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Mr Nick MRICS Keevil & Cawley
11B High Street Race Horse Barn
Shepton Mallet Redlands Farm Lane To Prestleigh Road
BA4 5AA Evercreech
Shepton Mallet
BA4 6PF

NOTIFICATION OF DECISION

TOWN AND COUNTRY PLANNING ACT 1990 (AS AMENDED)
TOWN AND COUNTRY PLANNING (DEVELOPMENT MANAGEMENT PROCEDURE)
(ENGLAND) ORDER 2015 (AS AMENDED)
Application Type: Full Application Application No: 2020/1970/FUL

Location of Development: Race Horse Barn Redlands Farm Lane To Prestleigh Road
Evercreech Shepton Mallet BA4 6PF

Description of Proposal: Change of use and conversion of existing barn/outbuilding to
dwellinghouse

Application submitted by: Keevil & Cawley

Mendip District Council, hereby GRANT the application described above subject to the following:

Condition(s)

1. Standard Time Limit (Compliance)
The development hereby permitted shall be begun before the expiration of three years from
the date of this permission.

Reason: As required by Section 91 of the Town and Country Planning Act 1990 (as
amended) and to avoid the accumulation of unimplemented planning permissions.

2. Plans List (Compliance)
This decision relates to the following drawings:

02 Oct 2020 - 19-972-LP - LOCATION PLAN

02 Oct 2020 - 19-972-01 - SURVEY PLANS

02 Oct 2020 - 19-972-02A - PROPOSED FLOOR PLAN AND SECTION

02 Oct 2020 - 19-972-03A - PROPOSED EAST AND WEST ELEVATIONS
02 Oct 2020 - 19-972-04A - PROPOSED NORTH AND SOUTH ELEVATION
02 Nov 2022 - 19/972/05/D - PROPOSED SITE PLAN

02 Nov 2022 - 19/972/06 - DRAINAGE SITE PLAN

Reason: To define the terms and extent of the permission.

3.  Materials (Compliance)
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The development hereby approved shall be carried out using external facing materials as
specified on the approved plans.

Reason: In the interests of the appearance of the development and the surrounding area in
accordance with Development Policies 1, 7 and 22 of the Mendip District Local Plan Part 1:
Strategy & Policies 2006-2029 (Adopted 2014).

4.  Materials - Making Good (Compliance)
All work of making good to the period stone barn shall be finished to match the existing
stonework in respect of type, size, colour, pointing, coursing, jointing, profile and texture.

Reason: In the interests of the appearance of the development and the surrounding area in
accordance with Development Policies 1, 7 and 22 of the Mendip District Local Plan Part 1:
Strategy & Policies 2006-2029 (Adopted 2014).

5.  Removal of Permitted Development Rights - No extensions or alterations (Compliance)
Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) Order 2015 (or any order revoking and re-enacting that Order with or without
modification) no extension, external alteration or enlargement of the dwelling(s) or other
buildings hereby approved shall be carried out unless a further planning permission has been
granted by the Local Planning Authority.

Reason: Any further extensions require detailed consideration by the Local Planning
Authority in order to maintain the rural character of this barn having regard Development
Policies 1, 7 and 22 of the Mendip District Local Plan Part 1: Strategy & Policies 2006-2029
(Adopted 2014).

6. Access, Parking and Turning Areas (Pre-occupation)
No occupation shall commence until the access, parking and turning areas have been
constructed in accordance with details shown on the approved plans. The vehicular access,
parking and turning shall thereafter be kept clear of obstruction and shall not be used other
than for the access and parking of vehicles in connection with the development hereby
permitted.

Reason: To ensure that suitable access, parking and turning areas are provided and
thereafter retained in the interests of amenity and highway safety in accordance with
Development Policies 9 and 10 of the Mendip District Local Plan Part 1: Strategy & Policies
2006-2029 (Adopted 2014).

7. Drainage - Foul (Pre-occupation)
Prior to first occupation of any of the dwellings hereby permitted, written evidence and details
of the acquisition and installation of the Package Treatment Plant (PTP) in accordance with
details set out in the Nutrient Neutrality Assessment and Mitigation Strategy provided by
Environmental Gain Ltd on 6th of January 2023, including an agreed scheme for
maintenance and ownership in perpetuity, shall be submitted to and approved in writing by
the Local Planning Authority. Such evidence and details shall include a management and
maintenance plan for the lifetime of the development which shall include the arrangements
for maintenance of the PTP, the permanent connection of the dwellings hereby permitted to
said PTP (unless the Local Planning Authority gives any prior written approval to any
variation), and / or any other arrangements to secure the operation and maintenance to an
approved standard and working condition throughout the lifetime of the development. The
PTP shall be installed as per the details submitted with the application and maintained and
retained in perpetuity as per the manufacturer's instructions and the details hereby approved.

Reason: In the interests of the integrity of a European site, the 'Favourable Conservation
Status' of populations of European Protected Species and UK protected species, UK priority
and habitats listed on s41 of the Natural Environment and Rural Communities Act 2006, and
in accordance with Mendip District Local Plan 2006-2029: DP5 - Biodiversity and Ecological
Networks and Chapter 15 of the National Planning Policy Framework 2021. This is a
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condition precedent as harm to protected species needs to be prevented from the earliest
states of the development.

8. European Protected Species Mitigation Licence (Pre-commencement)
No development shall commence until the following has been submitted to and approved in
writing by the Local Planning Authority:

a) a copy of the licence issued by Natural England pursuant to Regulation 55 of The
Conservation of Habitats and Species Regulations 2017 authorising the development to go
ahead; or

b) a statement in writing from the licensed bat ecologist to the effect that he/she does not
consider that the specified development will require a licence.

Reason: In the interests of the strict protection of European protected species and in
accordance with Development Policies 5 and 6 of the Mendip District Local Plan Part 1:
Strategy & Policies 2006-2029 (Adopted 2014). This is a pre-commencement condition to
ensure that a Licence is in place, if required, before development commences and because
initial works to commence development have the potential to harm protected species and
therefore these details need to be agreed before work commences.

9.  European Protected Species Protection (Pre-commencement)
No development shall commence until the following has taken place and, where stipulated,
been approved in writing by the Local Planning Authority:
a) Construction operatives have been inducted by a licensed bat ecologist to make them
aware of the possible presence of bats, their legal protection and of working practices to
avoid harming bats. Written confirmation of the induction will be submitted to the Local
Planning Authority by the licensed bat ecologist within one week of the toolbox talk.
b) A Beaumaris Woodstone Bat Box to provide a suitable alternative roosting location, to
accommodate any discovered bat(s), will be hung on a
suitable tree or building on or adjacent to the site at a minimum height of 4 metres as directed
by a licensed bat ecologist. Any such box will be
maintained in-situ thereafter. Photographs showing their installation will be submitted to the
Local Planning Authority.
¢) Works potentially affecting bats will then proceed under the supervision of the licensed bat
ecologist.

Reason: In the interests of the strict protection of European protected species and in
accordance with Development Policies 5 and 6 of the Mendip District Local Plan Part 1:
Strategy & Policies 2006-2029 (Adopted 2014). This is a pre-commencement condition to
ensure the strict protection of European protected species and in accordance with policy DP5
of the Mendip Local Plan.

10 Replacement of Bat Roosts (pre-commencement)
Suitable roosting features for long-eared bats will be provided within the design of the
proposal. The location of roosts entrances and internal details will be broadly compliant with
Crossman Associates proposals. Any areas that are accessible to bats must be lined with
traditional black bitumen felt (type 1F) to avoid the risk of entanglement of bats. Modern
roofing membranes will not be permitted in areas which are accessible to bats. [Any timbers
that are to be retained and requiring remedial timber treatment should only be treated with
'bat friendly' chemicals (see https://www.gov.uk/guidance/bat-roosts-use-of-chemical-pest-
control products-and-timber-treatments-in-or-near-them). A scheme must be submitted to
and approved in writing by the Local Planning Authority prior to work commencing on site.
The roosts will be implemented in struct accordance with the agreed scheme and maintained
for the exclusive use of bats thereafter.

Reason: In the interests of the Favourable Conservation Status of populations of European
protected species and in accordance with Development Policies 5 and 6 of the Mendip
District Local Plan Part 1: Strategy & Policies 2006-2029 (Adopted 2014). This is a pre-
commencement condition to ensure that a replacement bat roost is provided to house any
bats from the commencement stage of development.
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1.

12.

External Lighting (Bespoke Trigger)

No external lighting shall be erected or provided on the site until a "lighting design for bats"
has been submitted to and approved in writing by the Local Planning Authority. The design
shall follow Guidance Note 08/18 Bats and artificial lighting in the UK (ILP and BCT 2018)
and shall show how and where external lighting will be installed (including through the
provision of technical specifications) so that it can be clearly demonstrated that areas to be lit
will not disturb or prevent bats using their territory. The design should accord with Step 5 of
Guidance Note 08/18. Lux levels should be below 0.5 Lux on the identified horseshoe bat
commuting routes. All external lighting shall be installed in accordance with the specifications
and locations set out in the design, and these shall be maintained thereafter in accordance
with the design. Under no circumstances should any other external lighting be installed
without prior consent from the Local Planning Authority.

Reason: In the interests of the Favourable Conservation Status of populations of European
protected species and protecting the character and appearance of the countryside in
accordance with Development Policies 1, 4, 5, 6, 7, 8 and 22 of the Mendip District Local
Plan Part 1: Strategy & Policies 2006-2029 (Adopted 2014).

Biodiversity Enhancement (Net Gain) (Pre-occupation)
No occupation shall commence until the following have been installed within the application
site:

a. Three Schwegler 1SP Sparrow terraces or similar at least one metre apart directly under
the eaves and away from windows on the north elevation.

b. One Schwegler 2F bat boxes or similar will be mounted at least 4m high above ground
level on the south or east facing aspects of trees and maintained thereafter.

The bird and bat boxes shall be retained thereafter in perpetuity.

Reason: To provide biodiversity net gain in accordance with Development Policies 5 and 6 of
the Mendip District Local Plan Part I: Strategy & Policies 2006-2029 (Adopted 2014) and
Government policy for the enhancement of biodiversity within development as set out in
paragraph 174(d) of the National Planning Policy Framework.

Informative(s):

1.

In determining this application the Local Planning Authority considers it has complied with the
aims of paragraph 38 of the National Planning Framework by working in a positive, creative
and pro-active way.

The responsibility for ensuring compliance with the terms of this approval rests with the
person(s) responsible for carrying out the development. The Local Planning Authority uses
various means to monitor implementation to ensure that the scheme is built or carried out in
strict accordance with the terms of the permission. Failure to adhere to the approved details
will render the development unauthorised and vulnerable to enforcement action.

Condition Categories

Your attention is drawn to the condition/s in the above permission. The heading of each
condition gives an indication of the type of condition and what is required by it. There are 4
broad categories:

Compliance - The condition specifies matters to which you must comply. These conditions
do not require the submission of additional details and do not need to be discharged.
Pre-commencement - The condition requires the submission and approval of further
information, drawings or details before any work begins on the approved development. The
condition will list any specific works which are exempted from this restriction, e.g. ground
investigations, remediation works, etc.
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Pre-occupation - The condition requires the submission and approval of further information,
drawings or details before occupation of all or part of the approved development.

Bespoke Trigger - The condition contains a bespoke trigger which requires the submission
and approval of further information, drawings or details before a specific action occurs.

Please note all conditions should be read fully as these headings are intended as a guide
only.

Failure to comply with these conditions may render the development unauthorised and liable
to enforcement action.

Where approval of further information is required you will need to submit a conditions
application and pay the relevant fee, which is 116GBP per request (or 34GBP where it relates
to a householder application) and made payable to Mendip District Council. The request must
be made in writing or using the Standard Application form (available on the council's website
www.mendip.gov.uk ). For clarification, the fee relates to each request for the discharge of
condition/s and not to each condition itself. There is a no fee for the discharge of conditions
on a Listed Building Consent, Conservation Area Consent or Advertisement Consent
although if the request concerns condition/s relating to both a planning permission and Listed
Building Consent then a fee will be required.

4. Please note that your proposed work may also require Building Regulations approval, which
is a separate consent process to the consideration of a planning application. The Council's
Building Control team are available to provide Building Regulations advice from pre-
application stage to completion of a development and can be contacted on 0300 303 7790.
Further details can also be found on their website
http://www.sedgemoor.gov.uk/SomersetBCP/

5. Informative - Nesting Birds
The developers are reminded of the legal protection afforded to nesting birds under the
Wildlife and Countryside Act 1981 (as amended). In the unlikely event that nesting birds are
encountered during implementation of this permission it is recommended that works stop until
the young have fledged or then advice is sought from a suitably qualified and experienced
ecologist at the earliest possible opportunity.

6. Informative - Badgers
The developers are reminded of the legal protection afforded to badgers and their resting
places under the Protection of Badgers Act 1992 (as amended). It is advised that during
construction, excavations or large pipes (>200mm diameter) must be covered at night. Any
open excavations will need a means of escape, for example a plank or sloped end, to allow
any animals to escape. In the event that badgers, or signs of badgers are
unexpectantly encountered during implementation of this permission it is recommended that
works stop until advice is sought from a suitably qualified and experienced ecologist at the
earliest possible opportunity.

Date of Decision: 13 March 2023

Julie Reader-Sullivan
Head of Service Planning and Growth
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NOTES

APPEALS TO THE SECRETARY OF STATE

If you are aggrieved by the decision of the Local Planning Authority to refuse permission or to
approve it subject to conditions, you may appeal to the Secretary of State under Section 78 and 79
of The Town and Country Planning Act 1990, Section 20 of The Planning (Listed Building and
Conservation Area) Act 1990 or Regulation 15 of The Town and Country Planning (Control of
Advertisements) Regulations 1992.

You must appeal within 6 months of the date on the decision notice (12 weeks for Householder
applications, 8 weeks for Advertisement consent)

Appeals must be made using a form which is obtainable from The Planning Inspectorate,
Temple Quay House, 2 The Square, Temple Quay, Bristol, BS1 6PN or online at:
https://www.gov.uk/appeal-planning-decision

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not
normally be prepared to use this power unless there are special circumstances which excuse
the delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to the Secretary of State that
the Local Planning Authority could not have granted planning permission for the proposed
development or could not have granted it without the conditions they imposed, having regard
to the statutory requirements, to the provisions of any development order and to any directions
given under a development order.

PURCHASE NOTICES

If either the local planning authority or the Secretary of State refuses permission to develop
land or grants it subject to conditions, the owner may claim that he can neither put the land to a
reasonably beneficial use in its existing state nor render the land capable of a reasonably
beneficial use by the carrying out of any development which has been or would be permitted.
In these circumstances, the owner may serve a purchase notice on the Council in whose are
the land is situated. This notice will require the Council to purchase his interest in the land in
accordance with the provisions of Part V1 of the Town and Country Planning Act 1990 and/or
Section 32 of The Planning (Listed Building and Conservation Area) Act 1990.

COMPENSATION

In certain circumstances compensation may be claimed from the Local Planning Authority if
permission or consent is refused or granted subject to conditions by the Secretary of State on
appeal or on reference of the application to him.

These circumstances are set out in Section 114 and related provisions of the Town and
Country Planning Act 1990, Section 27 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 and, in respect of Tree Preservation Orders, Section 203 of The Town and
Country Planning Act 1990.

NOTES IN RESPECT OF ALL APPLICATIONS

Although Planning Permission or Advertisement Consent may have been granted, should the
proposed work involve the demolition, alteration or extension of a Listed Building, Listed
Building Consent may also be required before work commences.

If Planning Permission has been granted for the development, should this involve any work
within the highway such as the construction of a vehicular access, the consent of the County
Council, as Highway Authority should also be obtained - https://www.somerset.gov.uk/roads-
and-transport/

This permission does not authorise you to stop up or divert a public right of way to enable the
development permitted to be carried out. Separate legal steps are necessary for this and
further information can be obtained from: https://www.somerset.gov.uk/waste-planning-and-
land/public-rights-of-way/

If planning permission has been granted for development involving the creation of one or more
properties needing new addresses you will need to contact the Street Naming and Numbering
department, Mendip District Council, for assignment of the official address/es. Details are
available at www.mendip.gov.uk/snn
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