, is not 
ideal as it makes it easy for a person or persons to sleep at the site.  Such an 
activity does not form part of this proposal and there is no justification 
provided for it.  It would not be an activity that should be allowed or 
encouraged on this site therefore.  As such, I consider that this caravan 
should be removed from the site.  Alternative tea-making facilities could easily 
be provided within one of the permanent buildings to remain on site or within 
the proposed barn. A condition (2) is therefore suggested that seeks the 
removal of this structure within one year of the permission being granted as 
this will give the applicant sufficient time to address this issue. 
 
(47) It is acknowledged that parts of the site are being used for the 
unauthorised storage of farm / animal paraphernalia, contain derelict buildings 
and being used for the siting of shipping containers, lorry bodies etc. I am also 
therefore suggesting a condition (2) that all of these are removed within 1 year 
of the date of the permission (reasonable time period to enable the 
construction of the new barn which would be needed to house the displaced 
animals and provide the secure storage). This condition would also prevent 
any new chattels, vehicles or moveable structures from being brought onto the 
site and stored. A further condition (7) removes any permitted development 
rights for fencing, walls and other means of enclosure.  I have also 
recommended a condition to ensure that the hobby farm activity does not 
encroach into the land that is currently used solely for the keeping of horses.  
This will prevent any increased clutter in currently open parts of the site that 
might otherwise occur in connection with the hobby farm activity.  Essentially, 
this will keep the current horse paddocks, which occupy the majority of the 
site, open, as they are at present. The applicant has verbally confirmed that 
they do not wish to expand the hobby farm element or to increase the number 
of animals at the site to any notable degree.  As such, I consider this condition 



to be reasonable and necessary to ensure that this Green Belt land is kept as 
open and clear of buildings and chattels as possible.  
 
(48)  Machinery that is being kept on the site and used for the maintenance of 
the land, can be stored in the approved barn. It is therefore hoped that this 
development will ensure that the overall site is tidied up and the impact of the 
use on the overall character and appearance of the area is enhanced. 
Collectively, the suggested conditions will ensure that the openness of the site 
is maintained and not harmed. 
 
 
(49) I am therefore of the view that the overall proposal would preserve 
openness of the Green Belt and would accord with the requirements of 
Paragraph 149 (b) of the NPPF. The development is therefore considered to 
be an appropriate form of development with the Green Belt in accordance with 
Policies CS13 and DP22 of the Local Plan and the National Planning Policy 
Framework (2021). 
 
Suitability of the site  
 
(50) The Council’s Local Plan seeks to ensure that development does not 
result in the loss of the best and most versatile agricultural land and should 
not impede the continuation of a lawfully existing agricultural development 
and/ or land use. Policy DP22 states that Equine development will be carefully 
considered and that proposals for recreation should not result in the 
deterioration of land, landscape or biodiversity. The maps available on the 
Natural England website are broadly drawn up and do not provide an exact 
determination in relation to agricultural land classification and should not be 
used other than as general guidance. From this broad classification the site 
appears to be either ‘Grade 2 – very good quality agricultural land’ or 
‘Subgrade 3a – good quality agricultural land.’ The Parish Council consider 
that the land should therefore be made available for agricultural use, however, 
this is contested by the applicant. 
 
(51) The applicant, agent and planning statement advise that the land is poor 
quality and close to the surface, when land is turned, there is a lot of rubble 
and waste. A letter has been provided by the previous owner of the land which 
states that in 1989 the land was used by the Ministry of Transport as a mineral 
quarry and borrow pit for motorway engineering. The letter goes on to say that 
in 1993 Kent County Council gave reinstatement approval for the land to be 
sown with grass mixture and grazed for a minimum of 3 years. It is stated that 
it has been grazed by horses, with necessary stabling, since then until it was 
sold in 2015. Given the submitted details it is considered that the development 
will not result in the loss of best and most versatile agriculture land. I note 
from historic Google Earth aerial photographs that there does not appear to 
have been agricultural use of the land for a long time, the development under 
consideration would not impede any such future uses, if the ground conditions 
could be improved.  
 



(52) It is also important to consider whether the size of the site is suitable for 
the number of horses that would be provided with stables.  The British Horse 
Society recommends that 1 horse is provided with a minimum of 1-1.5 acres 
of grazing land. The total application site area is just over 10 acres, and there 
are 6 horse stables proposed.  Although just over half the site would be used 
for horse grazing, it is considered that this would be adequate grazing land for 
the number of horses that could be accommodated at the site. The agent has 
submitted a block plan that clearly indicates which parts of the site will be 
allocated for equestrian grazing. As noted above, I am suggesting that a 
condition be attached that prevents these parts of the site, which are allocated 
for equestrian grazing, from being sub divided further or given over to the 
grazing for other animals in the adjoining hobby farm.  Not only is this 
condition necessary for Green Belt purposes, but also to ensure that sufficient 
land is available for the number of horses on site.  
 
(53) I therefore consider in this specific case that the site is suitable for a 
family owned equestrian and hobby farm use, with a condition (10) that no 
livery or commercial use be carried out from the stables to ensure that the 
land is not over grazed in the future and that activity in general at the site is 
limited. A condition (11) is also recommended to ensure that the hobby farm is 
for private use only. 
 
(54) Given the comments from KCC Ecology, the development does not result 
in more harm to the landscape or to biodiversity. I am therefore 
recommending a condition (3) regarding biodiversity enhancements and I 
consider that this would be a benefit of approving the scheme. 
 
Landscape and visual impact (reference to area of Special Character) 
 
(55) The NPPF also states that the fundamental aim of Green Belt policy is to 
keep land permanently open, and an essential characteristic of the Green Belt 
is its openness. Paragraph 145 refers to the opportunity for the retention and 
enhancement of landscapes, visual amenity and biodiversity within the Green 
Belt. 
 
(56) Moreover, Policy DP2 comments that development will only be permitted 
where it reinforces and enhances positive aspects of the locality. Paragraph 
130 of the NPPF comments that decisions should ensure that developments 
will function well and add to the overall quality of the area, are visually 
attractive and sympathetic to local character. 
 
(57) The site lies outside the defined Area of Special Character on Darenth 
Road, yet consideration needs to be given to its overall setting: It is also noted 
that the comments that the Parish Council have made regarding the 
detrimental impact that this development has on the character of this area. 
The appraisal of the Area of Special Character notes that Darenth Road is a 
narrow space squeezed between the wall of Rose and Gordon Cottages. The 
trees along Darenth Road are noted as providing a contribution which leads to 
the Grade II Listed Mill House and the Chequers Public House. The site is 
well separated from the boundary of the Area of Special Character and from 



the Grade II listed buildings. For this reason the development is not 
considered to have a detrimental impact or to impact on the setting of the 
heritage assets. There is an area Tree Preservation Order on an adjacent site 
to the south and this provides some screening from the southern end of 
Darenth Road which also benefits the Area of Special Character.  The 
proposed development would have no impact on the TPO trees.  
 
(58) When considering visual amenity generally it is accepted that the site is 
exposed and visible in its entirety from all sides; close by and from much 
further afield, especially from the adjoining Public Rights of Way (DR37) to the 
east of the site and (DR38) that faces the entrance to the south of the site. 
Also, the whole of the site is visible at a very close point from Darenth Road 
on the southern boundary.  
 
(59) In respect of the visual impact of the development, the stables, related 
buildings, and the new barn will read as an upgrade and extension to the 
existing facilities on the site. I do not consider that the scale of the 
development is disproportionate within the surrounding landscape and the 
nature of the all the works, which will secure the removal of a lot of the clutter 
at the site, are not considered to impact harmfully on the rural character of the 
area. 
 
(60) Moreover, some additional native planting could occur around the site 
(away from animals) to ensure that the development will sit more comfortably 
within its rural environment; this can be controlled by condition (4).   
 
(61) As noted above, I am suggesting a condition (2) preventing external 
storage of outdoor machinery and other items associated with equestrian uses 
such as horse boxes, and with the hobby farm such as shipping containers, 
field shelters, buildings on skids, additional fencing etc.  Given the Green Belt 
status of the land and that it is visible within the locality, an untidy site that is 
cluttered with equestrian / farm equipment would have a detrimental impact on 
visual amenities in my view, moreover the approved barn / store is an 
adequate size to store the required equipment for this private equestrian / 
hobby farm use.  
 
(62) It is also considered that the development does not result in any more 
visual harm than if the site was used for more conventional agricultural use, 
as farming buildings and structures would still be required. From a distance 
the enclosures and structures do not visually jar or appear detrimental within 
the context and nature of the sizeable plot. Many of the structures are sited 
away from the highly visible southern end, and are located in the central area 
of the site, where the prominence at close-range is reduced. The structures 
within this central area are also grouped together and this reduces a sprawling 
appearance. The proposed new barn will be in a less prominent corner on the 
opposite side of the entrance. There is some vegetation to one side which will 
screen and soften its impact. The proposed new barn will also ensure that 
other poor quality barns and shelters are replaced/not reinstated and that the 
site overall is less cluttered.  
 



(63) On this basis, I do not consider that the proposal would cause material 
harm to the landscape and visual amenity and would not be contrary to Policy 
DP2, national Green Belt policy, and paragraph 130 of the NPPF. 
 
Local amenity impact 
 
(64) An Operations and Management Plan has been submitted with regard to 
the hobby farm which sets out the daily routine of feeding and maintaining the 
animals and birds on the site. I note that the Parish Council consider that the 
use should be restricted to the number of times the access is used and the 
number of vehicle movements in and out of the site, plus a restriction to 
prevent an increase in the number of livestock.   However, it is considered that 
this would be unreasonable considering that an agricultural use of this site 
would not have such onerous restrictions applied, moreover it would be 
extremely difficult to enforce. 
 
(65) As this is a personal use it is not considered to be an intensive form of 
development, with the majority of the activities on the site occurring during the 
day when there are other activities occurring with the locality. 
 
(66) The nearest neighbouring occupiers to the proposed development are in 
Kentwood Nursing Home ( approximately 40m from the site boundary to the 
south east) and opposite the entrance to the site Vicarage Cottage is 
approximately 20m away and adjoin this to the south is The Willows that is 
approximately 40m from the site entrance. In view of the separation distances, 
I do not consider that the proposal would have any impact on the amenities of 
these neighbouring residents, including any potential impact arising from 
noise and smell.   Moreover, such matters could be address under separate 
legislation (Environmental Health) if necessary.  
 
Highway safety and parking 
 
(67) I am suggesting that the stables be conditioned (10) for private use only 
and a further condition (11) attached that the hobby farm will not have visiting 
members of the public attending.  This will limit the level of activity at the site 
in general, the number of vehicles visiting and the consequent use of the 
access.  This should help to address the Parish Council’s concern about the 
use of the access. 
 
(68) The highway is fairly narrow and leads to a dead end. Given the nature of 
the proposed development and the limited number of deliveries, it is 
considered to not result in harm from a highway safety perspective. The front 
portion of the site contains some hardstanding which is used for parking and 
turning. Therefore there are no on-street parking pressures arising from the 
proposed development. 
 
(69) On this basis, no objection is being raised on highway grounds, whilst 
parking demands will also be unaffected. KCC Highways have also not raised 
any concerns. 
 



Other issues  
 
(70) There are two public rights of way; one to the rear of the site and one 
opposite the entrance. As the proposed development is contained within the 
site it is not considered that there is any significant impediment to using these.     
 
(71) It is considered that the concerns raised by the Parish Council have been 
addressed in the above assessment and some of the clarifications have been 
sought by the submission of the revised information, such as the Operations 
and Management Plan (to be complied with as required by condition (1)) and 
supporting information from the previous owner which has been advertised.  
   
(72) The Parish Council comments accept that this site should be considered 
on its own merits and not in relation to the adjacent site, on which there is an 
on-going enforcement investigation.  
 
(73)  The site is in an area of ground water source protection zone. The 
Environment Agency have suggested an informative in relation to drainage 
and contamination.   
 
(74) The site is within an area of archaeological protection but given the 
limited nature of ground works required for the proposed new barn, it is 
considered that an archaeological impact assessment will be too onerous. 
 
(75) I have checked with the Animal Control officer from Environmental 
Health, who knows the site well, and have been advised that the use does not 
require an Environmental Health Licence. An Environmental Health Licence 
would only be required if the site was used as zoo, for breeding dogs, for 
boarding dogs and cats, as a pet shop, a riding establishment or for some sort 
of business or commercial use. However, I have been advised that a Defra 
Licence is required and I have suggested an informative to this effect.   
 
(76) My site visit revealed that there were at least 4-5 dogs kept in kennels at 
the site.  The keeping of a maximum of two dogs on site is mentioned in the 
applicant’s supporting statement.  However, the proposal does not include any 
kennels to replace the old kennels once removed.  I have therefore 
considered the keeping of the two dogs on site as ancillary to the main use 
proposal.  If a later inspection of the site should reveal that more dogs are 
being kept and/or breed at the site then this would be a use likely to require 
planning permission.  Appropriate enforcement action could be considered if 
necessary.  
 
(77) In general, the site will need to be carefully monitored to ensure that the 
use remains as approved and that all of the conditions are being complied 
with.   
 
(78) The Parish Council have raised a concern about the correct ownership 
certificate being signed for this application.  The application site boundary 
does not extend to include Darenth Road South, the ownership of which the 



Parish Council queried.  As such, I have no reason to believe that the 
application form and ownership certificate therein is incorrect.  
 
HUMAN RIGHTS IMPLICATIONS 
 
(79) I have considered the application in the light of the Human Rights Act 
1998. I am satisfied that my analysis of the issues in this case and my 
consequent recommendation are compatible with the Act. 
 
PUBLIC SECTOR EQUALITY DUTY 
 
(80) Due regard has been had to the Public Sector Equality Duty, as set out in 
Section 149 of the Equality Act 2010. It is considered that the application 
proposals would not undermine objectives of the Duty. 
 
ENVIRONMENTAL IMPACT ASSESSMENT REQUIREMENTS 
 
(81) In relation to the Town and Country Planning (Environmental Impact 
Assessment Regulations) 2017) the proposal is not Schedule 1 or Schedule 2 
development. It is not considered to require a screening opinion. 
 
CONCLUSIONS AND REASONS FOR RECOMMENDATION 
 
(82) It is therefore concluded that the development is appropriate and not 
harmful to the openness and character of the Green Belt location. Due to the 
site history, there is no detrimental impact to the best and most versatile 
agricultural land. The proposed development would not impede agricultural 
uses in the future. The nature and siting of the structures do not result in 
visual harm. No harm is perceived to the adjacent Area of Special Character 
and there is no impact on the setting of the Grade II listed buildings. The 
nature of the activity associated with the hobby farm is considered to be 
modest and unlikely to result in unacceptable harm to local amenity or to 
highway safety. Conditions to prevent any new moveable structures will help 
to mitigate further harm on the Green Belt. The permission can also secure 
biodiversity enhancements. 
 
(88) The development is considered to be compliant with the adopted and 
emerging Local Plan and NPPF.   
 
RECOMMENDATION: 
 
Grant planning permission for the reasons set out above and subject to 
condition 
 
CONDITIONS 
 
01 The development shall be carried out in accordance with the following 

plans and documents: 
 
Management & Operations Plan  



Photos of Buildings/Structures   
Planning Statement 
Supporting Letter 
001 Rev. G  Existing Block Plan 
002 Rev. I  Proposed Block Plan 
003 Rev. B  Proposed Floor Plans and Elevations of Barn 
004 Rev. A  Proposed block plan with extent of land used for horse grazing. 
005 Rev B  Stable Buildings B1 and B7 
 
 
01 For the avoidance of doubt and to ensure a satisfactory form of 

development. 
 
 
02 The use hereby permitted shall cease within 28 days of the failure to 

meet the following requirement: 
 

Within 1 year of the date of this permission, field shelter FS2 and the 
Elldis Caravan (B5), as well as all structures, chattels, shipping 
containers and buildings not identified on drawing 002 rev. I, shall be 
removed from the land, all debris cleared and the land restored to its 
previous condition to the satisfaction of the Local Planning Authority. 
Following this, no external storage or stationing of machinery; caravans; 
mobile homes; horseboxes; field shelters; horse jumps; vehicles; 
containers or trailers shall take place on the site. 

 
In the event of a legal challenge to this decision, the operation of the 
time limits specified in this condition will be suspended until that legal 
challenge has been finally determined. 

 
 
02 In the interests of the preserving the openness of the Green Belt in 

accordance with Policies CS13 and DP22 of the adopted Dartford Local 
Plan. 

 
 
03 The use hereby permitted shall cease within 28 days of the failure to 

meet the following requirement: 
 

Within six months of the date of this permission, details of how the 
development will enhance ecology and biodiversity will be submitted to, 
the Local Planning Authority for approval in writing. This will include 
native species planting and provision of bird/bat boxes. The approved 
details will be implemented and thereafter retained unless prior 
permission has been received in writing from the Local Planning 
Authority.  

 
In the event of a legal challenge to this decision, the operation of the 
time limits specified in this condition will be suspended until that legal 
challenge has been finally determined. 



 
 
03 In the interests of nature enhancement in accordance with Policy DP22 

and DP25 of the adopted Dartford Local Plan. 
 
 
04 The use hereby permitted shall cease within 28 days of the failure to 

meet the following requirement: 
 

Within six months of this planning permission being granted, details of 
additional native landscaping on the site boundaries shall be submitted 
to the Local Planning Authority for approval in writing. The approved 
native landscaping shall be implemented within the first planting season 
following the approval of the details (between October and March 
inclusive). Such landscaping shall thereafter be maintained for a period 
of five years.  Any trees, shrubs or grassed areas which die, are 
removed or become seriously damaged or diseased within this period 
shall be replaced within the next planting season with plants of similar 
species and size to that approved. 

 
In the event of a legal challenge to this decision, the operation of the 
time limits specified in this condition will be suspended until that legal 
challenge has been finally determined. 

 
 
04 To safeguard the visual amenities of the locality in accordance with 

Policies DP2 and DP25 of the adopted Dartford Local Plan. 
 
 
05 The use of the land and the buildings hereby permitted shall be only for 

a mixed-use as a hobby farm, agriculture and for the keeping of horses 
and for no other uses, including any other falling within any Class of the 
Schedule to the Town and Country Planning (Use Classes) Order 1987, 
(or for any order amending, revoking and re-enacting that Order) and 
any other use whether permitted by the Town and Country Planning 
(General Permitted Development) (England) Order 2015 (as amended) 
(or any order revoking or re-enacting that Order) or not. 

 
 
05 In the interests of preserving the openness of the Green Belt, visual and 

general amenities and highway safety in accordance with Policies CS13; 
DP2; DP4; DP5 and DP22 of the adopted Dartford Local Plan. 

 
 
06 No use of the land shown as 'equestrian land and grazing' and 'grazing' 

on drawing number: 004 Rev. A - Proposed block plan, shall take place 
other than for the private keeping (i.e. not commercial) of horses and 
ponies and that land shall not be subdivided or used for the keeping or 
grazing of any other animals on the site. 

 



 
06 In the interests of the Green Belt, local amenity and to allow for 

adequate grazing for the horses that are kept on the site in accordance 
with Policies CS13,  DP5 and DP22 of the adopted Dartford Local Plan. 

 
 
07 Notwithstanding the provisions of the Town and Country Planning 

(General Permitted Development) Order 2015 (as amended) (or any 
order revoking and re-enacting that Order) no fencings, walls or other 
means of enclosure shall be erected on the site, other than as hereby 
approved, without the prior written permission of the Local Planning 
Authority. 

 
 
07 In the interests of the Green Belt and local amenity in accordance with 

Policies CS13; DP5 and DP22 of the adopted Dartford Local Plan. 
 
 
08 Within three months of the cessation of the use hereby approved all 

structures, fences, hardstanding’s, chattels, field shelters, buildings and 
enclosures shall be removed from the site. 

 
 
08 In the interests of the Green Belt and local amenity in accordance with 

Policy DP5 and DP22 of the adopted Dartford Local Plan. 
 
 
09 Unless otherwise agreed in writing by the Local Planning Authority, the 

materials used externally on the proposed barn shall be in accordance 
with those specified on the approved plans / details and on the 
application form. 

 
 
09 In the interests of visual amenities in accordance with Policy DP2 of the 

adopted Dartford Local Plan. 
 
 
10 The stables labelled as 'B1' and 'B7' hereby permitted shall only be used 

for the private stabling of horses or ponies and for the storage of items 
associated with the equestrian use of the site hereby approved and for 
no other purpose, including any other commercial livery use. 

 
 
10 In the interests of protecting the openness of the Green Belt, visual 

amenity, and highway safety and amenity in accordance with Policies 
DP2, DP22, DP3, DP4 and CS13. 

 
 
11 The hobby farm element of the use of the site hereby permitted shall 

only be used for the private use of the owners of the land and for no 



other purpose, including any other commercial, leisure or educational 
use that would involve visiting members of the public. 

 
 
11 In the interests of protecting the openness of the Green Belt, visual 

amenity, and highway safety and amenity in accordance with Policies 
DP2, DP22, DP3, DP4 and CS13. 

 
 
 
 
INFORMATIVES 
 
 
 
01 The applicant is reminded that, under the Wildlife and Countryside Act 

1981, as amended (section 1), it is an offence to remove, damage or 
destroy the nest of any wild bird while that nest is in use or being built. 
Planning consent for a development does not provide a defence against 
prosecution under this Act. Breeding bird habitat is present on the 
application site and assumed to contain nesting birds between 1st March 
and 31st August, unless a recent survey has been undertaken by a 
competent ecologist and has shown that nesting birds are not present. 

 
02 Drainage may be restricted in a Source Protection Zone or over an 

aquifer where groundwater is at shallow depths. Foul drainage should be 
discharged to mains sewers where possible. Developers should check 
https://www.gov.uk/government/publications/drainage-and-
wastedisposal-approved-document-h for Binding Rules information for 
small scale non mains discharges. 

 
03 Manure must be stored at least 10 metres away from any watercourse 

and sited in accordance with the Protecting our water, soil and air: A 
code of good agricultural practice for farmers, growers and land 
managers (CoGAP) in order that there is no risk of polluting run-off 
entering either ground or surface waters and causing pollution. It is good 
practice to collect horse manure along with bedding materials and store 
it as manure heaps or so called 'temporary field heaps'. Temporary field 
manure heaps should be located where there is no risk of runoff causing 
pollution. They should not be located near field drains, within 10 metres 
of a watercourse or 50 metres of a spring, well or borehole that supplies 
water for human consumption. Permanent manure stores should have 
an impermeable base that slopes so that run-off can be collected easily 
in a sealed underground tank. The best option for the disposal of manure 
is spreading on land where it is of agricultural benefit. 

 
04 The applicant should contact Defra to seek the necessary CPH and any 

other required licences. 
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