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Introduction:

This statement accompanies an application which seeks to establish a
commercial equine stud enterprise at Model Farm, following the recent
acquisition of the site by the applicants. The necessary equine facilities would
also support the applicants’ own personal equine interests.

Model Farm is a former agricultural holding described via the recent sales
particulars as:

“A most attractive period detached country house of immense charm and
character with potential for modernisation/refurbishment standing in super
mature gardens with useful outbuildings and land, extending, in all, to around
8.4 acres, in an extremely popular, yet accessible, rural location.”.

With specific regards to the associated land, the sales particulars describe
that:

“The land is retained within five enclosures of permanent pasture, ideal for the
grazing of all kinds of livestock, particularly horses.”

Whilst a previous planning consent for stables upon the site was
implemented, evident by the foundations and initial course of blockwork which
are still in situ and visible (having been so since 2006), the stables were never
completed. As opposed to completing the already consented stables, this
proposal seeks to secure more modern facilities to support the establishment
of the stud enterprise. Specifically, permission is sought for:

e the construction of a timber American Barn to provide stabling for ten
horses and ancillary storage provision;

e introduction upon the land of an enclosed 60 x 30m horse exercise arena
(manege);

* new manure store;

e new hardcore yard area; and

e amended field and hence site access arrangement.

It is important to note at the outset that the proposal is not speculative with the
applicants uniquely placed to draw on and apply their existing equestrian
experience and success in this field. It should also be noted that the proposed
new infrastructure would be solely for use by those horses resident at the stud
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farm, including the applicant’s own, and not for any form of wider commercial
use by others.

This statement is intended to provide the information required to support the
determination of the proposal. It ultimately seeks to demonstrate that it
complies with policies of relevance within the Development Plan. It therefore
supports the contention that the proposal constitutes sustainable development
for which planning permission should be forthcoming for without delay.

Site Context:

The application site comprises a former farmstead. The wider site extends to
approximately 10.4 acres.

The former farmhouse is an attractive detached country house in mature and
attractive gardens which include a small ornamental pond. The house is
accessed via a gravelled drive direct from the main highway which also
provides ample parking at the property.

Within the curtilage of the property are a number of outbuildings including
lean-to style garden stores attached to the side of the house; a store room
attached to the rear; and a sizeable detached brick half-timbered and slate
roofed outbuilding which was a former cow house, now in use for general
storage purposes.

The property does benefit from planning approval for a U shaped stable block,
that has been commenced with the provision of the foundations and a couple
of courses of blockwork, to the east of the garden. These foundations are
understood to date back to before 2006. This building was originally intended
to accommodate six horses but was never completed.

The adjoining land is to the north and east of the property, comprised of five
individual paddocks which collectively form a triangular shape predominately
bounded by the A582 to the east and the road to the west. The paddocks and
site in general are very well defined via native hedges which are in good
condition. Sporadic field trees are also a feature of the land, including some to
the site boundaries. The site slopes gently from south to north. The land
benefits from a number of separate and existing field access gates, including
one to the north of the main dwelling access.
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All adjoining land is in agricultural use in what is an attractive countryside
setting.

Photographs of various views of the proposed development site are appended
to this report.

The Proposal — Overview and Rationale

Overview
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The applicants acquired Model Farm and the associated land, in the summer
of 2019, following an extensive and prolonged search for a site from which to
establish and operate an equine stud farm on a commercial basis, as well as
to support their own personal equine interests. Following the purchase they
have invested significant time and expense in renovating the house as well as
carrying out repairs to the land and its boundaries.

The applicants — Amy and Alice Bannister-Bell — both have a strong and very
successful equestrian background having been involved with horses for in
excess of 25 years. Both are freelance equestrian coaches and riders and
have been operating as such for the past 11 years covering the north Wales,
Cheshire & Shropshire area along with travelling to Isle of Man, North
Scotland and lIreland for coaching. They regularly hold clinics and riding
camps at a number of local venues; Southview competition centre Wettenhall;
Radfords Equestrian Llanymynech; Hadley Park Whitchurch; Chapel Farm
Livery Newbridge; EquiT Rhyl; Park House Equestrian Ellesmere; amongst
others.

Both Amy and Alice hold the much sought after and internationally recognised
level of coaching qualification within the British Horse society (BHS) — the
Stage 5 performance coach in complete horsemanship (formally known as
BHSI). At the time of attaining the qualification, in 2014, Alice and Amy were
the two youngest people to hold the qualification. Both are on the BHS
Accredited professional coaches register (APC) which requires all coaches to
hold current First Aid, Child Protection and safe guarding along with an annual
DBS check. To put their pedigree in context there are only 230 stage 5
performance coaches in complete horsemanship on the APC worldwide.

Amy also holds a first class honours degree in equine science and welfare
and for the past six years has been part time lecturer at Wrexham Glyndwr
University for the Equine degree. Amy is also on the BHS Instructors &
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Fellows Association Committee — the purpose of which is to support coaches
of level 5 status, providing training, CPD and a network for like-minded highly
qualified coaches.

At the present time the applicants own eight horses which are currently kept
on livery pending completion of their own facilities. In addition to simply
accommodating their own horses on the land however, they wish to develop
facilities which would equally serve an equine stud business and hence which
would support the creation of a new rural enterprise.

The ambition to establish the stud business reflects a relative degree of
success in this area already by the applicants. Together, the applicants have
been breeding horses since 2011 but in relatively low volume. Nevertheless,
the quality of the foals produced and the experience they have gained has
helped them establish a very credible reputation, aided by the fact that Amy is
a qualified artificial insemination (Al) technician, which are few and far
between in the regional equine industry, being an Al technician eliminates the
need for a vet present for inseminations. The formal establishment of a
dedicated business and hence the scaling up of their experience is dependent
on them securing their own purpose-built facilities from which to operate.
Evidence of the offspring produced to date by the applicants can be provided
if deemed necessary.

In terms of the business model the applicants’ intention is to have up to a
maximum of 8 (mature) horses at the site, inclusive of their own horses, plus a
small number of foals at any one time. The scale of the operation has been
arrived at following very careful consideration of the critical mass needed for
the enterprise to viably function.

The existing 3 broodmares are all are high quality, some have been bought
from across the UK and Ireland utilising existing networks and contacts built
up by the applicant over many years, some have been homebred by Amy &
Alice. The plan is to increase the breeding from these mares and to
potentially acquire one or two more broodmares to the breeding programme
for variation of bloodlines as other youngstock are sold. A small number of
foals may also be acquired in a similar way in addition to being bred on site
depending on the success of coverings. All horses will be kept at the site for a
significant amount of time, with the mares being foaled down and all foals
being produced, schooled and trained to the highest levels from birth to
approximately 4 years old. The applicant will retain a small number of the best
performing horses for their own use and enjoyment and sell on the others for
profit. Demand for the horses is likely to be high reflecting their high existing
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reputation and the reputation of Amy & Alice as sought after coaches/trainers
and the broodmares having good competition records. Amy & Alice have
previously had involvement with the rare breed survival trust by helping care
for their Eriskay pony broodmares, the breeding of rare breeds is something
that they would like to explore in the future as supporting rare and
endangered breeds of horses and ponies is very important to them.

To support the establishment of the proposed enterprise, good quality stabling
is required as well as an adequate quantity of ancillary storage with regards to
accommodating bedding, feed, tack and equipment . Central to the proposal
is therefore stabling in the form of an American Barn providing stabling for ten
horses inclusive of two foaling boxes and ancillary storage provision. The
American Barn is a very safe and controlled environment for young,
unhandled foals when being moved, assessed and treated by the vet, it can
also help make the weaning process less stressful due the social housing
within the barn,

Initially both of the applicants will be employed at the new enterprise on a full
time basis with a further part time opportunity being created in due course.
The enterprise would also draw on wider rural services such as feed
merchants, farriers, physios, equine dentists and veterinary practices, thereby
indirectly safeguarding jobs and supporting growth in the wider rural economy.

Stabling and Storage
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The proposed stabling is required for obvious welfare reasons. Each of the
horses present at the enterprise will require access to a dedicated stable at all
times — of particular importance given that the diet and resting routine of elite
sports horses needs to be carefully controlled. Two of the stables proposed
can be seen to have been designed to a larger foaling box specification, to
allow room within which the foal can be delivered and room for it to initially
reside with its mother.

The proposed American Barn stable arrangement offers a highly efficient
arrangement from an operational perspective which better accords with
modern needs and expectations. From a management perspective the
arrangement entails very evident security benefits and also facilitates easier
day to day management as everything is together under the one roof. The
arrangement also offers enhanced welfare benefits for the horses, offering full
shelter from prevailing winds and a more comfortable and social environment
(as ventilation is much easier to control and since horses are ‘herd’ animals
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they will be able to see and communicate with each other). The facility to
wash and dry horses within the barn post exercise also allows yard users to
monitor their recovery, monitor behaviour of young stock and heavily pregnant
mares, grooming horses within a barn enables them to stay warm and dry
while removing rugs etc, Also as part of the breaking process it is common
professional practice to initially mount and ride horses inside an enclosed
familiar environment such as an American barn to keep him relaxed.

In terms of storage provision at the site dedicated space is required for a
multitude of ancillary needs. This includes the storage of feed, bedding, tack
and maintenance equipment all of which need to be kept in a dry, contained
and secure environment.

With regards to feed the dietary requirements of the horses needs to be well-
controlled reflecting their intended and active thoroughbred, warmblood
pedigree. Whilst grazing will form part of their diet other hard feeds are also
required, including a compound feed of grains provided and stored in 25kg
bags. Aside from these internal (secure and dry) storage is also required for
hay with this also forming a staple part of the horse’s diets all year round but
especially during winter.

In terms of the bedding requirement for the horses the applicants will use both
straw and shavings for bedding and each horse will require the equivalent of
two hay-bale sizes of straw or two bales of shavings for bedding each week,
which equates to a sizeable forward supply being required. Bedding such as
shavings and straw also need to stored in a cool, dry space but due to the
heavy nature they need to be easily accessible and therefore stored within the
barn,

Storage space is also required to keep the different types of tack associated
with each of the equestrian disciplines the horses will be training and
competing in. This includes saddles, saddle pads, girths, rugs, bridles, bits,
reins, bandages, boots, various different stirrups as well as tack cleaners,
care products and grooming equipment.

There is also a need to accommodate equipment related to maintaining the
proposed manege and the general upkeep of the yard and wider land. This
includes a number of hand tools such as shovels, spades, a wheelbarrow,
pitch forks, muck scoops, shaving forks, chainsaw etc, together with a mini
tractor, manege harrow and the like.
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The volume of storage proposed (tantamount to two loose boxes) is the
minimum necessary to meet what can be seen to comprise the genuine needs
that the proposed enterprise will give rise to.

Exercise Arena (Manege)
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The 60m x 30m manege would enable the safe breaking, schooling and
correct training to take place throughout the year, in all weather conditions, on
the correct competition surfaces.

The presence of the manege is critical given the applicants’ current attainment
levels as well as those desired for the elite nature of the horses to be bred
and trained at the enterprise. In these regards the larger size of the proposed
manege is important in enabling a greater number of jumps and their more
complex configuration — replicating that encountered at the highest levels of
competition. The larger manege also provides a safer environment for the
breaking and schooling of younger horses.

Access to the manege will also act to ensure that training and schooling is
genuinely possible 365 days of the year regardless of the weather. Also
important to emphasise is that the chance of injury when falling on a suitable
arena surface is significantly reduced, for both horse and rider, when
compared to the chance of injury when falling on a grassed area. As such and
in addition to the reasons outlined regarding specific training and schooling
needs, the use of the arena will help to minimise the risk of injury.

Horse Walker
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the proposed horse aalker is to have four bays which will allow one horse in
each bay, so allowing up to 4 horses to be exercised at one time, at a
controlled pace. It will be powered by a small, silent, electric motor which has
a variety of speeds and settings which allows the applicants to tailor the
speed of the horse walker to the needs of the horses using it at that particular
time. It will have a timber post and rail fence to either side of the horse, with a
solid rubber mat between the bays. Regular and controlled exercise is
essential for the competition horses to ensure that muscle and joint injuries
are kept to a minimum. Typically, the horse walker would be used by the
applicants to warm up and cool down a horse before and after strenuous
exercise, without the horse being ridden. A horse walker helps to reduce
stiffness after competition and they are also a proven aid with the
rehabilitation of muscle or joint injuries, as the horse would be exercised
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without being written and therefore not putting as much strain on the horses
muscles and joints but also improving the horses fitness.

Equestrian Statement:

The applicants currently compete, train in a number of equestrian disciplines
including show jumping, showing, dressage and cross country. They also
compete in, train for eventing (which is effectively a triathlon of equestrian
sports, where three different disciplines (dressage, cross country and show
jumping) are combined in one competition. These are highly disciplined
equestrian sports which in order to compete at elite levels require intense
training from both horse and rider. It is these disciplines which the enterprise
will focus on in terms of the schooling and training of the horses bred and
bought in.

Dressage

This is usually the first phase of an Eventing competition and at the level of
competition that the applicants compete at and intends to train horses for is
carried out in a 60m x 20m arena. Dressage is judged on balance, rhythm,
suppleness and the obedience of the horse and its harmony with the rider.
The challenge is to demonstrate that an extremely fit horse, which is capable
of completing the cross country and show jumping phases on time, is also
capable of performing in a precise, relaxed and graceful manner required for
dressage. Both horse and rider must be able to demonstrate various elements
of walking, trotting and canter gaits, and the regularity of the respective gaits
in circles of various standard diameters.

60X30m maneges such as that proposed are required to practise the more
demanding movements like canter changes,when the horse is required to
change its lead leg when it is cantering, working up to changing its lead leg as
frequently as every stride. The arena being 60X 30m allows the rider to
practice the test in full with the correct dimensions and accuracy of
movements. It is important to train a horse to work around the outside of the
white boarded dessage arena (60mx20m) as at a competition so therefore the
30m wide arena allows this training to take place in advance of competitions,

Show jumping

This is usually the second element of an Eventing competition where
competitors ride in a grassed arena or manege over a course of between 12
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and 15 show jumping fences (depending upon ability), of varying height,
width, complexity and layout within an allotted time. Time faults are incurred
for exceeding the time allowance and jumping faults are incurred for
knockdowns or refusals (where a horse stops before jumping a fence). A
standard 40m x 20m manege would only accommodate 3 or 4 showjumps.
The use of a 60m x 30m manege would allow another 5 or possibly 6 fences
to be utilised (depending upon the arrangement) — again critical given the
desired skills levels. The use of a 60mX30m will also allow the practice of
course riding, jumping of larger obstacles and grid work. Gridwork is
gymnastic jump training for horses, you jump around 4-8 fences in a straight
line to improve technique and reactions, this requires a minimum of 60m in
length to utilise the grid work effectively. It is also important to note that no
showjumping competition will take place in an arena smaller than 60mX30m
and also that many of the horses are large (above 16 hands) so therefore
require space to safely carry out the jumping training.

Cross-Country

This is usually the third phase of an Eventing competition, where competitors
ride a cross country circuit of fences and obstacles such as jumps, fences,
walls, streams and banks, within an allotted time. Depending upon the
competition level, the number of fences and obstacles can vary between 12
(for junior riders) up to 30 or 40 (for the more experienced rider). Cross
country is an endurance event that needs both horse and rider to be in
extremely good physical condition, therefore a large enough arena to carry
out faster fitness work on a surface is important and to be at ease and trust
each other in very physically demanding situations.

The manege will be used with jumps set out to replicate those found on a
typical cross-country course. A standard 40m x 20m manege would only
ordinarily accommodate 2 or 3 of the cross-country type jumps. The use of a
60m x 30m manege would allow another 5 or possibly 6 fences to be utilised
(depending upon the arrangement) — critical given the desired skill levels. It
will also allow training over fences at competition speed and to carry out faster
fithness work on the safety of a surface.

Working hunter

4.7

This competition involves the rider jumping a course of rustic fences that
consist of hedges, styles, birch rails and water trays, all contained within an
arena followed by a ridden show including walk, trot, canter and a
gallop/extension. The horse and rider combination are judged on style and



training. The level Amy and Alice compete at is the highest in the UK, Horse
of the Year Show qualifiers, they require the horses and riders to jump upto
1.15m. A arena of 60x30m would be required to train over the complex
courses and jumping exercises that working hunter competitions demand.

British Equestrian Federation (BEF) Futurity Gradings
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The British Equestrian Futurity Young Horse Evaluations are run by the
company British Breeding and evaluate British bred horses from foals to 3
years old. The evaluation of each horse will be marked using a set of criteria
appropriate for that horses age and intended discipline. In the Futurity, horses
and ponies from foals to 3 years old are evaluated for their performance
potential as dressage horses, show jumpers, eventers or endurance horses
and ponies by a vet and one or two of a panel of discipline specific experts at
a number of regional venues around the country during July, August and
September. Amy and Alice have presented homebred young stock for PEF
gradings gaining high scores and increasing the value of the bloodlines. To
prepare a horse for a grading it is important to use a large surfaced arena as
the horse is required to be presented loose in all three paces and at speed,
three-year-olds are required to be loose jumped down the line of fences.
Teaching a young horse to loose jump is a very skilled practice and requires a
large surfaced arena and jumping equipment to carry out. It is very important
horses are well prepared for their grading so they perform to the best of their
ability; preparation for gradings can take several months, videos, photos and
results from grading days are very valuable when selling young stock at
option or privately.

The Proposal — Detailed Matters:

Access
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Vehicular access to the existing house has poor visibility, when looking both
right and left. Consequently, it is proposed that the access for the stud farm
will utilise and enhance an existing field gate access point to the north of the
house, as indicated on the submitted drawings; the existing access to the
house, will remain for ongoing residential use.

The improved access is proposed to be gated with wooden gates, set back at
an adequate distance so as to mitigate the need for traffic to queue on the
public highway whilst waiting for the gates to be opened.
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Siting
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The connecting access from the gate to the highway will be surfaced with
tarmacadam, which as a bound material will prevent any likelihood of loose
material being brought out onto the public highway from vehicles entering and
exiting the site. A short drain will be installed at the boundary to stop water
from the applicants’ land discharging onto the highway.

The proposed access arrangement will ensure visibility in both directions
meets the minimum requirements so as to not jeopardise the effective and
safe operation of the highway. Importantly there would be sufficient room
within the yard area for vehicles to turn and exit the site in a forward-facing
direction.

Access to the American Barn will be available directly across an existing but
reinstated area of hardcore yard, as indicated on the submitted drawings.

The preferred design solution is to site the new stable building to the east of
the applicants’ dwelling, in the southern most of the five individual paddocks.
This approach acts to ensure that when viewed from wider public vantage, the
building is read against and hence with the adjacent dwelling and its
outbuildings and hence ensures it does not give rise to any unacceptable
perception of encroachment. The location also benefits from a good degree of
natural screening afforded by the well-established native hedgerows. Finally,
the positioning entails obvious security benefits in terms of proximity to the
applicants adjacent dwelling and practical benefits in terms of ease of access.

It is necessary to site the manege further north east in the central and largest
of the five paddocks. This reflects the need to accommodate the 60 x 30m
size of the manege, on as flat land as possible, and the important need (it is
considered) to work with existing field boundaries so as to not adversely affect
landscape character. The siting has also had regard to recommendations
made by the ecologist and with respect to avoiding the root protection areas
associated with the boundary hedges and trees.

External Appearance

5.8

The preferred design solution is to construct the proposed new building with
horizontal weather boarding to the external face and timber sheeting fixed to
the internal face on a concrete base, with a corrugated sheet roof.
Photographs showing an example of the timber boarding and corrugated roof
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are appended to this report. In design terms the American Barn has been
designed to be not dissimilar in appearance to modern agricultural buildings
already in place in the surrounding area and hence in this regard, it is not
considered to constitute a conspicuous feature within the landscape. It is
proposed that the timbers are to be stained brown in colour and the
corrugated sheeting to be olive green, both to match the enclosed
photographs.

The surface of the manege will comprise of a sand and fibre mix, which is
considered to be the most suitable for the high level of training that will be
attained and its colour will blend into and integrate with the wider site. An
example of the proposed finish is appended to this statement and a sample
can be provided if necessary.

The design approach across all elements of the proposal is considered
entirely appropriate for the site context.

Yard Area
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A new yard area is proposed as part of the new access arrangement. It is
proposed that this area is comprised of stone hardcore which as a permeable
arrangement will allow water to soakaway. The new yard area will provide a
parking area for vehicles accessing the site, including the parking of the
applicant’s horse box. Importantly this space will also enable visiting vehicles
to safely manoeuvre within the site in order to be able to exit in a forward-
facing direction. A hardcore surface is required reflecting that access will need
to be available throughout the year.

A smaller area of stone hardcore is to be reinstated to the east of the
farmhouse, south of the proposed new yard. This area, whilst it appears to be
currently grassed, has a hardcore surface underneath which is to be
reinstated via clearing the grass. The previously consented stable foundations
will also be removed from this area to secure a level surface. It is proposed
that the manure store will be sited upon this area of hardcore. This area will
also be that across which the applicant will access the proposed American
Barn daily on foot.

Traffic Generation

5.13

It is contended that the proposal will not give rise to a disproportionate level of
trips to and from the site, and certainly not to a level in excess of those
commensurate with the sites agricultural past. This reflects that the
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applicants, as the primary employees of the enterprise, would access the site
daily via foot via their adjacent dwelling. It also reflects the business model
which is focussed on the breeding and schooling of horses for sale by the
applicants as opposed to horses being brought to the site for breeding or
training and then being visited by their owners prior to the animals leaving the
site. Most sales of youngstock is done via auctions held throughout the year
or online with the use of videos, photos and competition results and hence
this activity does not as it did in the past generate visits to the site.

Beyond daily trips by the applicant, additional trips to the site would be
required from the, farrier, at a rate of perhaps one visit every 6 weeks or the
vet and dentist at a less frequent amount. It is expected that these visits will
be made using a car or small van.

The ability to store food and bedding etc. within the proposed American Barn
will enable deliveries of such to remain relatively infrequent at an average rate
of perhaps one visit every 5 to 6 weeks. Bedding deliveries will be made via a
4X4 and trailer sized vehicle, with the feed deliveries likely to be made via a
large ‘Luton transit van’.

Other than those trips listed, the only other additional vehicular visits to the
farm will be for the transport of the horses themselves, when being brought to
the site or when leaving once sold, as well as when travelling to a competition
(using a vehicle and horse trailer or small horsebox). Trips associated with
competitions are highly likely to be at a weekend (typically when equestrian
competitions are held) with perhaps 2 or 3 horses leaving and returning for
competition purposes, during 8 months of the year, equating to approximately
48 visits per year, or 1 visit per week, some of these shows are over night so
horses may leave on Saturday and arrive back on Sunday.

The outline of vehicle movements above is considered to be a good indication
of the average numbers of vehicles likely to be visiting the site, during the
course of its typical operation. These rates are not considered to create any
undue burden on the surrounding highway network, nor importantly in any
way jeopardise highway safety on the surrounding network.

Grazing & Pasture Management

5.18

There are approximately 8.4 acres of grazing land available at Model Farm,
with a further 2 acres of rented land immediately adjacent to it. The British
Horse Society’s guidelines recommend one acre per horse for grazing and 0.5
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acres per pony. All youngstock under the age of 3 will be pony size and some
will remain pony size at full maturity due to purpose breeding. The elite nature
of the horses being bred and kept at the site means they will be provided with
additional nutrition in the form of compound gain feeds, whilst grazing does
form a large percentage of their diet, the horses are not left for prolonged
periods to graze throughout the winter months. They will have additional
roughage provided to them in the form of hay or haylage to help support the
fitness programme and work load of competition horses. It must also be noted
that at any one time a number of the horses kept at the site will be young and
hence not ordinarily require the full recommended acreage.

Visual inspections indicate that all the existing pasture is in good condition. As
part of the ongoing maintenance of the fields, the applicant will regularly
check for any damage and/or field erosion occurring and will intervene to
address any issues if and when the need to do so arises.

Manure Handling
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Poor manure management can lead to smells, vermin and flies, which will
affect the horse’s health and well-being. Any foul solids and fouled bedding
from within the building will be removed on a regular basis, during the
continuous maintenance of the bedding material, and will be stored in the
onsite manure store. The manure will be spread on the land as and when
required for fertilisation purposes.

Residential Amenity

5.21

With the exception of the on-site dwelling which is occupied by the applicants,
the enterprise is far enough away from the nearest residential neighbours so
as to avoid any detrimental impact on residential amenity.

Flood Risk and Drainage
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None of the wider site is within an area identified as at risk from flooding
which can be verified by way of reference to the Natural Resources Wales’
flood risk mapping.

Surface run off from the new stable building is to drain into the existing
ornamental pond on the site and hence will be sustainably attenuated.
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With regards to foul water run-off from the stables, there will not be any
because when being kept in the stables, the horses will be bedded on
straw/wood pellets/or wooden shavings. This bedding material will soak up
any liquids generated by the horses within the stables and as the bedding
needs to be dry for the comfort, health and wellbeing of the horses, it will be
maintained and changed as and when required so liquid run off from the
stables themselves will not occur. Any foul solids and fouled bedding from
within the stables will be removed on a regular basis, during the continuous
maintenance of the bedding material and this is to be stored in the proposed
manure store.

The new manege is also to drain into the existing ornamental pond, as
indicated on the submitted application drawings.

Boundary Treatments
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The existing site boundaries are in good condition having recently being
patched and repaired as necessary. The proposal does not necessitate
varying any of the existing boundaries.

It is proposed that the manege would be enclosed by way of the erection of a
timber post and rail fence, to the dimensions specified in the submitted
drawings, stained in colour to match that proposed for the American Barn.
This form of enclosure is low key, relatively common in the wider landscape
and hence is considered genuinely inconspicuous.

Climate Change
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All the new surface water drainage is to be directed into new soakaways and
as such it is not expected to have any detrimental effect on the surrounding
water courses or drainage arrangements.

All manure is to be used as fertilizer on the applicant’s own land which is a
highly sustainable approach.

The new American Barn can be seen to have a series of rooflights inset into
the Onduline sheet roofing, helping to reduce energy demands by maximising
natural lighting.



External Lighting

5.31

No external lighting is proposed on the new building nor for the manege.

Security

5.32

Security is not a significant concern for the applicant not least given their
onsite residential presence. Beyond this security cameras will be deployed
with good quality locks to be fitted to field gates and American Barn.

Engineering Operations

5.33

A degree of engineering work is required in order to provide a level surface for
the manege, as shown on the submitted application drawings. The sides of
the excavated surface are to be sown with grass seed to maintain the
appearance of the existing field. The works will not necessitate the importing
onto the land any materials from off-site, with operations instead being
focussed on a cut and fill strategy. Some additional tree planting, as illustrated
on the submitted drawings, will also act to naturally screen the earth
embankments.

Ecological considerations

5.34

5.35

The application site has been subject to an extended phase one habitat
survey. The survey found what is known as an outlier badger sett being that
which is generally used by a single badger when on their travels and unable
to get back to the family set. Upon investigation however, this set was found
to be flooded, collapsed and very short (approx. 5m short). Nevertheless, and
notwithstanding that it wouldn’t be directly affected by any aspect of the
development, the ecologist has conferred with Natural Resources Wales who
have concluded that subject to the installation of a one-way badger gate at the
set entrance (which will allow a badger to exit, but not enter), they harbour no
concerns. The ecologist has also recommended an exclusion zone from the
set entrance, as a purely precautionary measure, which as can be seen from
the submitted drawings has been adhered to.

The phase one survey also considered the potential of the onsite pond to
support greater crested newts, with a number of recommendations having
been made to mitigate any harm on a precautionary assumption that they
could be present.



Trees and Hedgerows

5.36

5.37

5.38

5.39

5.40

5.41

5.42

A visual assessment of the existing trees and hedging in the immediate area
of the manege has been made and all appear to be in good condition.
Recommendations have been made to situate the manege in the position
indicated, so as not to adversely affect the retained trees and hedging, with
the manege being situated outside of their respective root protection zones.

A small number of new trees are to be provided, to be planted in the positions
indicated on the submitted drawings. The new trees are to comprise of a mix
of Birch (Betula Pendula) Rowan (Sorbus Aucuparia) of between 1.8m and
2.0m in height. Silver birch and Rowan trees grow well in the company of the
same species of tree and grow well and look good in groups. They are
relatively shallow rooted and have an expected life expectancy of 50 to 60
years before showing signs of decay. They thrive in areas of poor quality soil
and also grow well in wet ground conditions, (unless they are stood in water).
As such they are expected to thrive in this particular location.

The new trees are to be bare rooted (not containerised) and are to be planted
between the middle of October and the end of November. Planting can take
place through to the end of March, depending on the weather as long as the
ground isn't frozen.

The trees are to be planted no closer than 3 metres apart, with the holes dug
using a spade, with the hole being slightly wider and slightly deeper than the
roots of the tree. The soil will be loosened around the dug edges and the tree
then placed in the hole and the depth checked, with the collar (the mark on
the tree from where it originally started to grow above ground) level with the
top of the sail.

The trees will be held upright and the soil gently pushed back in around the
tree root ball, pressing the soil gently around the root. The soil will then not be
compacted as this can prevent water and air circulation and finally the turf will
be placed back around the tree.

The newly planted trees will be protected from damage by the provision of a
tree guard and stake, with the stakes being upright and vertical and placed
firmly in the ground.

All the newly planted trees are to be protected individually by post and rail
timber fencing. Any grass found to be growing inside the tree guards is to be
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removed and the guard put back in place after the grass removal. The tree
guards will be removed and disposed of once the trees have grown to 3m in
height.

Any trees that become damaged or diseased and require removal within 5
years of planting are to be replaced.

Heritage Status

5.44

6.1

6.2

6.3

6.4

6.5

Model Farmhouse is not listed as a designated heritage asset nor is any other
structure upon the land.

Conformity with the Development Plan:

The Development Plan for the locality comprises of the adopted (Feb 2005)
Wrexham Unitary Development Plan (1996 — 2011). Despite being well
beyond the intended end date of the Plan it remains in operation pending its
replacement by the Wrexham Local Development Plan 2 (2013 — 2028)
which it is noted is now at an advanced stage of preparation and subject to
ongoing independent examination.

Assessment against the UDP Policies Map identifies that the application site
is located adjacent to but not within a Special Landscape Area, also
designated as a historic landscape, which is understood to commence on the
eastern side of the A582. It is noted that the UDP does not have any specific
policies covering equine related developments nor any dedicated
supplementary planning guidance.

Policy PS2 is therefore pertinent which states that “Development must not
materially detrimentally affect countryside, landscape/townscape character,
open space, or the quality of the natural environment”.

In response it is contended that the proposed form of development can be
seen to be entirely appropriate and in keeping with a countryside setting, and
in many regards in terms of its built form and some activities would be
indistinguishable from a traditional agricultural enterprise.

The scale of the proposal is deemed in keeping with the site, its setting and
the available land. The preceding section of this report sets out in greater
detail how careful consideration has been afforded to the siting and design
approach of all elements of the proposal to ensure that it can be sensitively



6.6

6.7

7.1

7.2

integrated into the landscape without constituting a conspicuous feature.
Importantly no element of the development would curtail views across to the
special landscape character to the east nor would it detract attention from it.
The reality is that given the lie of the land and site boundaries that the new
facilities would not be unduly prominent.

With specific regards to the manege it is widely accepted, as is evident
through local precedence and case law, that maneges are regarded as
appropriate recreational facilities within the context of the countryside. This
reflects that maneges need not constitute intrusive features providing careful
consideration is given to their siting, colouring of the surface finish and the
materials, style and colouring of the enclosure fencing, as is considered the
case in this proposal. Consequently, it is contended that the impact of
introducing a manege on the character and landscape would in the given
location be negligible.

The preceding section of this report sets out detailed considerations on
specific matters which should provide the assurance that the proposal
complies with all technical considerations, with the recommendations from the
ecologist capable of being secured via the imposition of appropriately worded
conditions. It is therefore contended that the proposal can be seen to accord
with key development plan policies of relevance.

Conclusions:

In conclusion, it is contended that the proposal can be seen to constitute
sustainable development complying with Development Plan policies of
relevance and entailing evident wider benefits. This reflects that the
development can be seen to constitute appropriate development within the
context of the site which can importantly be sensitively located within the
existing landscape without entailing any detrimental impact on its openness,
character, wider amenity, heritage or biodiversity value.

The proposal represents an entirely appropriate and positive form of rural
diversification. The establishment of the enterprise would generate jobs and
act to directly support the wider rural economy, evidently aiding its vitality.
Finally, it represents an opportunity to help raise the profile and positive
awareness of the local area through the applicants’ reputation in the national
equine circuits. Accordingly, it is requested that planning permission be
forthcoming without delay.
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In the event the local planning authority do not concur with this view, the
applicant looks forward to positively engaging with the authority to secure a
solution. In this regard the applicant considers the submission of this
application as constituting the start of a positive dialogue with the local
planning authority and looks forward to any potential issues being
communicated at the earliest possible opportunity.



APPENDIX ONE - Various site images
Google Aerial Images of the site
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View of the proposed yard area from the south (stable foundations in the foreground)

View of the proposed yard area from the north
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View of e proposed stable area from the east



View of the proposed manege area from the east

View of the gate to be used as new entrance



General view looking left from proposed new entrance gate

Looking left out of the existing access at 2.4m back from carriageway edge



Looking right out of the xisting access at 2.4m back from carriagewa ege



APPENDIX TWO - Photographs of proposed stable building
external finishes

American barn with horizontal weatherboarding to the external face

Typical example of olive green corrugated roof sheeting



APPENDIX THREE - Photographs of proposed manege surface
material

Sand and fibre mix




APPENDIX 4 — General impression of a 4 bay horsewalker
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APPENDIX 5 - General impression of retaining slope against the
external manege

grass retaining slope



APPENDIX 6 — Horse Passports
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APPENDIX 6 — Letter from the applicant’s vet

Equestrian Design




APPENDIX 7 - Tree/Hedge/Badger Sett Protection Fencing Detail

The exclusion zones as shown on the attached drawing 1460320 will be protected with fencing. The
site is open and we do not believe that protection of the entire site is necessary. We have indicated
on the plans where we believe additional precautions (Heras block and mesh style fencing) should
be installed. In other areas the trees are protected by the existing fence and hedging which defines
the various boundaries and in our opinion, this will be sufficient to protect the trees, hedges and the
collapsed badger sett on site.

Where additional fencing has been specified the fencing is to be strong enough to resist impacts and
suitable to the degree of construction activity on the site and to be in accordance with that specified
within BS5837:2012.

All fencing will be in place prior to any other development work commencing on site. Such fencing
will therefore be erected before any materials or machinery are brought onto site. Once erected the
fences will not be moved or altered in any way without prior consultation with the Local Planning
Authority.

If the fencing is damaged in any way it will be re-instated to its original condition before
construction work can re-commence. Notices will be erected on the fencing such as ‘Construction
Exclusion Zone — No Access'.

Protective fences shall be maintained in situ until all equipment, machinery and surplus materials
have been removed from the site. Nothing will be stored or placed inside any of the fenced area and
the ground levels within the fenced area will not be altered, nor shall any excavation be made,
without the written consent of the Local Planning Authority.

British Standard 5837:2012 indicates the recommended areas for the Root Protection Areas (RPA)
which should be enforced with protective fencing. Specifications within BS5837:2012 inform our
recommendations for both the fencing type as detailed below in figure 2 and the location of this
fencing.



NOTE 1 Examples of configurations for steel mesh perimeter fencing systems are
given in B5 1722-18.

NOTE 2 It might be feasible on some sites to use temporary site office buildings as
components of the tree protection barriers, provided these can be installed and
removed without damaging the retained trees or their rooting environment.

6.2.2.4 All-weather notices should be attached to the barrier with words such as:
“COMNSTRUCTION EXCLUSION ZONE — NO ACCESS™.

Figure 2 Default specification for protective barrier
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1 5Standard scaffold poles

Heavy gauge 2 m tall galvanized tube and welded mesh infill panals
Panels secured to uprights and cross-members with wire ties

Ground level

Uprights driven into the ground until secura (minimum depth 0.6 m)
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Standard scaffold damps
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