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to 

NORTH WESTERN AREA PLANNING COMMITTEE 
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Application Number FUL/MAL/19/00456 

Location Eight Acre Farm, Birchwood Road, Cock Clarks 

Proposal 

Change of use of Kennels to annexe and associated works. 

Construction of a replacement stable building and the addition of 

a ménage, hay barn and horse walker pen. New gates and 

boundary treatments to the site entrance 

Applicant Mr and Mrs Nash 

Agent Mr Andrew Houghton 

Target Decision Date 15.08.2019 

Case Officer Devan Lawson 

Parish PURLEIGH 

Reason for Referral to the 

Committee / Council 

Major Application 

Member Call In 

Councillor Miss S White - Public Interest 

1. RECOMMENDATION 

 

REFUSE for the reason as detailed in Section 8 of this report. 

 

2. SITE MAP 

 

Please see overleaf. 
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3. SUMMARY 

 

3.1 Proposal / brief overview, including any relevant background information 

 

3.1.1 The application site features a large parcel of land measuring 3.6ha in area, located on 

the southern side of Birchwood Road, outside of the defined settlement boundary. The 

northeastern corner of the site is occupied by a detached chalet style property. Along 

the eastern side of the dwelling is an access way, which provides access to the 

buildings within the central eastern part of the site. The buildings consist of a stable 

block and a former kennel building. The southern part of the site has been subdivided 

by post and rail fencing to provide grazing areas for horses.  

 

3.1.2 The surrounding area is somewhat rural in nature, although the site is situated 

amongst linear housing development which fronts Birchwood Road.  

 

3.1.3 In October 2006 planning permission (FUL/MAL/06/00884) was granted at the site 

for the change of use of part of the garden for a boarding cattery business and the 

erection of a cattery unit. However, the analysis of aerial photography it does not 

appear that the permission was implemented. From the information available within 

the Officer’s report and the plans submitted as part of that application it would appear 

that the former kennel building was used for keeping the previous owners, personal 

dogs and not for commercial use at that time.  

 

 
 

3.1.4 The submitted Design and Access Statement states that the previous owners of the site 

were specialist dog and cat breeders and so the central eastern part of the site was 

used in association with this hobby. There is no planning history to suggest that this 

was a commercial operation or that a formal change of use was ever permitted.  

 

3.1.5 Planning permission is sought for the change of use of the existing kennel building to 

a residential annexe, a replacement stable building, the construction of a ménage, hay 

barn and horse walker and also new boundary treatments to the site entrance on 

Birchwood Road.  

 

3.1.6 The proposed annexe would utilise the existing outbuilding, which measures 7.6m in 

width and 12.7m in depth, with an overall height of 4.1m. The building is located at a 
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distance of 67m from the host dwelling and has a separate access track along the 

eastern boundary. The proposed external changes to the building would consist of: 

 

 New window and door openings 

 The removal of existing roof lights 

 Closure of the existing openings for the animals.  

 Cladding to some parts of the exterior walls on each elevation. 

 

3.1.7 Internally the proposal would include two bedrooms, a living room/kitchen, bathroom 

and utility/day room. The annexe would be served by a private parking and garden 

area and would be sited to the south of the proposed replacement stables. 

 

3.1.8 The proposed replacement stable building would be ‘u’ shaped, measuring a 

maximum width of 15.7m and a maximum depth of 26.2m. It would have an eaves 

height of 2.3m and a maximum height of 4m. It would consist of ten stable bays, four 

dog pens, three storage rooms, a tack room, a wash down room and a wash room.  

 

3.1.9 The proposed ménage would be located across the centre of the site, extending to the 

west of the proposed stables. It would measure 60.6m in width and 20.7m in depth. 

There will be mirrors erected on the inside of the western elevation.  

 

3.1.10 The proposed four horse walker pen will be located to the south of the ménage and to 

the west of the proposed annexe. The area of the proposed walker which has a circular 

footprint is 181m
3
. The diameter of the walker is 15.3m. However, the height detail 

has not been provided as the applicant does not yet know the manufacturer 

specifications.  

 

3.1.11 It is also proposed to construct a haybarn to the east of the proposed annexe, 

measuring 3m to the eaves, 4.4m to the top of the pitch roof, 6m in width and 6m in 

depth. It would be clad in black feather edged boarding.  

 

3.1.12 The proposed works will result in the removal of 10 trees within the proposed ménage 

area, which are proposed to be re-planted elsewhere if feasible and the removal of 

seven trees within the annexe/stable area, five of which will be re-planted.  

 

3.1.13 The proposal also includes alterations to the existing site access, which includes areas 

of soft landscaping and new electronic sliding entrance gates, which would have a 

metal frame and red cedar vertical boards. Either side of the gates it is proposed to 

erect dark grey fencing and stone piers, which will have up and down lighters. Both 

the gates and fencing will measure 2.2m in height, set at a distance of 7.7m from the 

highway. The piers would have a height of 2.4m.  

 

3.2 Conclusion 

 

3.2.1 It is considered that the proposed development, inclusive of the access gates, by 

reason of its scale, bulk, design and siting would result in an overly large and 

incongruous form of development which would be detrimental to the character and 

appearance of the site and the intrinsic character and beauty of the countryside. 

Furthermore, the level of accommodation and facilities proposed is considered to 

represent a new dwelling amounting to a separate planning unit lacking in a functional 

relationship with the host dwelling. Not only this but it has not been satisfactorily 
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demonstrated that there would be sufficient grazing land at the site for the potential 

number of horses. Therefore, the proposal could be potentially harmful to the welfare 

of the horses to be kept at the side and is also is considered to be detrimental to the 

character and appearance of the rural area contrary to approved policies S1, S8, D1 

and H4 of the Local Development Plan (LDP) and Government guidance contained 

within the National Planning Policy Framework (NPPF). 

4. MAIN RELEVANT POLICIES 

 

Members’ attention is drawn to the list of background papers attached to the agenda. 

 

4.1 National Planning Policy Framework 2019 including paragraphs: 

 7   Sustainable development 

 8   Three objectives of sustainable development 

 10-12  Presumption in favour of sustainable development 

 38   Decision-making 

 47 – 50 Determining applications  

 54 – 57  Planning conditions and obligations 

 102 – 111 Promoting Sustainable Transport  

 124 – 132  Achieving Well Designed Places  

 148 – 169 Meeting the challenge of climate change, flooding and coastal change 

 

4.2 Maldon District Local Development Plan 2014 – 2029 approved by the Secretary 

of State: 

 S1  Sustainable Development 

 S8  Settlement Boundaries and the Countryside  

 D1  Design Quality and Built Environment 

 D5  Flood Risk and Coastal Management  

 H4  Effective Use of Land 

 T1  Sustainable Transport 

 T2  Accessibility 

 

4.3 Relevant Planning Guidance / Documents: 

 National Planning Policy Framework (NPPF) 

 National Planning Policy Guidance (NPPG) 

 Maldon District Vehicle Parking Standards SPD (VPS) 

 Maldon District Design Guide (MDDG) 

 The Specialist Needs Housing SPD  

 Code of practice for the welfare of horses, ponies, donkeys and their hybrids 

(December 2017) 
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5. MAIN CONSIDERATIONS 

 

5.1 Principle of Development 

 

5.1.1 The application proposed to erect a replacement stable building, ménage, horse 

walker and hay barn within the central part of the site. The Design and Access 

statement states that the proposal is required to allow the applicant who is a 

competitive horse rider to make success in competitions and for her to keep her own 

horses at the site. The applicant has stated that the proposal is not intended as a 

commercial use, although this is inconsistent with the information that states that the 

annexe will provide accommodation for family and friends who will be employed for 

animal welfare full time from the annexe. However, given that there has been no 

employment information included with the application, the application has been 

considered as a lifestyle and personal use.  

 

5.1.2 It is not considered that the proposed equestrian facilities would be considered 

incidental, as the proposed facilities and buildings proposed would be located outside 

of the residential curtilage. Furthermore, the scale of the proposed buildings would go 

way beyond what could reasonably be considered incidental. Therefore, it must be 

considered whether the principle of the proposed development would represent an 

ancillary use.  

 

5.1.3 Whilst the development would be located outside of a defined development boundary, 

within the rural countryside, it is considered reasonable to support the provision of 

structures that are ancillary to outdoor recreational facilities such as the keeping of 

horses, in rural locations within the district. However, given the size, scale, extent and 

the location of the proposed buildings and structures associated with the proposed use, 

which is considered to be outside of the residential curtilage of the site, it is not 

considered that the proposal would be either incidental nor ancillary to the host 

dwelling.  

 

5.1.4 Whilst it is noted that there were historically kennels used at the site and permission 

was granted for a commercial cattery, as noted above it is not clear that the 

commercial use was ever implemented, and the kennels as existing appeared to be for 

a smaller personal use. Furthermore, although there is an existing stable block at the 

site, it is of a much smaller scale with just five stables and does not include an 

associated ménage, walker, hay barn and annexe. Therefore, it is considered that the 

increase in the size of the stable building along with the construction of the other 

associated elements would be so significant as to sever the ancillary link between the 

host dwelling and the equestrian activities at the site.  

 

5.1.5 In relation to the annexe accommodation, the principle of providing facilities and 

ancillary accommodation in association with the existing use of the site can be 

normally considered acceptable, in compliance with policies D1 and H4 of the LDP.  

 

5.1.6 It is a conventional expectation that annex accommodation will be ancillary to the 

host dwelling and good practice for the accommodation to have a functional link, 

shared services, amenities and facilities and for there to be a level of dependence on 

the occupants of the host dwelling by the occupants of the annexe. 
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5.1.7 In addition to the above the Specialist Needs Housing SPD which was adopted 

September 2018 states that proposals for annexe accommodation will not only be 

required to meet the criteria in policy H4 but also the criteria within the SPD which is 

as follows: 

 

1. Be subservient / subordinate to the main dwelling; 

2. Have a functional link with the main dwelling (i.e. the occupants dependant 

relative(s) or be employed at the main dwelling); 

3. Be in the same ownership as the main dwelling; 

4. Be within the curtilage of the main dwelling and share its vehicular access; 

5. Be designed in such a manner to enable the annex to be used at a later date as 

an integral part of the main dwelling; 

6. Have no separate boundary or sub division of garden areas between the annex 

and main dwelling; and 

7. Have adequate parking and amenity facilities to meet the needs of those living 

in the annex and main dwelling. 

 

5.1.8 Supporting information has been submitted with the application stating that the 

proposed annexe will be for ancillary use in association with the enjoyment of the 

dwelllinghouse but particularly in connection with and use for the welfare of horses to 

the stables. It says that the annexe will allow friends and family to be employed for 

animal welfare full time, but not as part of a commercial business.  

 

5.1.9 The proposed annexe would be situated towards the centre of the site, to the south of 

the host dwelling. The host dwelling would be situated 67m away from the annexe 

and would be separated by the existing or proposed stables if the application were to 

be approved. The annexe is only connected to the house by the access track that leads 

to the residential access from Birchwood Road to the main dwelling. However, this 

access could quite easily be divided to serve the house and the annexe 

accommodation separately.   

 

5.1.10 Upon conducting a site visit it was noted that the existing dwelling appears to have a 

distinct curtilage, defined by both hard and soft boundary treatments. The proposed 

annexe would fall outside this curtilage and could easily be divided to create its own 

self-contained plot. Therefore, the proposal would not meet criteria 4 outlined within 

the SPD. Furthermore, concerns are raised in relation to the building being ancillary 

in nature and would amount to the creation of a separate planning unit; the concerns 

are primarily raised due to the distance between the dwelling and the proposed 

annexe, the physical separation caused by the proposed stable and the level of 

accommodation proposed. The accommodation proposed is considered to go beyond 

satisfying the functional needs of the occupier and in effect the proposal could 

represent a self-contained unit of accommodation. 

 

5.1.11 The proposed accommodation would facilitate a full suite of activities for day to day 

living and the level of facilities would allow for a totally independent form of 

development from the main dwelling, allowing completely separate living. The 

proposal would accommodate two bedrooms, a living room/kitchen, bathroom and 

utility/day room. The annexe would also be completely sub divided from the main 

dwelling and would be served by a private parking and garden area; this 

accommodation is considered to go a long way beyond satisfying the functional needs 
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of the occupier and would easily remove the need for the building to be used ancillary 

to the main dwelling. This is exacerbated by the private garden and parking area 

which would prevent the need for the occupiers to enter the residential curtilage of the 

dwelling. In effect the proposal represents a self-contained unit of accommodation 

detached from the main dwelling without any degree of dependency or requirement to 

interact with the principal property.   

 

5.1.12 Having regard to the above, although the annexe would be in the same ownership as 

the host dwelling at the time this application is submitted, it is not considered that the 

proposed annexe would have any functional link with the main dwelling. Although 

the applicant has stated that the occupiers will be friends or family employed in 

relation to the animal welfare use at the site, as already identified, this use is not 

considered to be ancillary to the host dwelling. Therefore, the link would be between 

the lifestyle use of equestrian and animal activities at the site and not the host 

dwelling. Furthermore, although conditions can be used to tie the occupation of 

annexes to a host dwelling, given the concerns highlighted above it is not considered 

that the proposal represents an ancillary use. Therefore, such a condition would not be 

appropriate in this situation and it is not considered that criterion 1 of the SPD has 

been met. Furthermore, such a condition would not meet the six tests and therefore 

would fall away and could not be enforced in the future.  

 

5.1.13 In summary of the above even though the applicant suggests the occupants may be 

relatives, as they would be employed in association with the equestrian and animal 

warfare uses, it is not considered that the proposal would have a functional link with 

the main dwelling. Furthermore, given the separation distance between the proposed 

annexe and the host dwelling and the fact that it is sited outside of the residential 

curtilage, with a purpose to serve other lifestyle uses at the site, it is not considered 

that the proposal has been designed in such a manner to enable it to be used as an 

integral part of the main dwelling at a later date. Therefore, although criterion 1 and 7 

of the SPD will be addressed within later sections of the report, given the fact that the 

annexe is not considered to have an ancillary or functional relationship with the main 

dwelling and would be separated from the host dwelling in both siting and distance, it 

is not considered that the principle of annexe accommodation in this location is 

acceptable.  

 

5.1.14 Having regard to the above assessment it is not considered that the proposal would 

meet the requirements of policies S1, S8 or H4 of the LDP or the requirements set out 

within the Specialist Needs Housing SPD. Therefore, the principle of the development 

in this locality has not been established.  

 

5.2 Design and Impact on the Character of the Area 

 

5.2.1 The planning system promotes high quality development through good inclusive 

design and layout, and the creation of safe, sustainable, liveable and mixed 

communities. Good design should be indivisible from good planning. Recognised 

principles of good design seek to create a high-quality built environment for all types 

of development. 

 

5.2.2 It should be noted that good design is fundamental to high quality new development 

and its importance is reflected in the NPPF. The NPPF states that: 
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“The Government attaches great importance to the design of the built environment. 

Good design is a key aspect of sustainable development, is indivisible from good 

planning, and should contribute positively to making places better for people”.  

 

“Permission should be refused for development of poor design that fails to take the 

opportunities available for improving the character and quality of an area and the way 

it functions”. 

 

This principle has been reflected to the approved LDP. The basis of policy D1 of the 

approved LDP seeks to ensure that all development will respect and enhance the 

character and local context and make a positive contribution in terms of:-  

 

a) Architectural style, use of materials, detailed design features and construction 

methods. Innovative design and construction solutions will be considered 

where appropriate; 

b) Height, size, scale, form, massing and proportion;  

c) Landscape setting, townscape setting and skylines;  

d) Layout, orientation, and density;  

e) Historic environment particularly in relation to designated and non-designated 

heritage assets; 

f) Natural environment particularly in relation to designated and non-designated 

sites of biodiversity / geodiversity value; and 

g) Energy and resource efficiency.  

 

5.2.3 Similar support for high quality design and the appropriate layout, scale and detailing 

of development is found within the MDDG. 

 

5.2.4 The application site lies outside of any defined development boundary. According to 

policies S1 and S8 of the LDP, the countryside will be protected for its landscape, 

natural resources and ecological value as well as its intrinsic character and beauty. 

The policies stipulate that outside of the defined settlement boundaries, the Garden 

Suburbs and the Strategic Allocations, planning permission for development will only 

be granted where the intrinsic character and beauty of the countryside is not adversely 

impacted upon and provided the development is for proposals that are in compliance 

with policies within the LDP, neighbourhood plans and other local planning guidance. 

 

5.2.5 The proposed development by way of its scale and bulk is considered to be a large 

addition to the site that would overextend the visual impression of the existing 

development when assessed cumulatively and when examining the design of each 

individual element as proposed, it is considered that each building/structure would be 

of a suitable design in relation to the rural area. However, whilst it is noted that the 

proposed annexe building will not increase the external dimensions of the existing 

building, the additional built form resulting from the horse walker, hay barn, the 

increased size of the stables and the provision of the ménage would create a large 

concentration of development within the centre and east of the site, which visually 

would have little relationship with the host dwelling and would appear as a 

completely different unit.  

 

5.2.6 In addition to the above, the plans suggest that the proposed ménage would have a 

crushed stone aggregate surface which would create a large area of hard surfacing 

within this countryside location, thereby eroding the rural character. Whilst it is noted 
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that there is ménage at Florins Birchwood Road, approximately 300m to the east of 

the application site that ménage is smaller in area and is not accompanied by a large 

stable block, horse walker and hay barn. Therefore, it is not considered comparable to 

this proposal.  

 

5.2.7 Although, the proposal would be situated to the rear of the dwelling and there is some 

screening proposed through the use of planting, the proposed planting will do little to 

reduce the impacts of the concentration of development and will only exacerbate the 

fact that the proposal appears as an entirely separate entity to the host dwelling. In 

addition to this, as highlighted in section 3.1, the proposal will result in the loss of 

some trees. Although when considered alone they are not considered to provide a 

significant contribution to the amenity of the area, their removal only exacerbates the 

harm identified.  

 

5.2.8 The proposed entrance gates would be set back 7.7m from the highway and would 

have a height of 2.2m. The significant height of the proposed boundary treatment 

combined with their solid nature as depicted by the annotations on plan 1902/888-

105, is considered to create an imposing and dominant addition to the street scene, 

which is not in keeping with the rural character of the area. Whilst it is noted that 

there is existing approximately 2m high, close boarded fencing and gates currently at 

the access to the site, it does not seem that these benefit from formal planning 

permission. Therefore, it does not provide a reasoning for approving unacceptable 

development. 

 

5.2.9 Application FUL/MAL/09/00298 shows that 1.2m high brick walls, with 1.9m high 

timber gates, with open panelling above a height of were approved at the site but it 

seems they were not implemented. However, these gates were considered to be more 

acceptable due to the inclusion of open panelling, which allowed for views into the 

site. In contrast the proposed gates would represent an obtrusive form of development 

which would result in demonstrable harm tote character and appearance of the rural 

area.  

 

5.2.10 Having regard to the above assessment it is considered that the proposal as a result of 

the design, layout, scale and bulk of the proposal would result in material harm to the 

character and appearance of the site and the intrinsic character and beauty of the 

countryside, contrary to policies S1, S8 and D1 of the LDP.  

 

5.3 Impact on Residential Amenity 

 

5.3.1 The basis of policy D1 of the approved LDP seeks to ensure that development will 

protect the amenity of its surrounding areas taking into account privacy, overlooking, 

outlook, noise, smell, light, visual impact, pollution, daylight and sunlight.  This is 

supported by section C07 of the MDDG (2017). 

 

5.3.2 The proposed stables would be the closest element of development to the boundary of 

Cedarsn Birchwood Road, the dwelling to the east of the site. The stables would be 

located 4.8m from this shared boundary. However, given that there is an existing 

stable in this location and the neighbouring dwelling would be located at least 37m 

from the proposed replacement stables, it is not considered that the occupiers of 

Cedars would be subject to a loss of light or privacy as a result of the development or 
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that the development would have an overbearing impact on the neighbouring 

occupiers. 

 

5.3.3 The proposed ménage would be located at a distance of approximately 2m from the 

western boundary shared with Bramble Cottage, Hackmans Lane, and 5.8m from the 

neighbouring building, which is understood to contain an annexe and home office. 

The proximity of the ménage may result in noise and light disturbance to the 

occupiers of the annexe. However, a condition restricting the use of the site for 

commercial use i.e. livery or riding school could be imposed to ensure that the use of 

the site does not result in unacceptable noise levels for any of the neighbouring 

occupiers.  

 

5.3.4 Further to the above, conditions should be used to ensure that no external lighting is 

provided to the stables, without permission being first obtained from the LPA, to 

prevent unacceptable light spillage and resultant impact on amenity and enjoyment of 

private gardens.  The same controls can also be imposed over the burning of waste to 

protect residential amenity. This would address the concerns raised by a neighbour in 

a letter of representation.  

 

5.3.5 Despite the above it is noted that the proposal may require a number of deliveries to 

the site, which would be considered to potentially go above and beyond the usual 

commuting pattern expected of a residential dwelling. This may result in detrimental 

harm to highway safety and the highway network, which is discussed further at 

section 5.6 of this report.  

 

5.4 Access, Parking and Highway Safety 

 

5.4.1 Policy T2 aims to create and maintain an accessible environment, requiring 

development proposals, inter alia, to provide sufficient parking facilities having 

regard to the Council’s adopted parking standards. Similarly, policy D1 of the 

approved LDP seeks to include safe and secure vehicle and cycle parking having 

regard to the Council’s adopted parking standards and maximise connectivity within 

the development and to the surrounding areas including the provision of high quality 

and safe pedestrian, cycle and, where appropriate, horse riding routes.  

 

5.4.2 The Council’s adopted Vehicle Parking Standards SPD contains the parking standards 

which are expressed as minimum standards. This takes into account Government 

guidance which recognises that car usage will not be reduced by arbitrarily restricting 

off street parking spaces. Therefore, whilst the Council maintains an emphasis of 

promoting sustainable modes of transport and widening the choice, it is recognised 

that the Maldon District is predominantly rural in nature and there is a higher than 

average car ownership. Therefore, the minimum parking standards seek to reduce the 

negative impact unplanned on-street parking can have on the townscape and safety, 

and take into account the availability of public transport and residents’ reliance on the 

car for accessing, employment, everyday services and leisure. The key objectives of 

the standards is to help create functional developments, whilst maximising 

opportunities for use of sustainable modes of transport. This will enable people to 

sustainably and easily carry out their daily travel requirements without an 

unacceptable detrimental impact on the local road network, or the visual appearance 

of the development, from excessive and inconsiderate on street parking. 
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5.4.3 The adopted Vehicle parking standards state that a four or more-bedroom dwelling 

should provide space to park three. It is considered that there is ample space within 

the site, particularly to the front of the host dwelling to provide the required level of 

parking. Therefore, there is no objection in this regard.  

 

5.4.4 Although the Local Highway Authority is yet to comment on the proposal, as the 

development will utilise an existing access, and the proposed gates will be set a 

sufficient distance from the highway, with sliding gates it is unlikely that there would 

be any objection in this regard. However, there may be unacceptable impacts resulting 

from the level of deliveries to be required at the site. This is discussed further at 

section 5.6 of the report.  

 

5.5 Private Amenity Space and Landscaping 

 

5.5.1 Policy D1 of the approved LDP requires all development to provide sufficient and 

usable private and public amenity spaces, green infrastructure and public open spaces. 

In addition, the adopted Maldon Design Guide SPD advises a suitable garden size for 

each type of dwellinghouse, namely 100m2 of private amenity space for dwellings 

with three or more bedrooms, 50m2 for smaller dwellings and 25 m2 for flats. 

 

5.5.2 The proposal will not reduce the level of amenity space provided to less than the 

required 100sqm. Therefore, there is no objection in this regard.  

 

5.6 Other Matters 

 

5.6.1 Consideration has been given to the welfare of the horses and whether the proposed 

facilities and land area would be compliant with the Department for Environment 

Food and Rural Affairs (DEFRA) Code of practice. The code of practice states that as 

a general rule, each horse would require approximately 0.5-1.0 hectares of grazing of 

a suitable quality if no supplementary feeding is provided.  

 

5.6.2 There is potential for 1.7ha of grazing paddock to be provided within the south of the 

site, which does not include the residential curtilage or the wider manicured grounds. 

Given that there are ten stable blocks at the site, the requirements would require a 

minimum 5ha of grazing land. However, the code of practice states that a smaller area 

may be adequate where a horse is principally housed, and grazing areas are used only 

for occasional turnout.  

 

5.6.3 The supporting statement says that there will be stores within the perimeter of the 

stable building to house horse equipment, feeds, washing down/cleaning and welfare. 

Therefore, suggesting that supplementary feeding will take place. However, there has 

been no information provided to demonstrate that the store areas will be adequately 

sized to store the required amount of feed. The British Horse Society says as a general 

rule most horses will consume 2.5% of their bodyweight in feed per day. Although it 

is noted some of this will be provided through grazing, when considering the amount 

of feed that would potentially be required for ten horses it is not considered that there 

would necessarily be enough space within the stores to accommodate this need. In 

addition to this no management plan has been submitted as part of the application to 

demonstrate that the pasture area will be sufficient or how feed will be delivered to 

and stored at the site.  
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5.6.4 Given, the number of horses that could be kept at the site, it is considered that 

deliveries will either need to be large or often, which could have detrimental impacts 

on neighbouring amenity by way of noise, or on highway safety and the highway 

network due to the frequency and size of potential deliveries. In addition to this if 

there is not enough feed at the site and there is a heavy reliance on the grazing area for 

feed, overgrazing could lead to degradation of the site which would result in further 

demonstrable harm to the character and appearance of the site and area. Consequently, 

as a result of the limited information available at this time it is not possible to 

ascertain whether the grazing area provided would be adequate.  

 

5.6.5 The code of practice also advises that a minimum of 3.65m x 3.65m stable size is 

required per horse.  The proposed stables would provide accommodation for the 

horses would meet the minimum requirements and thus, no objection is raised in 

respect of the size of stables.   

 

5.6.6 It is also noted that the proposed ménage would be covered with a crushed stone 

aggregate dressing over a lean mix concrete base, although the plans state that this is 

to be confirmed. In relation to this the British Horse Society in a document called 

Advice on Surfaces for Horses raise concerns over the use of aggregate due to the 

potential for angular stones to cause harm to the horses’ feet. Therefore, it is not 

considered that the proposed surface would necessarily be appropriate. Nevertheless, 

this could be resolved through a condition if the application were to be approved.  

 

5.6.7 Having regard to the above assessment it is considered that it has not been suitably 

demonstrated to the Local Planning Authority that the grazing area would be 

sufficiently sized or that there is enough space within the site to store the required 

level of feed. It has also not been demonstrated how deliveries of feed would be 

managed at the site. Therefore, the development may result in material harm to the 

character and appearance of the area due to overgrazing or to neighbouring amenity 

and highway safety as a result of the potentially frequent deliveries to the site. 

 

6. ANY RELEVANT SITE HISTORY 

 FULF/MAL/91/00426 - Front, rear and side extensions to form bedroom, 

study, dining area and sun lounge. Approved  

 FULA/MAL/91/00426 - Front, rear and side extensions to form bedroom, 

study, dining area and sun lounge. Revised fenestration. Approved. 

 FUL/MAL/01/00049 - Proposed first floor extension and alterations. 

Approved 

 FUL/MAL/04/00095 - Erection of rear conservatory. Approved. 

 FUL/MAL/05/00211 - Single storey side extensions with extension at first 

floor. Refused. 

 FUL/MAL/05/00621 - Single Storey Side Extension with Room in Roof 

Space. Approved.  

 FUL/MAL/06/00884 - Change of use of part of the garden for boarding 

cattery business and erection of cattery unit. Approved.  

 FUL/MAL/09/00298 - Replacement entrance gate and wall. Approved. 
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 HOUSE/MAL/10/01023 - Triple bay cartlodge garage with attached 

games/leisure/garden room. Approved.  

 

7. CONSULTATIONS AND REPRESENTATIONS RECEIVED 

 

7.1 Representations received from Parish / Town Councils 

 

Name of Parish / Town 

Council 
Comment Officer Response 

Purleigh Parish Council  

Support – sustainable 

development which does 

not conflict with policy H4 

Noted.  

 

7.2 Statutory Consultees and Other Organisations 

 

Name of Statutory 

Consultee / Other 

Organisation 

Comment Officer Response 

Local Highway Authority  

No response received at 

the time of writing this 

report 

Any response will be 

updated through the 

Member’s Update 

Natural England No objection Noted  

 

7.3 Internal Consultees 

 

Name of Internal 

Consultee 
Comment Officer Response 

Environmental Health  

No objection subject to 

surface water and foul 

drainage conditions and 

also conditions preventing 

the use of the site for 

commercial purposes and 

to prevent the burning of 

waste or external lighting 

Noted. Surface and foul 

water drainage conditions 

could be imposed if the 

application were to be 

approved. The other 

conditions are discussed at 

section 5.3. 

 

7.4 Representations received from Interested Parties 

 

7.4.1 1 letter was received commenting on the application and summarised as set out in the 

table below: 

 

Comment Officer Response 

No objection but a condition should be 

implemented to restrict nightime lighting.  
Addressed at section 5.3. 
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8. REASONS FOR REFUSAL 

 

1 Given the physical separation between the annexe, the proposed equestrian 

facilities and the host dwelling, the size of the resultant buildings and the 

quantum of residential accommodation and equestrian facilities proposed, the 

development is considered to represent a separate planning unit lacking in a 

functional relationship with the host dwelling. The proposal would therefore, 

result in a separate planning unit within a countryside location contrary to 

policies S1 and D8 of the approved Local Development Plan, The Specialist 

Needs Housing SPD and the National Planning Policy Framework. 

 

2 The cumulative impact of the proposed annexe, equestrian facilities and the 

proposed access gates, by reason of their design, scale, layout and appearance 

is considered to result in overly large additions to the site, causing material 

harm to the character and appearance of the site and the intrinsic character and 

a beauty of the surrounding countryside. The proposal is therefore, contrary to 

the requirements of policies S1, S8, D1 and H4 of the approved Local 

Development Plan and the National Planning Policy Framework. 

 

3 The application site will not provide an adequate provision of grazing land and 

there has not sufficient detail provided to allow the Local Planning Authority 

to fully consider the impact of this reduced level of grazing land. It is 

therefore, not possible for the Local Planning Authority to be satisfied that the 

proposal would not result in impacts on the character and appearance of the 

area, highway safety, the highway network or neighbouring amenity. The 

development is, therefore, unsustainable and contrary to policies S1, D1, T1 

and T2 within the approved Maldon District Local Development Plan and the 

guidance contained within the National Planning Policy Framework. 

 


