APPLICATION FOR FULL-PLANNING PERMISSION (MINOR DEVELOPMENT)
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02814

	APPLICATION TYPE:
	Full planning permission

	SITE ADDRESS:
	Land near Homeleigh, Dunkirk Hill, Rowde, Devizes, SN10 2LU

	DEVELOPMENT DESCRIPTION:
	Erection of a shelter (retrospective)

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site comprises an approximately 2.89 hectare field in open countryside between Rowde and Devizes, used as an established secure dog exercise field. Vehicular access is obtained from the A342 via an approximately 275 metre private track. The field is generally level and is enclosed by established hedgerows together with the post-and-rail/security fencing approved as part of the dog exercise use. The shelter is positioned within a corner of the field, separated from neighbouring dwellings and public viewpoints by the scale of the field and existing boundary vegetation. 

The site lies outside a defined settlement boundary within the Devizes Community Area. Rowde is identified as a Large Village. Relevant mapped constraints include a 20 metre watercourse buffer, although the site is outside the Main River Consultation Area; negligible mapped groundwater emergence risk; an area potentially affected by the 1 in 1,000 year surface-water event; Secondary A superficial aquifer designation; and the 2 km core roost buffer associated with Rowdeford School. The site is not identified as lying within a National Landscape or the Green Belt.

PROPOSAL

Retrospective permission is sought to retain a small timber field shelter ancillary to the authorised dog exercise use. The structure measures approximately 2.40 metres by 1.84 metres, with an eaves height of approximately 1.61 metres and a ridge height of approximately 2.03 metres. It has timber walls, a felt-covered pitched roof, a single door in the front elevation and no windows. The submitted application states that the works commenced and were completed on 15 January 2026. No alteration to the existing access, parking arrangements, hours of use or permitted number of visitor vehicle movements forms part of this application.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	17/00035/FUL: Agricultural building and hardcore access track. Approved 14 March 2017.

	17/00684/FUL: Retrospective change of use to a secure dog exercise field and creation of a hardcore access track. Approved 29 March 2017.

	PL/2021/09262: Variation of conditions 1 and 2 of 17/00684/FUL to alter operating arrangements. Approved 30 November 2021.

	PL/2025/05508: Variation of conditions 1 and 2 of PL/2021/09262 to provide one additional dog exercise session, with the daily vehicle limit increased to nine. Approved 18 September 2025.

	PL/2025/07596: One non-illuminated directional sign at or near the field entrance. Approved 15 December 2025.

	PL/2026/01194: Retrospective timber shed. Withdrawn 21 April 2026.

	PL/2026/03819: Use of land for personal domestic storage

	PL/2026/04250: Retrospective application for the use of area of land within a dog exercise field for the stationing of canine agility equipment for use ancillary to the approved use of the land.

	

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation:

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
Development Plan:

The development plan for Wiltshire comprises the Wiltshire Core Strategy (WCS) (adopted January 2015) and any made neighbourhood plans, which remains the principal statutory planning document guiding development across the county. In line with Section 38(6) of the Planning and Compulsory Purchase Act 2004, planning decisions must be made in accordance with the development plan unless material considerations indicate otherwise.

Though the development plan is considered as a whole, those parts deemed to be particularly relevant to this application are listed below:

The adopted Wiltshire Core Strategy (WCS), with particular regard to:
· Core Policy 1 Settlement Strategy;
· Core Policy 2 Delivery Strategy;
· Core Policy 12 Spatial Strategy Devizes Community Area
· Core Policy 34 Additional Employment Land
· Core Policy 41 Sustainable Construction and Low-Carbon Energy;
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 52 Green Infrastructure 
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources.

Draft Wiltshire Local Plan
At Full Council on 19 May 2026, the elected members of Wiltshire Council agreed to withdraw the emerging Wiltshire Local Plan.   The said Plan has no material weight for the purposes of the application.

In accordance with Regulation 19 of the Town and Country Planning (Local Planning) (England) Regulations 2026, on 30th June 2026 Wiltshire Council published a notice of intention to prepare a new local plan for Wiltshire. The next stage is a Scoping Consultation which commences on 2nd September 2026. This plan is at a very early stage and currently carries no weight for decision making.

Neighbourhood Plan:

N/a - No neighbourhood plan for the area

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· National Design Guide

Other Relevant Policies and Documents
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015

ISSUES

The main issues that need to be addressed in this case include:
· Principle of development and relationship to the authorised rural business use 
· Design, character, landscape and visual impact 
· Neighbouring amenity 
· Highway safety and parking 
· Ecology, biodiversity and hedgerows 
· Flood risk, drainage and water resources 
· Other procedural and enforcement matters 
· Planning balance and conditions 

CONSULTATION RESPONSES

The views of consultees are material considerations in the determination of the application. However, the decision-maker must exercise their own planning judgement. Where consultees raise concerns or recommend conditions, these have been considered and are addressed within the assessment section of this report.

Parish/Town Council: Comments; summary of comments
· The Parish Council identifies perceived inconsistencies within the submitted application and requests that the case officer undertake a site visit to verify the information provided.
· Concern is raised regarding the application form stating that no hedgerows are present, whereas other information submitted by the applicant refers to the structure being located adjacent to existing boundary hedgerows within a hedged corner of the site.
· The Parish Council considers that the presence, extent and relevance of any hedgerows should be verified as part of the assessment.
· It is noted that the site operates as a commercial dog exercise field used by paying customers, and the Council considers that the application description and supporting information should more clearly reflect this use.
· The Parish Council requests that the accuracy of the submitted information be verified to ensure the application is considered on a complete and accurate factual basis.

The consultee responses have been carefully considered. Whilst significant weight is afforded to specialist technical advice, the decision remains a matter for the Local Planning Authority and the officer assessment below reaches an independent planning judgement on the issues raised.

REPRESENTATIONS
In accordance with the requirements of the Town and Country Planning (Development Management Procedure) (England) Order 2015 (as amended), the application was publicised by way of:
· Neighbour notification letters sent to adjoining and nearby properties

This method was used to inform interested parties and provide a period of 21 days for comments to be submitted.

Below is a summary of the representations received during the consultation period. Only material planning considerations have been taken into account in the assessment of this application. Non-material issues, such as property values or private legal disputes, cannot be considered in the determination process.

Each material planning issue raised is addressed within the assessment below.

Letters of Objection

Total letters of objection received: 2

Objection
· Objection raised to the retrospective retention of the shed and concrete base within open countryside, with concerns regarding the principle of an additional permanent structure associated with a commercial dog walking use.
· Concerns that the application does not adequately justify the need for a second shed, given the existence of an older shed near the site entrance.
· It is argued that the proposal introduces further built development into the countryside and could set a precedent for additional commercial development in the locality.
· Concerns raised regarding the accuracy of information submitted with the application, including references to the presence of boundary hedgerows, nearby watercourses, the extent of the application site and the depiction of an access path/track.
· Comments note that the site is enclosed by established hedgerows which are considered to provide wildlife habitat and natural shelter from adverse weather conditions.
· Concern that the shed is located in an open part of the field rather than adjacent to existing structures and development.
· Reference is made to local and national planning policies relating to the protection of countryside character, landscape quality and the prevention of inappropriate development in rural areas.
· The objector suggests that, if permission is granted, the structure should be required to remain temporary/mobile in nature and be removed should the dog walking use cease, with the land restored to its former condition.

Third Party Comments
· Concern raised that part of the application site within the red line boundary is not owned by the applicant and that the correct ownership certificate may not have been served or completed.
· Comment that the submitted plans and drawings are unclear and ambiguous in certain respects.
· Concern raised regarding the accuracy of the application address and parish description.
· Observation that the required site notice had not been displayed at the application site for the full statutory consultation period at the time the representation was submitted.

Letters of Support 

Total letters of support received: 12

Support
· The secure dog walking field is valued by users as a local facility providing a safe environment for dogs, particularly reactive, rescue or poorly recalled dogs, to exercise off lead.
· The shelter is supported as a practical facility providing protection from rain, wind and sun, enabling continued use of the field during adverse weather conditions.
· Representations describe the structure as small in scale, comparable to a garden shed, proportionate to its purpose and ancillary to the dog walking use.
· It is argued that the shelter is discreetly positioned within a corner of the field, screened by existing vegetation and does not adversely affect the character, appearance or views of the surrounding area.
· Supporters consider that the development does not result in impacts on neighbouring properties, landscape features, wildlife habitats or public amenity.
· Comments state that the shelter improves the usability and attractiveness of the facility for customers and supports the operation of a local rural business.
· Several representations note that similar shelters are commonly found within secure dog exercise fields and consider the proposal to be a minor form of development.
· Overall support is expressed for the retention of the shelter on the basis that it provides a simple and beneficial facility without causing significant environmental or visual harm.

ASSESSMENT
Section 38(6) of the Planning and Compulsory Purchase Act 2004 states:

"If regard is to be had to the development plan for the purposes of any determination to be made under the planning Acts, the determination must be made in accordance with the plan unless material considerations indicate otherwise."

In accordance with this statutory requirement, this application has been assessed against the relevant policies of the Development Plan, including the Wiltshire Core Strategy (2015) and, where applicable, any made Neighbourhood Plans. Consideration has also been given to the policies of the NPPF (NPPF) as a material consideration in the assessment.

The assessment below considers each of the main issues identified above. Each topic is assessed in turn with reference to the relevant policy context, the evidence submitted, consultee responses, and all other material considerations, before a conclusion is reached.

Principle of Development
Policy Context
Although the site lies outside a defined settlement boundary, the principle of its use as a secure dog exercise field has been established by planning permission. The authorised dog exercise use is therefore an important material consideration. The present application does not revisit that use or its operational controls, but considers whether the shelter is an acceptable ancillary structure.

The shelter is a small ancillary structure intended to support customers using that authorised outdoor recreation/rural business activity. It does not introduce a separate use, materially extend the operational area or alter the approved restrictions applying to the field. 

Core Policy 34 supports appropriately scaled rural business development where it meets sustainable development objectives, does not adversely affect nearby buildings or the surrounding area, and is supported by adequate infrastructure. The shelter is modest in scale and functionally related to the existing use. In the context of the extant permission and subject to the detailed considerations below, its retention is acceptable in principle. 

The retrospective nature of the application does not weigh for or against the planning merits. However, undertaking works before obtaining any necessary permission is not an approach encouraged by the Local Planning Authority. Retrospective applications are nevertheless required to be assessed on the same planning basis as proposals made before development takes place.

The proposal must nevertheless be assessed against all other relevant Development Plan policies, national policy and material considerations. Subject to that assessment, the principle of development is considered acceptable.



Design, character, landscape and visual impact
Policy Context
Core Policies 51 and 57 of the Wiltshire Core Strategy require development to protect and respond positively to landscape character, local context and distinctiveness, while achieving a high standard of design.

The NPPF similarly seeks well-designed, sustainable development that responds to its surroundings, local character and the natural environment.

The Wiltshire Design Guide also promotes a context-led approach, with development integrated with landscape features and local character where relevant.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The shelter is a simple utilitarian structure of limited footprint and height. The structures timber walls, felt roof and uncomplicated form are appropriate to a field setting and visually recessive. It is substantially smaller than a typical agricultural outbuilding and is not prominent within the wider landscape due to its low profile, corner position and the enclosure provided by established field boundaries.

The site forms part of the open countryside within the Avon Vale landscape context. The shelter introduces a small built element, but its effects are highly localised. Existing hedgerows and field boundaries contain views, while the low ridge height and natural timber finish avoid skyline intrusion or visual prominence. It would not erode the wider rural character, tranquillity or setting of Rowde. No material landscape or visual harm arises and the proposal complies with Core Policy 51.

Reference has been made to other play apparatus and storage within the field. Those items do not form part of this application and their planning status must be considered separately. They do not justify refusing an otherwise acceptable shelter. Assessed on its own merits, the shelter does not create a materially urbanising or domestic appearance and would not harm the character of the countryside.

Conclusion
Having regard to the modest scale, simple design, low profile and contained position of the shelter, the proposal would not result in material harm to the character or appearance of the site, the wider countryside or the local landscape. It is therefore considered to accord with Core Policies 51 and 57 and the relevant aims of the NPPF and Wiltshire Design Guide.

Amenity
Policy Context
Core Policy 57 (Point vii) of the Wiltshire Core Strategy requires development to respect the amenity of existing occupants and ensure appropriate amenity levels for future residents. Policy P3 of the NPPF requires development to be appropriate for its location and to avoid unacceptable impacts on health, living conditions and the environment, including neighbours’ amenity. Amenity impacts have been assessed having regard to the site context and layout.

Assessment 
The shelter has no windows and is of such limited scale and height that it would not cause overlooking, loss of privacy, loss of light, overshadowing, enclosure or an overbearing effect. It is positioned within the field away from neighbouring dwellings. Noise, dog activity and customer traffic arise principally from the authorised use and its operating arrangements rather than from the shelter itself. The proposal would not increase the approved hours, sessions or visitor vehicle movements.

Conclusion
No unacceptable effect on neighbouring living conditions is therefore identified under Core Policy 57.

Highways Impacts and Parking 
Policy Context
NPPF Policies TR3-TR8 require safe, suitable and sustainable transport arrangements, including appropriate access and no unacceptable highway safety or network impacts. Core Policies 60-64 require safe access, sustainable transport, minimised transport impacts and appropriate parking. Relevant transport guidance, including the Local Transport Plan, parking standards and any applicable LCWIPs, has also been considered.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The proposal does not alter the existing access from the A342, the private track, the turning or parking areas, or the approved operation of the dog exercise field. Four car parking spaces are retained and no additional parking is proposed. The shelter would not generate a separate trip purpose or vary the restriction limiting the use to no more than nine user vehicle movements per day. Accordingly, it would have a neutral effect on highway safety and the operation of the transport network and accords with Core Policies 61 and 62.

Conclusion
Having regard to the above, the proposal would have no adverse impact on highway safety, parking provision or the operation of the local transport network and would accord with Core Policies 60, 61, 62 and 64.

Ecology and Biodiversity
Policy Context
Core Policy 50 of the Wiltshire Core Strategy requires development to protect and, where appropriate, enhance biodiversity and geodiversity interests.

Policy N2 of the NPPF seeks to conserve and enhance biodiversity, support nature recovery, protect habitats and species, and strengthen ecological networks.

Where relevant, proposals should assess impacts upon protected species, habitats, ecological networks and green and blue infrastructure and demonstrate that any adverse impacts can be appropriately avoided, mitigated or compensated for.

Biodiversity Net Gain (BNG) is mandatory for most development and proposals should demonstrate compliance with the statutory requirements unless an exemption applies.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The shelter occupies a very small area within an established managed dog exercise field. On the information available, it does not require the removal of trees or hedgerows and no material loss or fragmentation of habitat has been identified. Its solid, windowless form does not introduce external lighting. The location within the mapped 2 km core roost buffer has been considered, but the scale and nature of the completed works do not indicate a likely significant effect on bat habitat or connectivity. 

As the application is retrospective, mandatory biodiversity net gain is not required. In any event, the development footprint is below 25 square metres and does not materially affect onsite habitat, so the de minimis exemption would apply. The proposal is therefore consistent with Core Policy 50.

Conclusion
Having regard to the above, the proposal would not result in material harm to protected species, habitats, hedgerows or ecological networks. Mandatory BNG is not required due to the retrospective nature of the application and, in any event, the de minimis exemption would apply. The proposal therefore accords with Core Policy 50 and the relevant aims of the NPPF.

Trees and Arboricultural Impact
Policy Context
Core Policy 51 seeks to protect and enhance landscape character, including important trees and woodland features. Policy N2 of the NPPF seeks to conserve and enhance natural features, including established trees and hedgerows, and to use them to help integrate development into its surroundings.

Assessment
Established hedgerows form important boundary features around the field. The application form contains an apparent inconsistency regarding their presence, as raised by the Parish Council. However, the shelter does not require their removal or pruning and no adverse arboricultural effect is evident. The hedgerows continue to screen and integrate the development. No tree or hedgerow condition is necessary for this completed, small-scale structure.

Conclusion
The proposal would not require the removal or pruning of trees or hedgerows and no adverse arboricultural impact has been identified. The retained boundary vegetation would continue to screen and integrate the shelter, and the proposal is therefore considered to accord with Core Policy 51 and the relevant aims of the NPPF.

Flood Risk and Drainage
Policy Context
Core Policy 67 and NPPF Policies F4-F8 require development to be safe, appropriately located and drained, and not increase flood risk on-site or elsewhere.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the details of the proposed development, the relevant development plan policies, and all other material considerations. The key considerations are set out below.

The shelter is a small, non-residential and water-compatible ancillary structure. Mapping identifies potential surface-water flooding in the 1 in 1,000 year event, negligible groundwater emergence risk and a 20 metre watercourse buffer, although the site lies outside the Main River Consultation Area. The proposal does not involve foul drainage and its small roof area would give rise to only a negligible quantity of runoff capable of dispersing naturally to the surrounding permeable ground. There is no evidence that the structure would obstruct flood flows or increase flood risk elsewhere.

Conclusion
Having regard to the above, it is considered that the scheme is acceptable under Core Policies 67 and 68.

Other Issues
Concerns have been raised regarding land ownership and the submitted certificate. These matters do not affect the planning merits of the shelter. The appropriate certificate has now been completed and notice served where required. In any event, planning permission does not override private legal rights or authorise works or access on land outside the applicant’s control.

Concerns regarding the application address, parish description, red line boundary and plan clarity have also been considered. The application description, submitted drawings and site context are sufficient to identify the development under consideration and to assess its planning impacts. Any minor discrepancies do not alter the substance of the proposal or prejudice the assessment. The Local Planning Authority is also satisfied that the statutory publicity requirements have been met before determination.

Matters relating to the wider operation of the dog exercise field, including any alleged breach of conditions, unauthorised equipment, storage, sheds or other paraphernalia, are separate from this application. This permission would relate only to the retention of the shelter described in the application and would not regularise any other development or vary the existing operational restrictions applying to the site.

Public Sector Equality Duty (PSED)
In reaching this decision, due regard has been had to the Public Sector Equality Duty under Section 149 of the Equality Act 2010. This requires the Local Planning Authority to have regard to the need to eliminate discrimination, advance equality of opportunity and foster good relations between persons who share a protected characteristic and those who do not. 

The Local Planning Authority is satisfied that the proposal would not result in any unlawful discrimination and that any impacts on protected groups have been appropriately considered as part of this assessment.

PLANNING BALANCE AND CONCLUSION

Policy Context 
The planning balance requires all identified harms and benefits to be weighed, having regard to Section 38(6) of the Planning and Compulsory Purchase Act 2004, the Development Plan and the NPPF.

The NPPF presumes in favour of sustainable development, while Section 38(6) requires decisions to accord with the development plan unless material considerations indicate otherwise.

Any benefits must therefore be considered alongside the scheme’s compliance with the Development Plan, the NPPF and all other material considerations, including any policies indicating refusal or giving particular weight to identified harms.

Balance/Conclusion 

The shelter is functionally related to an authorised rural dog exercise business and provides a modest weather-protection facility for users. Its small scale, simple rural materials, low height and contained siting mean that it causes no material harm to countryside character, landscape quality, neighbouring amenity, highway safety, ecology, flood risk or environmental conditions. The limited support it provides to the continued operation and usability of the rural facility attracts modest positive weight. 

The concerns raised regarding the retrospective approach and other development at the site are acknowledged. Retrospectivity is procedurally lawful and does not alter the assessment of planning merits, while unrelated structures and alleged operational breaches must be addressed separately. No material planning harm has been identified that would justify refusal of the shelter. 

The proposal accords with the development plan when read as a whole, particularly Core Policies 34, 50, 51, 57, 61, 62, 67 and 68, and with the relevant provisions of national policy. Planning permission should therefore be granted subject to conditions tying the shelter to the dog exercise use and securing its removal if that use permanently ceases.

RECOMMENDATION: That Planning Permission be GRANTED, subject to conditions 

