Equestrian Properties Inspection Guide
GENERAL
Please remember that horses can be unpredictable and sometimes dangerous animals, so always have Health & Safety considerations in mind. These include:

· Wear safety footwear and appropriate clothing
· Do not enter a stable or loose box occupied by a horse

· Do not enter an arena or indoor school without making sure it is safe to do so

· Do not use laser measuring devices near people and animals

· Be alert to the fact that an occupier may react badly to the prospect of being assessed for NDR. Withdraw to safety at the first sign of any aggressive behaviour.
BEFORE LEAVING THE OFFICE
· Print out a site plan, showing buildings and surrounding fields

· Always run a Google search on the address or name of the riding centre for up to date information and what you may expect to find
· Download any useful information relating to the property off the internet

· Ensure that your Scheduler is up to date and shows your itinerary.

ON SITE
a) Indentifying the hereditament
Using the site plan that was prepared in the office before the inspection:

· Mark the boundaries of the whole hereditament - include any domestic and agricultural elements
· Indentify and mark up on the plan any domestic occupation within the hereditament - these will be subject to Council Tax and will need to be banded

· Indentify and mark up on the plan any parts that will qualify for agricultural exemption - identify field by field, building by building.

The remainder will all be subject to NDR

b) Photographs

Whilst on site take plenty of photographs for evidential purposes and to minimise the risk of needing to re-inspect. These should include:

· Each of the dwellings, buildings, arenas and yards.

· General views, showing the relationships between the buildings and other elements and their  proximity to each other, eg  views from stable door to arena or domestic property, and vice versa.
· Any physical boundaries and their juxtaposition with buildings.

c) Use
Identify the main equestrian uses of the property.  

· Private stables. See Domestic Checklist (Appendix1)
· Livery Yard

· Riding School 

· Competition Yard / Equestrian Events / Shows 

· Stud Farm. See Stud Checklist (Appendix 2)
· Racing Stables. See Racing Stable Checklist (Appendix 3)
· Dealer’s Yard

· Trekking / Hacking Centre

· Riding for the Disabled. See RFTD Checklist (Appendix 4)
· Agricultural Horses (often Shire horses) used on land. See Agricultural Checklist (Appendix 5)
There may also be other uses, eg shop; club; self catering holiday units; caravan storage; kennels & catteries; machinery storage; agricultural engineer’s workshop, etc.  These may be ancillary to the equestrian use, or part of another enterprise, and perhaps rateable occupation, altogether.
Referencing
	Accommodation
	Basis Of Measurement
	Description

	Indoor riding arena

ARI
	GIA of the whole building
	A building housing a riding area, at least 20m by 40m (minimum dressage size).  Usually portal framed construction under asbestos or profiled metal sheet roof.  Some are converted agricultural buildings.  

Record:
· The surface (wax coated, fibre mix, dry sand and rubber, or other), and presence of a watering system 

· Spectator stand and / or judges’ stand

· Floodlighting.

· PA System

· Mirrors

· Sprinklers

· Collecting Ring

· Kick boarding 

	Outdoor riding arena / manège 

ARO
	Overall area in m2.
	An enclosed outdoor riding area, commonly either 20m x 40m or 20m x 60m.  Considerable groundwork will have been carried out including extensive drainage and surface material to provide an all weather surface suitable for purpose.  
Do not confuse with a paddock - see later.  

Record:
· The surface material (wax coated, fibre mix, dry sand and rubber, shredded plastic, grass or other).  Does it have drainage, and does it appear well maintained or rough / waterlogged

· Spectator stand, and / or judges’ stand

· Floodlighting.

· PA System

	Canterway

CNT
	Record number of canter ways
	A track typically 4m wide and 300m at least in length, circular or oval in shape, may be covered with an overhead roof or structure to provide shade or shelter, or may be open.  Record the surface material, and whether watering system.

	Covering Yard 
CVY
	Overall area m2.
	An area where mating takes place.  

	Dutch / hay Barn

DUT  
	GIA
	Common on many farms, relatively cheap to construct, and designed to allow ventilation whilst giving protection from the rain.  It may either be open on all sides, or partially enclosed.  Usually used for the storage of hay or straw.  

	Barn / Store

STO
	GIA
	This includes a broad spectrum, from small stores in traditionally constructed buildings, to fully enclosed purpose built structures.  Sometimes loose boxes have been created in part of the barn [it may be sometimes be referred to as an American barn], and the remainder is a general utility area, perhaps with a secure tack room or feed store created.  In these circumstances record the number of loose boxes, and calculate the total area GIA of the remainder.

	Gallops

GLG

GLW
	Record whether grass or all weather; a raised gallop & the length of each gallop in furlongs.

8 furlongs = 1 mile

1 furlong = 220 yards

       or 200m (approx)
	Despite appearances, considerable effort and time (upwards of 8 years!) goes into creating a gallop.  The best gallops are uphill, or have uphill sections. 

Grass gallops may be sown with moss to a density not found in the average meadow to provide a safe area underfoot on which it is safe to gallop a thoroughbred racehorse without injury.
All weather gallops are more costly, and typically have a sand, woodchip, fibre/Equitrack or Polytrack composition base.  They can be used in all year round and are less affected by bad weather.

	Horse-walker
(may be indoor or outdoor)
HWI

HWO
	Record whether indoor or outdoor, the number of walkers and the number of horses that each can exercise.
	A structure that exercises several horses at once.  The horse walks around a central pivot powered by an electric motor.  They are of differing sizes and have different bases, concrete or earth and they may be open or enclosed.  The base and fencing and any surrounding structure are rateable, whereas the electric motor and turning frame are not rateable.  Horse-walkers with an earth base and rotating arm gear from a central electric motor will probably be de minimis in value terms

	Spectator Stand

SPC
	GEA of the base
	Only applicable to outdoor spectator stands because spectator stands in an indoor arena should be included in the GIA of the building

	Cross Country Courses


	· Record length (in miles)

· Number & types of jumps.
	Ask for course plan or other literature.
Record seasonal availability.

	Equine swimming pool

SWM
	Record type and specification of swimming pool, not area.
	Various different types, either indoor or outdoor:
· Simple underwater treadmill, no more than 10m long including ramps at either end. 

· More substantial pool comprising an "O" shaped pool where a horse can swim around in a circular motion.  

	Lunge ring 


	Record area in m2
	An area similar to an outdoor arena or manège, but used for exercising horses on a lunge rein.  Note the surface and whether or not ring is floodlit.  

	Paddocks / jumping 


	Record in acres

2.47 acres = 1ha
1 acre = 4047 m2 
	Fields used primarily for jumping or other horse exercise, so not exempt as agricultural land.  Basically grass fields, or maybe an area fenced off from a larger field.  
Do not confuse with: 

· outdoor arenas, or 

· field fenced to create smaller enclosures for horses to graze -these are exempt as agricultural land

	Field Shelter

LBO (discount)
	GEA
	Provides shelter for horses in fields.  
Typically timber construction and lower specification to looseboxes.  Part open sided.  

	Looseboxes and foaling boxes

LBI

LBO
	Record number and different types of looseboxes / foaling boxes.

The average size of a loosebox is 13m2 / foaling box  20m2, so measure any that might be below 10m2 or above 20m2 
	Indoor: looseboxes / caged boxes / stalls / stables that open on to an internal corridor.  They have been created inside larger buildings.  The larger buildings range from conversions from former agricultural buildings to new purpose-builds.  

Outdoor: looseboxes / stables that open on to an external yard.  Record the structure of the individual buildings, eg timber purpose built, stone / block / brick purpose built or adapted, rough wooden / stone sheds or former railway carriages.  Record presence of water, lighting and heating.  Record quality of yard, including base and fencing.

	Other buildings and facilities that may be present:
· Offices (OFF)

· Tack Rooms (TAC)

· Feed Rooms (STO)

· Staff room (OFF)

· Shop (OFF)

· Solarium (STO)

· Portable Buildings (PKN)

· Steel Containers (SCN)

· Showers /WCs  (WCB - reflected)

· Café (OFF)

· Clubroom  (OFF)

· Farriery workshop (STO)

· Veterinary room (OFF)

· Changing rooms (CHA)

· Laundry (STO)

· Shed  (SHD)

· Garage  (GAR)

· Caravan  (CAR)

· Manure bunker - reflected
	Record:

· GIA
· Construction

· Timber

· Brick / Block

· Other – please specify

· Services:

· Heating

· Water

· Electricity

	Car / Lorry Parking


	The value is reflected but we need details to check that it is sufficient:
· Dimensions

· Note surface

· Is it adequate for visitors attending events?

· Is there adequate space for ‘resident’ horseboxes?

· Is there ample lorry parking [and turning area] for those attending competitions or to allow for out-riding.

	Security
	CCTV cameras etc

	Locality
	Hacking out - Is there access to bridleways or open country, or problems with main roads? Good out riding will add value to the stables.
Does an affluent residential or holiday hinterland feed in clients?

	Competition
	Is there competition from similar businesses in the locality? If so, record addresses, and approximate distance away 

	What is the tenure of the property?
	Owner occupied, managed, or rented (if rented obtain details of the tenancy on-site, and follow up by sending an FOR when back in the office)

	Literature
	· Pick up any information / advertising leaflets. 

· Download information from the internet for the file 


 APPENDIX 1
Domestic Checklist
See also Rating Manual Vol 4 Section 2 Part B

Extract from the statutory definition of ‘Domestic Property’ in the Local Government Finance Act 1988:

Section 66(1)
Property is domestic if: 

(a) it is used wholly for the purposes of living accommodation, 

(b) it is a yard, garden, outhouse or other appurtenance belonging to or enjoyed with property falling within paragraph (a) above, 

(c) it is a private garage which either has a floor area of 25 square metres or less or is used wholly or mainly for the accommodation of a private motor vehicle, or 

(d) it is private storage premises used wholly or mainly for the storage of articles of domestic use.
Hence equestrian property will only be domestic if:
· It is used in relation to the resident’s enjoyment of the living accommodation
· It is within the same curtilage
· It satisfies the definition ‘other appurtenance’, ie it would automatically be included in a sale of the dwelling, even if it were not specifically referred to in the conveyance documents. 

A private stable in a field across the road from a house will not be domestic.
Any rateable equestrian property should be treated as a composite non-domestic hereditament, in the same way that a shop with living accommodation would be. 

	Where does the occupier of the property live?
	· Within the same curtilage?

· Adjacent to the site?

· Across a public highway?

· Away from the property altogether?

	Are there any other dwellings on site?
	· If yes, please show the positions of the dwelling(s) and their curtilage(s) on the plan and note who lives there.  

	Ownership of horses
	· How many horses does the occupier own for private use or for use by family who also live permanently on site? 
      If necessary, ask to see horse passports to corroborate info.

	What are the horses used for?  
	· Leisure use by the occupier (or family). This would include amateur competition use; hacking, hunting, etc.
· Is there a business, eg riding school, livery?  

· Is the occupier a semi-professional / professional rider, eg a show-jumper, event rider, polo-player, etc.

	What Planning Permissions / Restrictions are there?
	· Make full notes, or if possible, obtain a copy of the planning permission


APPENDIX 2
Stud Checklist
See also Rating Manual Vol 5 Section 1005
Stud buildings are rateable, but in certain limited circumstances some relief from rate payment is available (see LGFA 1988 Schedule 6).  

Broadly, this relief will only apply to stables, foaling boxes, stallion boxes, and covering yards or any other buildings used for breeding or rearing horses and/or ponies, where:
(a) The stud operations are part of an otherwise exempt working farm, and 

(b) The stud buildings are occupied together with over 2 hectares of land which is used predominantly as exempt agricultural land other than for the pasturage of horses or ponies.
Generally, the key element for the operation of a stud farm is the availability of paddocks, not the stabling.  Mares and foals will, except in bad weather, spend all day in the paddocks in the spring and be out at night as well in the summer and autumn.  A stallion may spend more time in its stable.

	Are any buildings used for the breeding or rearing of horses or ponies?
Stud relief will only apply to the buildings directly related to the stud use, such as the appropriate number of stables or loose boxes, foaling boxes and stallion boxes
	· Identify each building used for the breeding or rearing of horses or ponies on the site plan

· Get a general overview of this particular business eg 

· Do they own any stallions, or do they use AI? 

· Do they own any mares, or are they brought on site for covering?

· Up to what age do they rear the foals?

	Are the buildings which are used for the breeding or rearing of horses or ponies also occupied with any agricultural land or agricultural buildings 
	· Identify on the site plan any agricultural land, ie land used for arable, meadow or pasture ground only, or agricultural buildings  

· Is this agricultural land used for grazing horses or ponies?  If so, is it also used for any other agricultural purposes as well?  

	What is the nature of the agricultural enterprise?
	· eg dairy, fattening cattle, sheep, pigs, poultry, arable.  If farming is taking place refer to the inspection checklist for agricultural exemptions.  

	Does the occupier have any British Horse Society approval?
	· If necessary, ask to see the BHS certificate, which will certify a certain stated use, eg stud farm, riding school, or livery stables.

	Are there any Planning Permissions or Restrictions?
	· Make full notes, or obtain a copy of the planning permission

	Particular items to look out for during inspection 
	· Covering Yard

· Foaling boxes / Extra large loose boxes >20m2
· Hospitality areas / bars for entertaining owners 


APPENDIX 3
Racing Yard Checklist

Trainers of racehorses vary from those with a permit to train a few horses for themselves and immediate family to fully licensed trainers who may have over 200 horses in training on behalf of many owners.  In all cases they must satisfy the Jockey Club's strict requirements that they are suitably qualified to train racehorses and that their premises, known as a Yard, meet the standards expected for the proper care of racehorses.  There is a requirement for the trainer or one of his staff to be resident on site or very close to it at all times.  Without a licence or permit, a trainer is unable to enter horses for races on any racecourse. 

Raceform: Horses in Training, is a useful reference book that lists all licensed racing trainers.  This gives full addresses, telephone and fax numbers.  As this publication lists how many horses individual trainers are responsible for at the date of publication (early March), it gives a fairly accurate guide to the likely number of boxes in each yard. 
	How a racing yard be identified?
	· See above

	Are there any Planning Permissions / Restrictions?
	· Make full notes, or obtain a copy of the planning permission

	Is there also an agricultural enterprise?
	· eg dairy, fattening cattle, sheep, pigs, poultry, arable.  If farming is taking place refer to the inspection checklist for agricultural exemptions.  

	Particular items to look out for during inspection 
	· Canterways, grass and / or all weather gallops, horse walkers, indoor and / or outdoor swimming pools, solariums, lunge rings, hospitality areas / bars for entertaining owners

· The following should be fully referenced, but are reflected in the £/loosebox adopted in the valuation - associated tack rooms, feed rooms and hay barns, small office used by trainer, and any workshops and garaging used for storing and maintaining horse transport

· Is there any jockey accommodation, and is it in CT list?


APPENDIX 4
Riding for the Disabled Checklist
See also Rating Manual Vol 4 Section 8

	A hereditament is exempt to the extent that it is used wholly for the provision of facilities for training or keeping suitably occupied persons who are disabled or who are or have been suffering from illness (LGFA 1988 Schedule 5 para 16(1)). 

Some riding schools are used in connection with Riding for the Disabled Association (RDA), providing an opportunity for disabled people to either ride or drive horse-drawn vehicles.  Exemption will only apply if the facilities are used wholly for the exempt purpose.  The criteria for exemption are stringent, so before any exemption is considered, refer to Rating Manual Vol 4 Section 8.
If property is used for both qualifying and non-qualifying purposes on the same day then such areas will not be exempt.  But, if there is property that is used regularly wholly for a qualifying purpose for 2 or more consecutive days, and wholly for non-qualifying purposes on other days, we can agree a level of assessment that reflects the proportion of exempt to non-exempt days usage throughout the year.



	How many days a week is the property used for riding for the disabled?
	· List which days the property used for riding for the disabled

· Does any other activity take place on these days?

	Are any horses and ponies used only for RDA
	· Obtain full details 

· Identify which looseboxes they are kept in

· What proportion are these horses and ponies to the total number kept

	Are any parts of the property used wholly for this purpose, eg a store for specialist equipment
	· Obtain full details

	Does the occupier have any British Horse Society approval?
	· If necessary, ask to see the BHS certificate, which will certify a certain stated use, eg stud farm, riding school, or livery stables.

	Are there any Planning Permissions / Restrictions?
	· Make full notes, or obtain a copy of the planning permission


APPENDIX 5

Agricultural Checklist
See also Rating Manual Vol 4 Section 8 Part D and be aware of the LGFA 1988 Schedule 5 definitions:
Agricultural land includes land ‘used as arable, meadow or pasture ground only’ (para 2(1) (a)).  

Specifically excluded is land ‘used mainly or exclusively for purposes of sport or recreation’, or land ‘used as a racecourse’ (para 2(2) (d) and (e)).

Agricultural buildings include:

· Buildings ‘occupied together with agricultural land and used solely in connection with agricultural operations on the land’ (para 3 (a)); 

· Buildings used for the keeping or breeding of livestock surrounded by or contiguous to 2 hectares of agricultural land (para (5)(1)(a)).  Livestock is defined as ‘any mammal or bird kept for the production of food or wool or for the purpose of its use in the farming of land’ (para 5(8)(5)).  Horses (other than farm work-horses) are not livestock within this definition
	Are any fields used for grazing horses? 

Are any fields used for riding horses, exercising horses, horse jumps etc?
	· Identify each field on the plan.  

· Is the field ever used for any other purpose?  There may be varying degrees of use in addition to grazing use that will not always lead to rateability.  Grazing land used for the temporary erection of jumps for occasional casual recreational use will be exempt.  Land used for permanent jumps or as a permanent outdoor exercise area will not fulfil the definition of use as ‘arable, meadow or pasture ground only’ and will be rateable

	What is the nature of any agricultural business?
	· eg dairy, fattening cattle, sheep, pigs, poultry, arable. 

	Are any fields used for the agricultural business?  
	· Identify on the plan the current use of each field

	Are any buildings occupied together with agricultural land and used solely in connection with agricultural operations on the land 
	· Identify on the plan the current use of each building

· A hay barn will qualify for agricultural exemption if it is used either:
· to store a hay crop taken from the land occupied by the equestrian proprietor (NB a hay barn will be rateable if it is used to store hay to feed the horses), or 
· to store hay solely for livestock (other than horses) which are also kept by the occupier. 

	Are any buildings used for keeping or breeding of livestock (excluding horses, ponies etc)
	· What livestock is kept in the buildings 

· Is the building contiguous to 2 or more hectares of agricultural land

	Are any of the fields or buildings that are used for the equestrian uses ever used for the agricultural business?
	· Obtain full details, eg what kind of agricultural use, how often, when?  

	Are the fields or buildings used for agricultural also put to equestrian use?
	· Obtain full details eg what kind of agricultural use, how often, when?

	Does the occupier have any British Horse Society approval?
	· If necessary, ask to see the BHS certificate, which will certify a certain stated use, eg stud farm, riding school, or livery stables.

	Are there any Planning Permissions / Restrictions?
	· Make full notes, or obtain a copy of the planning permission

	Is there any other business activity?
	· Please take full details, as these will be rateable.
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