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

	APPLICATION REFERENCE:
	PL/2026/03819

	APPLICATION TYPE:
	Full planning permission

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

	DEVELOPMENT DESCRIPTION:
	Use of land for personal domestic storage

	RECOMMENDATION:
	Refuse



SITE DESCRIPTION/CONTEXT

The application site forms part of an approximately 2.89-hectare field in the open countryside between Rowde and Devizes, otherwise known as Seven Acres Field or Seven Acres Dog Field. The wider field benefits from planning permission for use as a secure dog exercise facility. Vehicular access is obtained from the A342 via an approximately 275-metre private access track. The land is generally level and is enclosed by established hedgerows and fencing.

The application area is situated within the northern corner of the field, adjacent to a watercourse and an established boundary hedgerow. A solid timber fence has been erected along the front of the storage area. The application site is physically separate from the applicant’s residential property and does not form part of its residential curtilage. The wider site remains accessible to customers using the authorised dog exercise facility.

The site lies outside a defined settlement boundary within the Devizes Community Area. Rowde is identified as a Large Village, although the application site itself forms part of the surrounding open countryside.

The site is subject to the following key constraints and designations:
· Environment Agency 20-metre watercourse buffer, although outside the Main River Consultation Area;
· Potential surface-water flooding within the mapped 1-in-1,000-year event;
· Negligible mapped risk of groundwater emergence;
· Secondary A aquifer designation within the superficial deposits; and
· The 2-kilometre core roost buffer associated with Rowdeford School. 

The site is not identified as lying within the Green Belt or a National Landscape.

PROPOSAL

Planning permission has previously been granted for the use of the wider field as a secure dog exercise facility. The application seeks retrospective permission for the use of part of that field for personal domestic storage. The submitted application describes the proposal as the storage of materials and confirms that the use has already commenced. Materials were present within the application area at the time of the case officer’s site visit.

The storage area occupies part of the northern corner of the dog exercise field, adjacent to the boundary hedgerow and watercourse. A solid timber fence has been erected across the front of the area, screening the stored materials from the remainder of the field.

The proposed storage would be for the applicant’s personal domestic purposes and would not be ancillary or functionally related to the authorised dog exercise use. The application site is located within the open countryside and is physically detached from the applicant’s dwelling. The proposal would therefore create a separate use of part of the field rather than an incidental residential use taking place within the domestic curtilage of the applicant’s property.

PLANNING HISTORY
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17/00035/FUL: Agricultural building and hardcore access track. Approved on 14 March 2017.
17/00684/FUL: Retrospective change of use of the land to a secure dog exercise field and creation of a hardcore access track. Approved on 29 March 2017. This permission established the authorised use of the wider field as a secure dog exercise facility.
PL/2021/09262: Variation of conditions 1 and 2 attached to 17/00684/FUL to amend the operational arrangements for the dog exercise field. Approved on 30 November 2021.
PL/2025/05508: Variation of conditions 1 and 2 attached to PL/2021/09262 to permit one additional dog exercise session and increase the maximum number of user vehicle movements to nine per day. Approved on 18 September 2025.
PL/2025/07596: Display of one non-illuminated directional sign at or near the entrance to Seven Acres Dog Field. Approved on 15 December 2025.
PL/2026/01194: Retrospective application for a timber shed. Withdrawn on 21 April 2026.
PL/2026/02814: Retrospective application for the erection of a timber shelter within the secure dog exercise field.
PL/2026/04250: Retrospective application for the use of an area within the dog exercise field for the stationing of canine agility equipment ancillary to the authorised 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 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 62 Development Impacts on the Transport Network;
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;
· Core Policy 68 Water Resources;

The site lies outside a defined settlement boundary within the Devizes Community Area. The application relates to land forming part of an authorised secure dog exercise field, but seeks permission for a separate personal domestic storage use which is not identified as being ancillary to the operation of that facility.

Relevant development plan policies have been considered having regard to their consistency with the current National Planning Policy Framework. In particular, the objectives of Core Policies 2, 51 and 57 concerning the location of development, the protection of countryside character and high-quality design remain broadly consistent with national policy and are afforded substantial weight.

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:

There is no made neighbourhood plan covering the application site.

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
· A Green & Blue Infrastructure Strategy for Wiltshire: Wiltshire’s Natural Environment Plan 2022-2030

The Council’s Housing Land Supply Statement is not relevant because the proposal does not involve residential development.

ISSUES

The principal planning issues to be considered are:
1. Whether the use of land for personal domestic storage is acceptable in principle within the open countryside, having regard to its separation from the applicant’s dwelling and its lack of an identified functional relationship with the authorised dog exercise use;
2. Whether the storage use, stored materials and associated timber fencing would preserve the rural character and appearance of the site and surrounding countryside;
3. Whether the proposal would result in unacceptable effects on the living conditions of neighbouring occupiers;
4. Whether the creation of a separate storage use would result in additional vehicular activity or otherwise affect highway safety, access and parking arrangements;
5. Whether the development would adversely affect the adjacent watercourse, boundary hedgerow, protected species, priority habitats or wider ecological interests;
6. Whether the site can accommodate the development without increasing flood risk or adversely affecting drainage and water resources;
7. Whether the nature of the materials stored gives rise to potential pollution, contamination or other environmental effects;
8. Whether any other matters raised through consultation or third-party representations materially affect the acceptability of the proposal; and
9. Whether any planning conditions could make the development acceptable in planning terms.

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.

WC Highways: No objection. The proposal is not considered to be detrimental to highway safety.

Environment Agency: No objection
· The site lies within Flood Zone 1. 
· The proposal is not located within a 20-metre buffer of a Main River. 
· The nearby watercourses are classified as ordinary/minor watercourses and are not under Environment Agency control. 
· The Environment Agency advises that it has no interest in the proposal.

Parish/Town Council: Comments;
· Concerns raised regarding the accuracy of the application site description, noting that the application refers to "Holm Leigh" rather than the established Seven Acres Dog Field site, and requesting clarification to avoid confusion for consultees and members of the public.
· Queries raised regarding the relationship between the proposed personal domestic storage use and the established lawful use of the land as a commercial dog exercise field.
· Observations that the site is currently being used for the storage of materials, including building materials, and a request for clarification regarding the planning status and relevance of those activities.
· Concerns raised regarding the accuracy of information submitted on the application form, including references to the presence of a watercourse and the location of the application site.
· Concerns expressed regarding the potential risk of pollution to the adjacent watercourse arising from materials stored on the site.
· The Parish Council questions the validity of the application, citing alleged inaccuracies relating to the site address, submitted coordinates, commencement date of the use, ownership certification and access rights.
· A request is made for the Local Planning Authority to verify the accuracy of the submitted information through a site visit and investigation.
· The Parish Council requests that enforcement investigations be undertaken in relation to the use of the site and that the Environment Agency be notified of the concerns raised regarding material storage adjacent to the watercourse.

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

These methods were 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: 3

· Concerns raised regarding the accuracy of the application site description, site address, grid references and other information submitted with the application.
· Objection to the proposed use of the land for personal domestic storage on the basis that it is unrelated to the authorised dog exercise use and is physically remote from the applicant’s dwelling.
· Comments state that the site is currently being used for the storage of construction and building materials, which are considered inappropriate within the open countryside.
· Concern that the proposal would introduce domestic and non-rural paraphernalia into a rural landscape, resulting in visual harm, loss of openness and erosion of countryside character.
· Objections raised on the grounds that there is no demonstrated need for domestic storage at this location and that alternative locations could be used.
· Concerns raised regarding the presence of a watercourse adjacent to the site and the accuracy of information provided in relation to watercourses and nearby landscape features.
· Concern that materials stored on the site could adversely affect the watercourse, wildlife, vegetation, grazing land and the wider environment.
· Concerns expressed regarding potential ecological impacts on hedgerows, trees, habitats and local wildlife.
· Concern that approval could lead to further incremental development, urbanisation and commercialisation within the open countryside.
· Representation questions the validity of the ownership notification process and whether all relevant landowners have been appropriately notified.
· Request made that personal information contained within submitted documents be redacted from public view.

Letters of Support 

Total letters of support received: 0

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
Core Policies 1 and 2 of the Wiltshire Core Strategy establish the overarching spatial strategy for Wiltshire and provide the primary Development Plan framework for determining whether development is appropriately located. Together, these policies seek to direct growth towards the most sustainable locations whilst protecting the intrinsic character and beauty of the countryside. The strategy prioritises development within Principal Settlements, Market Towns, Local Service Centres and larger villages, whilst development in the countryside will only be supported where it accords with specific development plan policies or where material considerations indicate otherwise.

The NPPF also contains national policies relating to the location of development. Policies S3-S5 distinguish between development within settlements and development in the countryside, support sustainable patterns of growth, and require decisions to have regard to the role and function of settlements, accessibility to services and facilities, and other site-specific considerations.

The principle of development should be assessed having regard to the Development Plan as a whole, the NPPF and all other material considerations. The weight afforded to individual policies will depend upon the nature, scale and location of the development proposed.

Planning History 
The planning history of the site has been reviewed. The planning history establishes the lawful use of the wider site as a secure dog exercise field, subject to operational controls. However, the current proposal is for personal domestic storage and is not presented as being ancillary or functionally related to that authorised use. The previous permissions do not therefore establish the acceptability, in principle, of a separate domestic storage use within the open countryside.

Assessment
The application site lies outside the defined settlement boundaries of both Rowde and Devizes and forms part of the wider Seven Acres Dog Field site. Whilst the wider site benefits from planning permission for use as a secure dog exercise field, the current proposal seeks to establish a separate use of part of the land for personal domestic storage. The application has not been presented as being ancillary or functionally related to the authorised dog exercise use and is instead described as a personal domestic activity undertaken by the applicant.

The proposal does not fall within any of the categories of development identified by Policy S5(1) of the NPPF as being potentially acceptable outside settlements. It does not support the operation of an existing rural enterprise, serve an agricultural purpose, provide community infrastructure, or constitute any other form of development specifically envisaged by the policy. Accordingly, the proposal must be assessed against the exceptional circumstances test contained within Policy S5(4).

In considering whether exceptional circumstances exist, limited weight can be afforded to any benefit arising from the proposal. The application would provide a private storage area for the applicant's personal belongings and materials; however, this is a private benefit rather than a wider public benefit. No evidence has been submitted to demonstrate that the storage use requires a countryside location or that there is any functional need for it to be located within the dog exercise field. The application site is physically detached from the applicant's dwelling and does not form part of a residential curtilage.

The proposal would result in the establishment of a domestic use within the open countryside that is unrelated to the lawful use of the land. The existence of personal storage, together with associated domestic paraphernalia and fencing, would introduce an urbanising influence into a rural location. This would conflict with the objectives of the Development Plan which seek to direct development towards the most sustainable locations whilst protecting the character and appearance of the countryside.

Furthermore, the proposed use is likely to result in additional visits to the site associated with accessing the stored materials. Such movements would be separate from and additional to those associated with the approved dog exercise use. The site is located in the open countryside, remote from services and facilities, and is not readily accessible by means other than the private motor vehicle. The proposal would therefore fail to promote sustainable patterns of movement.

Whilst concerns have also been raised regarding the storage of materials adjacent to a watercourse and within an environmentally sensitive location, the key issue in respect of the principle of development is that the proposal seeks to establish an unrelated domestic use in a countryside location without any demonstrated operational, functional or locational justification.

Taking all matters into account, no exceptional circumstances have been identified which would justify a departure from the spatial strategy of the Development Plan. The limited private benefits associated with the proposal do not outweigh the conflict with the Development Plan or the adverse effects arising from the introduction of an unjustified domestic use within the countryside.

Conclusion
The proposal represents the use of part of an authorised dog exercise field for personal domestic storage, unrelated to the approved use of the land and physically detached from the applicant's dwelling. No evidence has been provided to demonstrate a functional need for the storage use in this countryside location, nor have any exceptional circumstances been identified that would justify approval under Policy S5(4) of the NPPF.

Accordingly, the proposal conflicts with the settlement strategy and countryside protection objectives contained within Core Policies 1 and 2 of the Wiltshire Core Strategy. It is further considered to fail the exceptional circumstances test set out within Policy S5 of the NPPF. The principle of the development is therefore unacceptable.

Impact on Character,  Appearance and Landscape
Policy Context
Core Policy 51 of the Wiltshire Core Strategy seeks to protect, conserve and enhance landscape character and quality and requires development to respond positively to its landscape setting. Development should safeguard the locally distinctive character of Wiltshire's countryside and avoid adverse impacts on important landscape features and rural character.

Core Policy 57 of the Wiltshire Core Strategy requires all development to maintain a high standard of design and to respond positively to local context, distinctiveness and sense of place. Development should be visually appropriate to its surroundings and should not detract from the character or quality of an area.

Policy N2 of the National Planning Policy Framework seeks to conserve and enhance the natural environment and recognises the intrinsic character and beauty of the countryside. Development proposals should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes and recognising the character of different areas.

Policies DP1 to DP4 of the NPPF require development to be well designed, visually attractive and sympathetic to local character, including the surrounding built and rural environment.

The Wiltshire Design Guide promotes a context-led approach to development, requiring proposals to respond positively to local landscape character, existing site features and the wider setting, whilst avoiding forms of development that appear incongruous or urbanising within rural areas.

Assessment 
In assessing this aspect of the proposal, regard has been had to the site context, the nature of the development, the relevant development plan policies and all other material considerations.

The application site forms part of an open field within the countryside and is enclosed by established hedgerows which contribute positively to local landscape character. The storage area occupies a corner of the field and is enclosed by a timber fence, behind which there appears to be a range of domestic and building materials being stored.

Whilst the extent of the storage area is relatively limited in physical terms, the proposal has altered the appearance of this part of the wider field. The erection of a domestic-style timber enclosure, together with the storage of personal materials unrelated to the authorised use of the land, has introduced features that are not characteristic of a rural field setting. The development therefore gives rise to a domestic and urbanising appearance which appears incongruous when viewed in the context of the wider countryside.

The applicant has advised that the stored materials are not visible from the public highway. However, visibility from the public highway is only one aspect of visual impact. The site remains part of a wider rural landscape and the assessment must also consider the effect of the development on the character and appearance of the countryside itself. The absence of public highway views does not negate the fact that a section of the field has been enclosed and given over to a domestic storage use. The use of land for the storage of domestic materials, together with the erection of domestic-style boundary treatment, would erode the simple rural character of this part of the site and result in an encroachment of domestic activity into the wider countryside.

The proposal does not respect the prevailing rural character of the site and would result in the erosion of the open and undeveloped appearance of this part of the countryside. As such, the development fails to respond positively to its landscape setting and does not conserve local landscape character.

Conclusion
Having regard to the above, it is considered that the use of part of the site for personal domestic storage, together with the associated enclosure and stored materials, has introduced an incongruous domestic feature into the open countryside. The proposal results in harm to the character and appearance of the area and fails to respond appropriately to its rural setting. The development is therefore contrary to Core Policies 51 and 57 of the Wiltshire Core Strategy, Policy N2 of the NPPF and the objectives of the Wiltshire Design Guide.

Amenity
Policy Context
Core Policy 57 of the Wiltshire Core Strategy requires development to respect the amenity of existing occupiers and ensure that development does not result in unacceptable impacts on the living conditions of neighbouring properties.

Policy P3 of the NPPF requires development to be appropriate for its location, taking account of its likely effects on health, living conditions and the environment. Development should avoid giving rise to unacceptable impacts on residential amenity and should maintain an appropriate standard of amenity for existing and future occupiers.

Assessment
The application site is located within an open countryside setting and is physically separated from neighbouring residential properties by substantial distances. The proposal relates to the use of part of the site for personal domestic storage and does not involve the erection of a building or other structure of a scale capable of giving rise to overlooking, loss of privacy, loss of light, overshadowing, overbearing impacts or loss of outlook.

The storage use proposed is also of a nature that would not be expected to generate significant levels of noise, disturbance, activity or other impacts that would materially affect the living conditions of nearby occupiers. Whilst there may be occasional visits to access stored items, the scale of activity proposed is limited and would not be sufficient to result in demonstrable harm to residential amenity.

Accordingly, no unacceptable impacts upon the amenities of neighbouring occupiers have been identified.

Conclusion
Having regard to the above, the proposal would not give rise to any unacceptable impacts upon the living conditions of neighbouring occupiers. The development is therefore considered to accord with Core Policy 57 of the Wiltshire Core Strategy and Policy P3 of the NPPF in respect of residential amenity.

Highways Impacts and Parking 
Policy Context
Policies TR3-TR8 of the NPPF seek to ensure that development is supported by safe, suitable and sustainable transport arrangements. Development should provide appropriate access and avoid unacceptable impacts on highway safety and the operation of the transport network.

Core Policies 60, 61, 62 and 64 of the Wiltshire Core Strategy seek to ensure that development is served by safe and suitable access arrangements, minimises transport impacts and does not adversely affect the safe and efficient operation of the highway network.

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 application relates to the use of part of an existing site for personal domestic storage. The proposal would utilise the existing access arrangements serving the site and would not involve any alterations to the established means of access, parking areas or internal circulation within the wider site.

The Highway Officer has reviewed the proposal and raises no objection, confirming that the proposed use of the land for personal domestic storage would not be detrimental to highway safety.

Whilst the use may generate additional vehicle movements associated with accessing stored items, there is no evidence to suggest that the scale of activity would prejudice the safe operation of the local highway network.

With regard to sustainable travel, the site is located within the open countryside, some distance from local services, facilities and residential areas. Access to the site is principally reliant upon the private motor vehicle, with limited opportunities for travel by walking, cycling or public transport. Whilst the proposed use is unlikely to generate a significant volume of traffic and no highway safety concerns have been identified by the Highway Authority, the location of the site does not represent a particularly sustainable location for a separate personal domestic storage use. 

Accordingly, no highway safety concerns have been identified in connection with the proposal.

Conclusion
Having regard to the above, and noting the Highway Officer's comments, the proposal is not considered to result in an unacceptable impact upon highway safety, access arrangements or the operation of the highway network. The proposal is therefore considered to accord with Core Policies 60, 61, 62 and 64 of the Wiltshire Core Strategy and the relevant transport objectives of the NPPF.

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 application site includes or immediately adjoins a stream which may qualify as priority habitat and may support protected or notable species. The development footprint therefore has the potential to affect an ecologically sensitive feature.

No Ecological Assessment has been submitted with the application. It is therefore considered that there is consequently insufficient information to determine the potential effects of the development upon rivers, water vole, nesting birds and reptiles that may be using this area. In the absence of appropriate ecological survey information and an assessment of potential effects, the Local Planning Authority cannot be satisfied that the use of the land for storage, including the presence and handling of stored materials close to the stream, would avoid harm to the habitat or species that may be present.

The applicant’s assertion that Celotex PIR insulation boards are non-hazardous does not overcome the wider ecological information deficit. The concern identified is not confined to whether a particular stored product is formally classified as hazardous. It relates to the potential effects of the development and its associated activities upon the stream, possible priority habitat and protected or notable species.

The Environment Agency’s confirmation that it has no interest in the application does not resolve this matter. Its response establishes that the site is within Flood Zone 1, is outside the buffer of a Main River and that the nearby watercourses are minor watercourses outside its control. It does not provide an ecological assessment of the stream or conclude that the development would have no effect upon priority habitat or protected and notable species.

As the application is retrospective, the necessary ecological information cannot reasonably be deferred through a pre-commencement condition. Nor would a condition requiring the subsequent submission of an Ecological Assessment provide the LPA with the evidence needed to determine whether the development is acceptable in principle or whether avoidance, mitigation or compensation measures are required.

Applying the precautionary approach, the absence of adequate ecological information prevents the Local Planning Authority from concluding that the proposal would protect biodiversity interests or avoid unacceptable ecological effects.

Conclusion
It is therefore considered that insufficient information has been submitted to establish the ecological value of the stream within or adjacent to the development footprint or to assess the potential effects of the proposal upon rivers, water vole, nesting birds and reptiles.

The Local Planning Authority cannot therefore be satisfied that the development would avoid harm to priority habitat or protected and notable species, or that any identified effects could be appropriately avoided, mitigated or compensated for. The proposal has not demonstrated compliance with Core Policy 50 of the Wiltshire Core Strategy or Policy N2 of the NPPF.

Trees and Arboricultural Impact
Policy Context
Core Policy 51 of the Wiltshire Core Strategy seeks to protect and enhance landscape character, including important trees and woodland features.

Policy N2 of the NPPF requires decision-makers to consider the environmental qualities of land proposed for development and to conserve and enhance existing natural features of visual, historic or nature conservation value, including established trees and hedgerows where possible. The policy also seeks to ensure that landscaping and natural features are used to help integrate development into its surroundings.

Where development is located close to trees or hedgerows, sufficient information should be provided to establish the condition and value of those features, their relationship to the development and whether works could affect their roots, canopies or long-term retention.

Assessment
The application form states that there are no trees or hedgerows on or adjacent to the site that could influence the development. However, established trees and hedgerows are present immediately adjoining the application area. Whilst no evidence has been provided to demonstrate that these features have been harmed by the development, the submitted information does not accurately reflect the characteristics of the site.

The storage area and associated fencing are located in close proximity to existing vegetation that contributes to the character of the site and wider countryside. No arboricultural information has been submitted, however the proposal does not involve the removal of trees or hedgerows and there is no substantive evidence before the Local Planning Authority to demonstrate that unacceptable arboricultural impacts have occurred or would arise as a result of the proposed use.

Nevertheless, the presence of the trees and hedgerows is an important consideration in understanding the site context and contributes to the rural character of the area discussed elsewhere in this report.

Conclusion
Whilst the submitted application information does not accurately identify the presence of nearby trees and hedgerows, there is insufficient evidence to conclude that the proposal would result in direct harm to these features. Consequently, limited weight is attached to arboricultural considerations in the overall planning balance. The contribution of the trees and hedgerows to the character and appearance of the countryside has been considered as part of the landscape assessment.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy seeks to ensure that development is appropriately located and designed to avoid increasing flood risk on-site or elsewhere.

Core Policy 68 of the Wiltshire Core Strategy seeks to protect and conserve water resources and ensure that development does not have an adverse impact upon the water environment.

Policies F4-F8 of the NPPF require flood risk to be taken into account in planning decisions and seek to ensure that development is safe for its lifetime, does not increase flood risk elsewhere and incorporates appropriate drainage arrangements where necessary.

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 application relates to the use of part of an existing field for personal domestic storage. No buildings, hardstanding, engineering operations or other works requiring formal drainage infrastructure are proposed as part of the application. The proposal would not result in a material increase in impermeable surfacing and would not be expected to materially alter existing drainage patterns across the site.

The Environment Agency has reviewed the proposal and confirmed that the site lies within Flood Zone 1. The Agency further advises that the site is not located within a 20-metre buffer of a Main River and that the nearby watercourses are ordinary watercourses outside its jurisdiction. On that basis, the Environment Agency has confirmed that it has no interest in the proposal.

Representations have highlighted the presence of a watercourse adjacent to the application site. The presence of this feature has been taken into account. However, no evidence has been submitted to demonstrate that the proposed storage use would increase flood risk, impede water flows, adversely affect drainage patterns or result in unacceptable impacts upon the operation of the adjoining watercourse.

Whilst ecological concerns regarding the proximity of the storage area to the watercourse have been considered elsewhere in this report, the proposal does not give rise to any substantive flood risk or drainage concerns.

Conclusion
Having regard to the above, it is considered that the proposal would not result in an increased risk of flooding on-site or elsewhere and would not have an unacceptable impact upon drainage or water resources. The proposal is therefore considered to accord with Core Policies 67 and 68 of the Wiltshire Core Strategy and the relevant flood risk policies of the NPPF

Other Issues

Accuracy of Submitted Information
Concerns have been raised by the Parish Council and third parties regarding the accuracy of information contained within the application, including the site description, site address, grid references, the presence of trees, hedgerows and a watercourse, and the relationship of the proposal to the authorised dog exercise field.

The Local Planning Authority has had regard to these matters as part of its assessment. Notwithstanding any inconsistencies within the submitted application documents, the location and extent of the land subject to the application have been identified and assessed on the basis of the submitted plans, the planning history of the site and observations made during the site visit. The presence of hedgerows, trees and a watercourse adjacent to the application area has been taken into account within the landscape, arboricultural and ecological assessments contained within this report.

Visibility from the Public Highway
The applicant has stated that the stored materials are not visible from the public highway. Even if accepted, this would not alter the findings of the assessment. The planning concerns identified in this report arise not only from the visibility of the stored materials but also from the establishment of an unrelated personal domestic storage use within the open countryside. Furthermore, visibility from public highways is only one aspect of landscape assessment and does not determine whether a development is appropriate in its rural setting. The proposal has therefore been assessed having regard to its wider impact upon countryside character and the use of the land rather than solely its visibility from public viewpoints.

Comparison with Neighbouring Land Uses
The applicant has referred to storage activities taking place on neighbouring land. However, the existence of storage uses elsewhere does not establish the acceptability of the current proposal. Each planning application must be determined on its own merits, having regard to the planning status of the land, the nature of the development proposed and the relevant provisions of the Development Plan. Any other activities or uses undertaken on neighbouring land do not provide justification for the proposed personal domestic storage use.

Land Ownership and Notification Matters
Third-party representations and comments from the Parish Council have questioned the ownership certification and notification process associated with the application. These matters have been considered by the Local Planning Authority as part of the validation and determination process.

The Local Planning Authority is satisfied that the application has been accompanied by the appropriate ownership certificates and notifications required by the relevant legislation. Accordingly, no procedural concerns arise in relation to the determination of the application and these matters do not affect the planning merits of the proposal. Permission, if granted, would not override private property rights or confer any rights over land outside the applicant's ownership or control.

Enforcement Matters
Representations have raised concerns regarding the wider use of the site, the storage of materials, and other structures or activities occurring within the dog exercise field. The determination of this application relates solely to the proposed use of the application land for personal domestic storage. Any separate allegations of unauthorised development or breaches of planning control are matters for consideration under the Council's enforcement functions and do not form part of the assessment of this application.

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 proposal conflicts with the Development Plan when read as a whole. Accordingly, the statutory duty under Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning permission be refused unless material considerations indicate otherwise.

The application site lies outside a defined settlement boundary and Policy S5 of the NPPF is therefore relevant.

As set out within the Principle of Development section of this report, the proposal does not fall within any of the categories of development identified within Policy S5(1) and must therefore be assessed against the exceptional circumstances test contained within Policy S5(4).

Policy S5(4) states that development proposals should only be approved in exceptional circumstances where the benefits of the proposal would substantially outweigh the adverse effects, including impacts upon countryside character and sustainable patterns of movement.

Accordingly, the benefits and harms identified below have been weighed against one another having regard to Policy S5(4), the Development Plan as a whole and all other material considerations.

The Balance 
The assessment above has considered the principal planning issues arising from the development, including the principle of the development, its effect upon the character and appearance of the countryside, highway considerations, biodiversity interests, residential amenity and flood risk.

The proposal would provide a private storage area for the applicant's personal belongings and materials. However, this is a private benefit and attracts only limited weight in favour of the development. No evidence has been submitted to demonstrate that the storage use requires a countryside location or that there is a functional or operational need for the use to be located within the authorised dog exercise field.

Significant weight is attached to the conflict with the spatial strategy of the Development Plan. The proposal would establish an unrelated personal domestic storage use within the open countryside, remote from the applicant's dwelling and unrelated to the authorised use of the land. No exceptional circumstances have been demonstrated which would justify such development in this location.

Further moderate weight is attached to the harm identified to the character and appearance of the countryside arising from the domestic storage use, enclosure and stored materials, which introduce an urbanising and domesticising influence into a rural field setting.

Additional weight is also attached to the ecological concerns arising from the absence of sufficient information to assess the effects of the development upon the adjacent stream, associated habitats and protected or notable species. In the absence of an Ecological Assessment, the Local Planning Authority cannot be satisfied that biodiversity interests would be protected.

Whilst no unacceptable impacts have been identified in relation to residential amenity, highway safety, flood risk or drainage, the absence of harm in these areas does not outweigh the identified policy conflicts and adverse impacts.

Accordingly, the identified harms are not outweighed by the limited benefits arising from the proposal and the development is considered unacceptable in planning terms.

Conclusion 
The identified harms, namely the unjustified introduction of a personal domestic storage use within the open countryside, the resulting harm to the character and appearance of the rural landscape, and the absence of sufficient ecological information to demonstrate that biodiversity interests would not be adversely affected, are considered to significantly outweigh the limited private benefit associated with the proposal.

Having regard to the Development Plan, the NPPF and all other material considerations, the proposal is considered to conflict with Core Policies 1, 2, 50, 51 and 57 of the Wiltshire Core Strategy, Policy S5 and Policy N2 of the NPPF, and the objectives of the Wiltshire Design Guide. No material considerations have been identified that indicate a decision should be made other than in accordance with the Development Plan.

Accordingly, planning permission should be refused.

RECOMMENDATION: That Planning Permission be REFUSED.

