APPLICATION FOR FULL-PLANNING PERMISSION
CASE OFFICER REPORT

	APPLICATION REFERENCE:
	PL/2026/02921

	APPLICATION TYPE:
	Wiltshire Council R3

	SITE ADDRESS:
	Silverwood School, Rowde, Devizes, SN10 2QQ

	DEVELOPMENT DESCRIPTION:
	Three temporary classroom buildings located within the Silverwood School Rowde Campus with associated temporary fencing and outdoor play spaces.

	RECOMMENDATION:
	Approve with Conditions



SITE DESCRIPTION/CONTEXT

The application site forms part of the established Silverwood School Rowde Campus, located on the northern edge of Rowde, near Devizes. The school is a maintained co-educational SEND facility accommodating approximately 400 pupils and comprises a mix of historic and modern educational buildings. Central to the site is Rowdeford House, a Grade II listed former country house, alongside more recent teaching accommodation, sports facilities and associated infrastructure.

The campus is set within a predominantly rural environment, with parkland, woodland and open grassed areas surrounding the built development. Open agricultural land lies to the east and north-east of the site.

The application relates to three temporary classroom buildings and associated play areas located within the operational school grounds. One classroom is situated adjacent to Rowdeford House, with two further classroom units located to the west of the listed building.

The site is subject to a number of constraints, including the presence of the Grade II listed Rowdeford House and its setting. The site also lies within 2km of a core bat roost, is adjacent to areas of priority habitat, and is located within Flood Zone 1, where the risk of flooding is low.

PROPOSAL

The application seeks retrospective planning permission for the retention of three temporary classroom buildings, together with associated fencing and outdoor play areas, at Silverwood School, Rowde. The classrooms are required to provide temporary teaching accommodation whilst investigations, repair works and the anticipated refurbishment of the adjacent Grade II listed Rowdeford House are progressed.

The development comprises one standalone classroom located on a grassed area adjacent to Rowdeford House and two further classroom units situated to the west of the listed building. The accommodation is currently used to serve both displaced pupils previously taught within Rowdeford House and an additional cohort of SEND pupils requiring specialist educational provision.

Planning permission is sought for the continued temporary retention of the buildings until Summer 2030. Upon their removal, the affected areas of land would be restored to grassland in accordance with the approved land restoration strategy associated with the wider school redevelopment.

PLANNING HISTORY

	[bookmark: _bc9eaa23_7b84_4e11_8860_67eb8bbe0c9e]

	Proposal / Summary

	PL/2021/11144 - Listed Building Discharge of Condition Decision - Approve Date: 13/1/2022 – Discharge of condition 4 of PL/2021/06837

	PL/2022/02993 - Approval of details reserved by a condition Decision - Approve Date: 27/4/2022 – Discharge of Condition 2 of PL/2021/06782 (Proposed development of Silverwood School, extending the existing Rowde Campus (formerly Rowdeford School) to provide a high quality SEND school campus for 350 students including the construction of a new two sto

	PL/2021/06293 - Wiltshire Council R3 Decision - Approve with Conditions Date: 10/2/2022 – To renew the planning permission for 3 double mobile classrooms, mobile numbers 670(94), 676(94) and 794(02)

	PL/2021/06782 - Wiltshire Council R3 Decision - Approve with Conditions Date: 20/10/2021 – Proposed development of Silverwood School, extending the existing Rowde Campus (formerly Rowdeford School) to provide a high quality SEND school campus for 350 students including the construction of a new two storey education building with new Hydrotherap

	PL/2021/06837 - Listed building consent Decision - Approve with Conditions Date: 8/10/2021 – Proposed works to create new science classroom and prep room, life skills classroom, hygiene facilities, office accommodation, Enterprise Zone, accessible entrance and accessible WC. Internal and external alterations and repairs to existing Grade II Liste

	PL/2023/08190 - Non-Material Amendment Decision - Approve Date: – Non Material Amendment to PL/2021/06782 - The proposed change concerns the detail of the perforated metal screen panel, which forms a window feature used throughout the project elevations. The developed proposal is to: 1) amend the pattern of the perforat

	PL/2023/08191 - Approval of details reserved by a condition Decision - Approve Date: 20/11/2023 – Discharge of condition 2 of PL/2021/06782

	PL/2023/08887 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 5/11/2024 – Creation of new dormer to single storey wing to the rear of the main house to facilitate the installation of a platform lift (previously approved)

	PL/2023/10528 - Approval of details reserved by a condition Decision - Approve Date: 7/5/2024 – Discharge of conditions 13, 17 and 19 (School travel plan, bus shelters, carriageway and footway improvements) relating to application PL/2021/06782 (Proposed development of Silverwood School).

	PL/2022/04993 - Approval of details reserved by a condition Decision - Approve Date: 13/7/2022 – Discharge of condition 11 of PL/2021/06782

	PL/2023/09494 - Wiltshire Council R3 Decision - Approve with Conditions Date: 3/7/2024 – Siting of 1 no. temporary Classroom 01 for early years classroom and 1 no. temporary classroom 02 Key Stage 3 with play areas until August 2025

	PL/2023/07402 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 6/10/2023 – Removal of decayed, corroded, painted metal fire escape stairs and replacement with new galvanised, acid etched and epoxy painted steel fire escape stairs

	PL/2025/02986 - Full planning permission Decision - Approve with Conditions Date: 27/5/2025 – Proposed Animal Resource Centre

	PL/2025/05798 - Approval of details reserved by a condition – Discharge of conditions 2 facing stone and railings details & 5 fabric/construction of planning application PL/2021/06837 (Proposed works to create new science classroom and prep room, life skills classroom, hygiene facilities, office accommodation, Enter

	PL/2025/05842 - Listed Building Discharge of Condition Decision - Partial Discharge of Condition(s) Date: – Discharge of condition 3 on PL/2021/06837 - ( window & door details)

	PL/2025/07721 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 5/12/2025 – Three replacement external doors within the Stable Block of Rowdeford House.

	PL/2025/09413 - Listed building consent (Alt/Ext) Decision - Approve with Conditions Date: 18/2/2026 – Works to repair & reinstate the Calm Room in Rowdeford House & the adjacent WC space. Excessive damp has damaged these spaces. Repair works to the adjacent Hygiene Room roof have resolved the long standing damp issues that severely damaged these spaces an

	PL/2026/02031 - Approval of details reserved by a condition – Discharge of condition 3 (External materials), 4 (Lighting), 5 (Hard and soft landscaping), 7 (Drainage strategy), 8 (Disposal sewerage works) and 9 (Construction Environmental Management Plan) of PL/2025/02986

	E/2012/1489/FUL - Full planning permission Decision - Approve with Conditions Date: 4/2/2013 – Siting a containerised biomass plantroom complete with underground pipework.

	K/39703 - Full planning permission Decision - Approve with Conditions Date: 30/8/2000 – Construction of two passing places and extension of parking area.

	K/51370/WCC - Wiltshire Council R3 Decision - NOOBJECT Date: 24/1/2005 – New multipurpose activity hall with ancillary changing accommodation and storage areas.  New autistic centre classrooms and ancillary accommodation.  External paving,          landscaping and car parking.

	K/52192/WCC - Wiltshire Council R3 Decision - Object Date: 14/6/2005 – New multipurpose activity hall with ancillary changing accommodation and storage areas.  New autistic centre classrooms and ancillary accommodation.  External paving, landscaping and car parking.

	K/52233/LBC - Listed building consent Decision - Approve with Conditions Date: 11/7/2005 – Widening of entrance gateway by rebuilding right hand side stone pillar.  Lowering of boundary wall on left hand side to provide 60mm visibility splay

	K/52978/WCC - Wiltshire Council R3 Decision - NOOBJECT Date: 7/10/2005 – New multipurpose activity hall with ancillary changing accommodation and storage areas.  New autistic centre classrooms and ancillary accommodation.  External paving, landscaping and car parking.

	K/57934/F - Full planning permission Decision - Withdrawn Date: 13/2/2008 – Restoration of existing coach house, proposal for a new arts therapy centre.

	K/57961/LBC - Listed building consent Decision - Withdrawn Date: 13/2/2008 – Reinstatement of original elevation, consolidation of existing structure. Proposed new roof over courtyard, new window openings and new storage shed

	K/58836/LBC - Listed building consent Decision - Approve with Conditions Date: 17/7/2008 – Repair of an existing coach house, proposal for a new Arts Therapy Centre

	K/58839/F - Full planning permission Decision - Approve with Conditions Date: 17/7/2008 – Repair of an existing coach house, proposal for a new Arts Therapy Centre

	PL/2021/10678 - Approval of details reserved by a condition Decision - Approve Date: 23/11/2021 – Discharge of conditions 9 and 10 of PL/2021/06782

	PL/2021/11898 - Approval of details reserved by a condition Decision - Approve Date: 8/2/2022 – Discharge of conditions 8 and 12 of PL/2021/06782

	PL/2023/03093 - Non-Material Amendment Decision - Approve Date: 18/5/2023 – Non Material Amendment PL/2021/06782 The proposed amendment of canopy structure

	

	

	



RELEVANT LEGISLATION, POLICIES AND GUIDANCE

Statutory Legislation: 

National Planning Policy: 
· National Planning Policy Framework (NPPF) 
· Planning Practice Guidance (PPG)
· National Design Guide
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 3 Infrastructure Requirements;
· Core Policy 12 Spatial Strategy Devizes Community Area
· Core Policy 49 Protection of rural services and community facilities
· Core Policy 50 Biodiversity and Geodiversity;
· Core Policy 51 Landscape
· Core Policy 57 Ensuring High Quality Design and Place Shaping;
· Core Policy 58 Ensuring the Conservation of the Historic Environment;
· Core Policy 60 Sustainable Transport;
· Core Policy 61 Transport & Development; 
· Core Policy 64 Demand Management
· Core Policy 67 Flood Risk;

Draft Wiltshire Local Plan Policies
At Full Council on 19 May, the elected members of Wiltshire Council agreed to withdraw the emerging WLP. It will now be subject to a legal process to finalise its withdrawal – which is likely to happen in July or August (2026). The said Plan has no material weight for the purposes of the application.

Neighbourhood Plan:
N/a

Supplementary Planning Documents and other Guidance:
· Wiltshire Design Guide (adopted April 2024)
· Wiltshire Local Transport Plan 2011-2026, adopted 2015 - including the Car Parking Strategy and Cycling Strategy, adopted 2015
· Wiltshire Council’s Waste Core Strategy, adopted July 2009 
· Wiltshire Council’s Waste Storage and Collection: Guidance for Developers Supplementary Planning Document, January 2017
· Wiltshire Local Cycling and Walking Infrastructure Plan (LCWIP)
· Active travel infrastructure design standards 2022
· Active travel parking standards and design guide 2022
·  LTN1/20 – Cycle Infrastructure Design (July 2020)

ISSUES

The main issues that need to be addressed in this case include:
· Whether the proposal constitutes EIA development
· Whether the development is acceptable in principle (CP 1 and 2)
· Whether the scheme constitutes high quality design (CP 57)
· Whether the scheme would have an acceptable impact upon the reasonable living conditions of the adjoining occupants (CP 57)
· Whether the scheme would preserve or enhance the historic environment (CP 58)
· Whether the scheme would have an acceptable landscape impact (CP 51) 
· Whether the proposal would have a negative effect upon highway safety, including if there is sufficient parking for the proposed development (CP 61 and 64)
· Whether the site can be adequately drained without increasing flood risk elsewhere (CP 67)
· Whether there would be any harmful impacts upon protected species or priority habitats (CP 50)

CONSULTATION RESPONSES

[bookmark: _Hlk206417654]WC Conservation: No objection

Rowde Parish Council: No objection

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;
· A site notice displayed near the site;
· An advertisement placed in the local press.
 
These methods were used to inform interested parties and provide a period of 21 days for comments to be submitted.

No third party comments were received at the time of drafting this report.

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 National Planning Policy Framework (NPPF) as a material consideration in the assessment.

Environmental Impact Assessment (EIA) Screening
In accordance with the Town and Country Planning (Environmental Impact Assessment) Regulations 2017 (as amended), the local planning authority has considered whether the proposed development constitutes EIA development.

No formal screening opinion was requested or issued. However, the local planning authority has considered the scale and nature of the development as part of the application process and is satisfied that it does not constitute EIA development under the 2017 Regulations.

Principle of Development
Policy Context
Core Policy 1 (Settlement Strategy) of the Wiltshire Core Strategy identifies Rowde as a Large Village, where development is limited and should help meet local needs and support existing services and facilities. Core Policy 12 further confirms that development within the Devizes Community Area should accord with the settlement strategy established by Core Policy 1.

Core Policy 2 (Delivery Strategy) seeks to deliver sustainable development in accordance with the settlement hierarchy and generally restricts development outside defined settlement boundaries unless supported by specific policy exceptions. Development proposals are expected to contribute towards sustainable communities and be appropriately located in relation to existing services and infrastructure.

In addition, Core Policy 49 supports the retention and enhancement of community facilities, including educational establishments, whilst the NPPF states that local planning authorities should give great weight to the need to create, expand or alter schools in order to ensure a sufficient choice of school places is available.

Assessment 
The application relates to an existing and well-established educational campus occupied by Silverwood School. The proposal does not introduce a new land use, extend the operational boundaries of the school, or result in the establishment of development in an unsustainable location. Instead, it seeks retrospective consent for the retention of three temporary classroom buildings required to support the continued operation of the school.

The submitted Planning Statement explains that the temporary accommodation is necessary to rehouse pupils displaced from Rowdeford House due to concerns regarding the condition of the listed building and to provide additional specialist teaching capacity pending the future refurbishment of the building by the Department for Education. The accommodation is therefore required to ensure the continued provision of SEND education at the site.

Significant weight is afforded to the ongoing provision of educational facilities in accordance with paragraph 100 of the NPPF and Core Policy 49 of the Wiltshire Core Strategy. The principle of temporary classroom accommodation at the school has also previously been accepted under planning permission PL/2023/09494, which established that the need for temporary educational buildings associated with the operation of the school was acceptable in principle.

Whilst the site lies outside a principal settlement, the proposal represents operational development ancillary to an existing educational use rather than new standalone development within the countryside. The proposal is therefore considered compatible with the aims of Core Policies 1, 2, 12 and 49 and supports the continued delivery of an important community facility.

Conclusion
The proposal represents a temporary and operationally necessary extension of an established educational facility and supports the continued provision of specialist SEND education. Having regard to the requirements of Core Policies 1, 2, 12 and 49 of the Wiltshire Core Strategy, together with the strong support afforded to educational development within the NPPF, the principle of development is considered acceptable, subject to consideration of all other material planning matters.

Design and Impact on the Character and Appearance of the Area
Policy Context
Core Policy 57 of the Wiltshire Core Strategy requires development to achieve a high standard of design that responds positively to local character and context, respects the historic and natural environment, and integrates successfully with surrounding development. Development should create safe, functional and accessible places whilst protecting local distinctiveness.

Section 12 of the NPPF seeks well-designed places that are visually attractive, sympathetic to local character and history, and function effectively over their lifetime. Development should contribute positively to the quality of the built environment and create places that are safe, inclusive and accessible.

The Wiltshire Design Guide and Building for a Healthy Life principles further encourage development that responds appropriately to its setting, promotes accessibility and supports the health and wellbeing of users through good design and layout. Whilst primarily directed at permanent development, these principles remain relevant when assessing the design quality and visual effects of temporary structures.

Assessment 
The proposal comprises three temporary modular classroom buildings and associated play areas located within the existing Silverwood School campus. The buildings are of a simple and functional design appropriate to their temporary educational purpose and are typical of classroom accommodation found on school sites.

The development is sited within the established school grounds alongside a range of existing educational buildings and facilities. Whilst the proposal introduces additional built form, it remains closely associated with the operational school campus and would be viewed in the context of existing development. Given its temporary nature, modest scale and functional appearance, the proposal is not considered to result in significant harm to the character or appearance of the site or wider area.

The layout provides safe and accessible accommodation for pupils and staff and supports the continued operation of the school pending refurbishment of Rowdeford House.

Conclusion
Whilst the proposed classroom buildings are utilitarian in appearance, they are appropriately designed for their temporary educational function and are compatible with the mixed character of the existing school campus. By virtue of their scale, siting, appearance and temporary nature, the proposal would not result in unacceptable harm to the character or appearance of the area and is considered to accord with Core Policy 57 of the Wiltshire Core Strategy, Section 12 of the NPPF and the general objectives of the Wiltshire Design Guide and Building for a Healthy Life Framework.

Impact on Heritage Assets
Policy Context
From the point of view of the historic environment the main statutory tests are set out within the Planning (Listed Building and Conservation Areas) Act 1990. 

Section 66 (Planning Permission) requires that special regard be given to the desirability of preserving listed buildings, their settings or any features of special architectural or historic interest which they possess.

The NPPF outlines government policy for planning. Chapter 16 of the NPPF 'Conserving and enhancing the historic environment' sets out the Government's high-level policies concerning heritage and sustainable development. In particular: 

Paragraph 208 requires LPAs should “avoid or minimise any conflict” between the heritage asset’s conservation (which includes achieving its optimum viable use) and any aspect of a proposal. 

Paragraph 210 requires local planning authorities should take account of the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable new uses and of new development making a positive contribution to local character and distinctiveness. 

Paragraphs 212 requires “great weight” to be given to an asset’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.” 

Paragraph 213 advises that harm to the significance of a designated heritage asset should require “clear and convincing justification”.

Paragraphs 213-215(214-216) require a balanced approach with any harm which would be caused being weighed against the potential public benefits which might be achieved.

The Planning Practice Guidance provides guidance on interpreting the NPPF.

The Council’s Core Strategy Policy CP58 ‘Ensuring the conservation of the historic environment’ requires that designated and non-designated heritage assets and their settings will be conserved, and where appropriate enhanced, in a manner appropriate to their significance and encourages proposals which improve the condition of heritage assets at risk.

The Council’s Core Strategy CP 57: Ensuring high quality design requires a high quality of design in all new developments. The policy requires applicants to “demonstrate how the proposal will make a positive contribution to the character of Wiltshire through (amongst other things) responding to the value of the natural and historic environment and being sympathetic to and conserving historic buildings and landscapes. Development is required to respond positively to the existing in terms of building layouts, built form, height, mass, scale, building line, plot size, elevational design, materials, streetscape and rooflines to effectively integrate the building into its setting.

Assessment
The application site contains Rowdeford House, a Grade II listed building which derives significance from its architectural and historic interest and its parkland setting. The temporary classroom buildings are located within the wider setting of the listed building, including one classroom positioned on adjacent grassland.

The submitted Planning Statement acknowledges that the development results in development within the setting of the listed building but contends that any impact is temporary and reversible. The classrooms are required to accommodate pupils displaced from Rowdeford House and to provide essential teaching space pending investigation, repair and refurbishment works to the listed building.

In assessing the earlier application (PL/2023/09494), the Conservation Officer concluded that the presence of temporary classrooms within the setting of Rowdeford House would result in a degree of visual intrusion and therefore a limited level of harm to the asset's setting. However, that harm was identified as being temporary in nature, with no residual impact following removal of the buildings and restoration of the land. The Officer further concluded that the modest level of temporary harm would be outweighed by the public benefits arising from the provision of educational accommodation for vulnerable children.

In the current case, the Council's Conservation Officer has raised no objection to the temporary retention of the structures. Having regard to the siting, scale and temporary nature of the buildings, together with the proposed restoration of the land following their removal, it is considered that any effect on the setting and significance of the listed building would be limited and reversible. Furthermore, the proposal facilitates the continued operation of the school whilst enabling the future refurbishment and long-term conservation of Rowdeford House.

Conclusion
The proposal would result in no more than less than substantial harm to the significance of the Grade II listed Rowdeford House through its temporary presence within the asset's setting. Great weight has been given to the conservation of the heritage asset in accordance with the NPPF and Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990. In this case, any limited and temporary harm is clearly outweighed by the substantial public benefits associated with maintaining essential SEND educational provision and supporting the future refurbishment of the listed building. The proposal is therefore considered to accord with Core Policies 57 and 58 of the Wiltshire Core Strategy and the heritage objectives of the NPPF.

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.

The National Planning Policy Framework (NPPF), particularly Paragraph 135, reinforces the need for development to provide a high standard of amenity for both existing and future users.

These policies guide the assessment of amenity impacts, which will be considered in detail under the below headings.

Assessment
The application relates to the retention of three temporary classroom buildings and associated play areas within the established Silverwood School campus. The site is located within a substantial school complex set in extensive grounds and is well separated from neighbouring residential properties.

Given the nature and location of the development, there are no nearby residential occupiers that would be adversely affected through overlooking, loss of privacy, loss of light, overshadowing, overbearing impacts or a harmful sense of enclosure. The proposal does not introduce any new use of the site, but instead facilitates the continued operation of the existing school.

Furthermore, the temporary classrooms accommodate existing and displaced pupils and do not give rise to a significant intensification of activity beyond that already associated with the lawful educational use of the site. As such, the proposal is not considered likely to result in unacceptable levels of noise, disturbance or general amenity impacts.

Conclusion
The proposal would not result in any unacceptable impacts on residential amenity by reason of overlooking, loss of privacy, loss of light, overbearing effects, noise or disturbance. The development is therefore considered to comply with Core Policy 57 of the Wiltshire Core Strategy and the amenity objectives of the NPPF.

Highways Impacts and Parking 
Policy Context
Transport implications are a key factor in assessing planning applications, especially for larger developments. Proposals must demonstrate:
· Safe and suitable access for all users, including pedestrians, cyclists, and those with mobility impairments.
· No severe residual impacts on the surrounding highway network.
· Promotion of sustainable travel, reducing reliance on private vehicles.
· Adequate parking and cycle provision, in line with adopted standards.
· Protection and enhancement of public rights of way and active travel routes.

Relevant policies include Core Policies 60–64 of the Wiltshire Core Strategy, supported by the Wiltshire Local Transport Plan, Car Parking Strategy, and Cycling Strategy. The Local Cycling and Walking Infrastructure Plan (LCWIP) and LTN 1/20 (DfT) provide further design guidance for active travel infrastructure.

Proposals must also ensure safe access for refuse collection vehicles and comply with the Wiltshire Council Waste Storage and Collection SPD (2017).

Where necessary, Transport Assessments or Statements should be submitted to evaluate impacts and identify mitigation. Planning conditions or legal agreements may be used to secure off-site improvements, travel plans, or contributions to sustainable transport infrastructure.

Assessment 
The proposal comprises the retention of temporary classroom accommodation within the existing Silverwood School campus and does not result in any increase in pupil numbers beyond those already associated with the operation of the school. The development utilises the existing vehicular and pedestrian access arrangements and does not require any new access infrastructure or alterations to the highway network.

The submitted Planning Statement confirms that the proposal would not generate additional vehicle movements or parking demand, as the classrooms are required to accommodate existing and displaced pupils. The previous planning permission for temporary classrooms similarly concluded that no intensification of use would arise and that there were no highway concerns associated with the development. The Highway Authority raised no objection to the earlier scheme.

Accordingly, the proposal would not adversely affect highway safety, parking provision or the operation of the local highway network.

Conclusion
The proposal is not considered to result in any unacceptable highway, access or parking impacts and is therefore compliant with the relevant transport policies of the Wiltshire Core Strategy and the objectives of the NPPF.

Ecology and Biodiversity
Policy Context
The ecological impact of development is a key planning consideration, especially for larger schemes. Proposals must assess and address potential effects on:

· Protected species
· Priority habitats
· Ecological networks
· Green and blue infrastructure

Core Policy 50 of the Wiltshire Core Strategy requires development to:

· Avoid harm to ecological assets.
· Deliver measurable Biodiversity Net Gain (BNG), in line with the Environment Act 2021.
· Support habitat restoration and connectivity.
· Integrate biodiversity into site design.

The Green & Blue Infrastructure Strategy (2022–2030) promotes nature recovery, ecosystem services, and habitat connectivity through development.

Unless exempt, National policy requires a minimum of 10% Biodiversity Net Gain (BNG) for major developments, demonstrated via:

· Biodiversity Metric calculations
· Ecological assessments (e.g. PEAs, Phase 1 surveys, protected species surveys)

Assessment 
The application relates to temporary classroom accommodation within an established school campus. The proposal does not involve the loss of any designated ecological habitat and does not materially alter the existing use of the site. The previous planning assessment noted that ecological matters associated with the wider Silverwood School redevelopment had already been extensively considered under planning permission PL/2021/06782 and concluded that the provision of temporary classrooms would not significantly alter that assessment. The site lies within 2km of a core bat roost and adjacent to areas of priority habitat; however, the earlier permission found no requirement for further ecological surveys and secured controls over external lighting to minimise impacts on sensitive species.

The application is retrospective in nature and is therefore exempt from the statutory Biodiversity Net Gain requirements introduced through Schedule 7A of the Town and Country Planning Act 1990, as confirmed within the submitted Planning Statement and application form.

Conclusion
The proposal is not considered to result in any unacceptable impact on ecology, protected species or biodiversity interests. Furthermore, the development is exempt from the statutory Biodiversity Net Gain requirements due to its retrospective nature. The proposal is therefore considered to accord with the objectives of Core Policy 50 of the Wiltshire Core Strategy.

Landscape and Visual Impact 
Policy Context
Core Policy 51 of the Wiltshire Core Strategy requires development to:
· Protect, conserve, and enhance landscape character and quality.
· Respect local distinctiveness, key views, and visual receptors.
· Give particular weight to impacts on National Landscapes (formerly AONBs) and locally valued landscapes.

The Wiltshire Design Guide SPD (2024) promotes a context-led approach, encouraging integration with natural features and settlement patterns while avoiding visual intrusion.

The Green & Blue Infrastructure Strategy (2022–2030) supports landscape protection through green infrastructure, habitat connectivity, and nature-based solutions.

The NPPF emphasises the need to protect and enhance valued landscapes, particularly those with scenic, historic, or ecological significance. Planning decisions should:

· Recognise the intrinsic character and beauty of the countryside.
· Safeguard key views, local distinctiveness, and landscape settings.
· Ensure development is well-integrated into its surroundings and avoids visual intrusion, especially in sensitive or designated areas.

Landscape impact must be considered alongside biodiversity, heritage, and green infrastructure objectives, with mitigation measures encouraged where harm cannot be avoided.

Assessment 
The proposal comprises the retention of temporary classroom buildings within the established Silverwood School campus. The site is well contained within the wider school grounds and benefits from surrounding buildings, mature landscaping and existing educational infrastructure. The temporary classrooms are read in the context of the wider campus and are not prominent within the wider landscape. The submitted Planning Statement similarly identifies the visual and landscape effects as limited and short-term due to the modest scale and temporary nature of the buildings. Furthermore, the applicant proposes the removal of the buildings by Summer 2030 and the restoration of the affected land to grassland. As such, any visual effects would be temporary and reversible.

Conclusion
The proposal would not result in unacceptable harm to the character, appearance or landscape quality of the area. Given its siting within the established school campus, modest scale and temporary nature, the development is considered to accord with Core Policy 51 of the Wiltshire Core Strategy and the landscape objectives of the NPPF.

Flood Risk and Drainage
Policy Context
Core Policy 67 of the Wiltshire Core Strategy and NPPF paragraphs 170–182 require:
· Avoidance of increased flood risk.
· Use of appropriate mitigation measures.
· Application of the sequential and exception tests for developments in Flood Zones 2 or 3.

Sustainable Drainage Systems (SuDS) are required for all major developments and must:
· Manage runoff near its source.
· Improve water quality.
· Support biodiversity and amenity.
· Be integrated into the site layout and green infrastructure.

Assessment 
The application site lies within Flood Zone 1 and is therefore at low risk of flooding. Whilst areas associated with the wider campus access are affected by higher flood risk designations, the temporary classroom buildings themselves are located outside Flood Zones 2 and 3. The previous officer assessment similarly concluded that Flood Zones 2 and 3 do not encroach into the application site and that there were no flood risk concerns arising from the development.

The proposal relates to the retention of temporary classroom accommodation within an existing school campus and does not introduce any significant flood risk issues. The application form confirms that surface water drainage is managed through existing arrangements and that the proposal connects to the existing drainage network.

Conclusion
The proposal would not increase flood risk on or off site and would not adversely affect existing drainage arrangements. The development is therefore considered to accord with Core Policy 67 of the Wiltshire Core Strategy and the flood risk objectives of the NPPF.

PLANNING BALANCE AND CONCLUSION
The proposal seeks retrospective permission for the retention of three temporary classroom buildings required to support the continued operation of Silverwood School and maintain SEND educational provision whilst Rowdeford House undergoes investigation and future refurbishment.

The development is considered acceptable in principle and complies with the relevant policies of the Wiltshire Core Strategy. It would not result in unacceptable impacts in respect of design, amenity, highways, ecology, landscape or flood risk and drainage.

Whilst the proposal results in a limited and temporary impact on the setting of the Grade II listed Rowdeford House, this amounts to no more than less than substantial harm. In accordance with the NPPF, that harm is outweighed by the substantial public benefits arising from the continued provision of specialist SEND education and the facilitation of the building's future refurbishment and long-term conservation.

The applicant has confirmed that the temporary classroom buildings will be removed by Summer 2030 and that the affected land will be restored to grassland thereafter. Whilst the submitted Planning Statement provides limited detail regarding the restoration process itself, the principle of reinstatement is clearly established and can be secured by condition. In the interests of visual amenity and the setting of the listed building, a condition requiring the removal of the buildings and restoration of the land in accordance with an approved restoration scheme is considered necessary.

Taking all matters into account, the proposal is considered to represent sustainable development and accords with the Wiltshire Core Strategy, the NPPF and all other relevant material considerations. Planning permission is therefore recommended for approval, subject to conditions.

RECOMMENDATION:
That Planning Permission be GRANTED, subject to conditions

