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1 INTRODUCTION  

1.1 This Planning Statement has been prepared by Rapleys LLP on behalf of Cotham School. It 

supports the planning application submission seeking the installation of 8no. fixed-position 

closed-circuit security cameras, at the top of each 6-metre-tall pole (“the cameras”) on land at 

Stoke Lodge Playing Field. The land is to be used by the school to help in delivering the sport 

element of the national curriculum. The formal description of development is as follows: 

Works to install 8no. CCTV poles and cameras. 

1.2 The proposed camera installation is necessary to meet statutory safeguarding requirements for 

pupils and staff, and to deter vandalism. While the school’s operational need is clear, the Town 

and Country Planning Act (TCPA) 1990 does not require the applicant to justify the necessity or 

placement of CCTV equipment. Instead, the relevant planning consideration is whether the 

development would result in any unacceptable public amenity impacts (including to neighbouring 

privacy and local trees). This submission provides the necessary information to demonstrate that 

the proposal does not give rise to any such impacts. 

1.3 The site is located close to the Grade II Listed Stoke Lodge, and its curtilage. The Heritage 

Statement accompanying this application concludes that the development will not cause harm to 

any identified heritage asset. Should the LPA disagree, the public benefits of the proposal are 

provided for further consideration. These public benefits are considered to considerably outweigh 

any minor, or ‘less than substantial harm’’, should such assertions come forward in accordance 

with local and national planning policy requirements.  

Submitted Plans and Documents 

1.4 In addition to this Planning Supporting Statement, the following documents and drawings comprise 

the full application package: 

• Application Fee 

• Application Form by Rapleys LLP 

• Location Plan by 4D Landscape Design 

• Existing Site Plan by 4D Landscape Design 

• Proposed Site Plan by 4D Landscape Design 

• Camera Pole Elevation by Rapleys LLP 

• CCTV System Extension Specification & Datasheets by Global MSC Security Ltd 

• Heritage Statement by Armor Heritage  

• Arboricultural Impact Assessment and Protection Plan by Bosky Trees 

• BNG Assessment and Ecological Briefing Note by CSA Environmental  
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2 SITE DESCRIPTION 

The Site and Surroundings  

2.1 The application relates to the Cotham School Playing Fields at Stoke Lodge, situated in the 

northern edge of Bristol between Sea Mills and Stoke Bishop. The site comprises established 

playing fields with the freehold by Bristol City Council and let on a 125 year lease to Cotham School 

for use as sports education facility. 

 

Figure 1: Stoke Lodge Playing Field Aerial View. 

2.2 The playing fields are largely bordered by residential properties, with several gardens backing 

directly onto the site. Numerous trees are located both within and around the grounds, some of 

which are protected by Tree Preservation Orders (TPOs). 

2.3 A public footpath runs along the north-eastern boundary of the site, screened for much of its 

length by existing trees and vegetation. Shirehampton Road and Parry’s Lane border the site to 

the southwest and southeast respectively, again largely obscured by tree cover. It is understood 

that the school permits informal public access around the outer perimeter of the secure fence line; 

however, this route is not a designated public right of way. 

2.4 A protective perimeter fence was installed along the site boundary in 2018 utilising permitted 

development rights. This fencing was subsequently vandalised making the site inoperable for 

school sports education. 
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Heritage Context 

2.5 Accessed via Shirehampton Road and extending into the grounds is the Bristol City Council Adult 

Learning Centre, located within Stoke Lodge—a Grade II Listed Building (List Entry No. 1202564). 

The building’s curtilage includes outbuildings, landscaped gardens, a walled garden, and 

associated features such as a gazebo within the western wall and derelict structures outside the 

northern wall. The walled garden is currently used as a car park. 

2.6 Although the official listing (Appendix C) does not specifically reference the walled garden, historic 

mapping available via the Council’s Pinpoint service (see figures below) indicates its presence as 

early as 1881–1890. While the gazebo is not depicted, the garden area is likely contemporary with 

the original building, constructed in 1836. These structures are therefore considered curtilage-

listed by association with the principal listed building. Confirmation of this interpretation is 

provided in a letter from the Local Planning Authority (Appendix A), dated 7 December 2018, which 

states—following Counsel’s advice—that the school field does not form part of the listed building’s 

curtilage.  

2.7 Whilst the Officer’s Report (OR) to application ref. 20/01826/F (Appendix B), considered that the 

landscaped grounds around the Stoke Lodge are considered by the LPA to constitute a non-

designated heritage asset (NDHA), no formal designation exists. Additionally, the Heritage 

Statement supporting this application confirms that the Playing Fields does not meet criteria for 

designation as a non-designated heritage asset (NDHA).  

2.8 The site is not located within a Conservation Area, nor would the development affect the setting 

of any such area nearby. 

2.9 The Bristol City Council Leaflet ‘Stoke Lodge – a Little Bit of History’ provides a concise timeline 

of the site's historical occupancy and ownership. Key milestones include:. 

• 1836 William Munro purchases land around Stoke Lodge and the house is built in 1836.  

• 1841 Occupied by merchant Thomas Bowman and his wife Mary and son John.  

• 1851 Occupied by attorney and solicitor George Pope, his wife Sarah, son John and daughters 

Sarah and Louisa.  

• 1881 George Pope is now 75, a retired widower.  

• 1889 Stoke Lodge is altered  

• 1891 Occupied by merchant William Budgett, wife Georgiana and daughter Evelyn.  

• 1901 Occupied by Tobacco manufacturer Edward James, wife Mabel and son Gilbert.  

• 1911 Occupied by Cocoa manufacturer Claude Fry, wife Marion, daughter Helen and son 

Maurice.  

• 1947 Stoke Lodge is sold to Bristol City Council by Emily Butlin. Stoke Lodge is a Nursery Nurses 

College. Playing fields used by schools and sports teams. 
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• 2002 Cotham School first occupy the Stokes Lodge playing fields for Physical Education 

purposes.  

• 2011 Following its transition to an academy, Cotham School secured a long-term lease for the 

land from the council.  

2.10 The 1881 – 1890 Country Series map and 1946 aerial photography available on Pinpoint show that 

the wider grounds historically consisted of several delineated agricultural field parcels, some of 

which evolved into other uses over time, such as the cricket pitch evident in the 1946 aerial image. 

Small buildings are also evident. The land was therefore not the unencumbered open space as it 

presents today. 

Figure 2: 1840s Tithes Map (Bristol City Council Pinpoint) 

 

Figure 3: 1881 – 1890 Country Series map (Bristol City Council Pinpoint) 

 

 

  

Site 

Site 
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Figure 4: 1946 Aerial Imagery (Bristol City Council Pinpoint) 

 

Green Infrastructure  

2.11 As previously noted, the site contains a significant number of trees both within and adjacent to its 

boundaries, several of which are subject to Tree Preservation Orders (TPOs). In recognition of this, 

an Arboricultural Impact Assessment and Tree Protection Plan have been submitted as part of the 

application.  

Relevant Designations  

2.12 The following land designations are relevant to the determination of the application: 

• Stoke Lodge is a Grade II Listed Building (#1202564). 

• The wider grounds are designated as an ‘Important Open Space’ (Policy BCS9 and DM17). 

• The site is located within Flood Zone 1 (lowest risk – no further assessment required). 

 

 

 

 

 

 

 

 

 

 

Site 
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3 PLANNING HISTORY 

3.1 A search of the Council’s Public Access records for the site reveals an extensive planning history, 

including numerous applications for tree works which have been omitted from this Statement.  For 

clarity, the following applications are considered of relevance: 

05/01500/LA  Refurbishment of the Gazebo to its original form including making safe 

structurally, replacing missing elements and applying new finishes. 

The Gazebo Stoke Lodge Shirehampton Road Bristol BS9 1BN. 

Granted 18th July 2005. 

09/01627/F  Erection of 'kiosk' to house governor equipment in relation to gas supply. 

erection of palisade fencing. 

Granted 16th July 2009. 

16/06304/F  New perimeter fence to playing fields. 

Stoke Lodge Playing Field Shirehampton Road Bristol BS9 1BN. 

Application withdrawn 2nd March 2017. 

18/05206/A  Retrospective application for installation of sign. 

   Stoke Lodge Playing Field Shirehampton Road Bristol BS9 2BH. 

   Refused at Committee 20th December 2018. 

20/05185/LA  Installation of new fire alarm, emergency lighting and upgrade of fire 

compartmentation and non-original doors. 

Stoke Lodge Shirehampton Road Sea Mills Bristol BS9 1BN. 

Granted 14th December 2020. 

20/01826/F  Works to install a CCTV pole and camera adjacent to the gate behind the 

neighbouring Stoke Lodge Adult Learning Centre. 

Stoke Lodge Sports Ground Shirehampton Road Sea Mills Bristol. 

Refused 23rd February 2023. 

Commentary 

3.2 Of relevance to this application was an application for a single CCTV camera of different design 

adjacent to the Stoke Lodge building, which was refused on the 23rd February 2023 (20/01826/F) 

(the ‘refused application’). Three reasons for refusal were given, as follows: 

1. Insufficient information has been provided in order to adequately assess the impact of 

the proposed CCTV mast (in respect of its siting and overall scale and design) in its setting. 

There is no drawn or visual information to understand the extent to which the mast would 

project above sensitive areas to the adjacent Grade II listed Stoke Lodge including the 

curtilage listed walled garden or the summerhouse, nor how the structure may impact on 
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the ornamental silhouette and roofscape of the historic house from within the parkland, or 

the visual impact of the structure on the historic parkland as a non-designated heritage 

asset. Furthermore, there is a lack of justification for any harm to the heritage assets being 

offset on the grounds of wider public benefit as no clear evidence to demonstrate that the 

function of the CCTV unit including its field of vision will suitably address areas targeted by 

vandalism. On this basis and because of the lack of alternative options that have been 

considered being presented, the proposals conflict with Sections 72 and 66 of the Planning 

(Listed Buildings and Conservation Areas) Act 1990, Section 16 of the National Planning 

Policy Framework (2021), Bristol Local Plan comprising Core Strategy (Adopted June 2011) 

policies BCS21, BCS22 and Policies DM26, DM27 and DM31 within the Site Allocation and 

Development Management Policies (Adopted July 2014). 

2. Owing to a lack of supporting information the proposal fails to adequately demonstrate 

that it would adequately preserve nearby protected trees, either through adequate 

investigation of potential future requirements to manage trees as a result of the field of 

vision of the camera, or as a result of potential impacts on root protection areas to nearby 

trees as a result of any excavation and foundation works required to route services to the 

structure and to anchor it in place. Accordingly, the proposal fails to comply with Section 11 

of the NPPF, Policy BCS9 of the Bristol Core Strategy (2011) and Policies DM15 and DM17 

of the Site Allocations and Development Management Policies (2014). 

3. Owing to a lack of detailed information pertaining to the precise technical specifications 

of the proposed surveillance equipment as well as illustrative supporting information such 

as field of vision diagrams, there is insufficient supporting information by which it can be 

satisfactorily demonstrated that there would not be a detrimental loss of privacy or 

perception of overlooking experienced by surrounding residential properties and their 

private amenity spaces. Accordingly, proposals conflict with the NPPF, Policy BCS21 of the 

Bristol Core Strategy (2011) and Policy DM29 of the Site Allocations and Development 

Management Policies (2014).    

3.3 The primary basis for refusal in all 3 reasons was a lack of supporting information, or ‘justification’. 

This application therefore addresses these perceived ‘shortcomings’, whilst going further than 

considered necessary (within the realms of proportionality, planning policy, and legislation) to 

justify the security system given the scale and impact of the development on the wider site.  
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4 PLANNING POLICY CONTEXT 

4.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires Local Planning 

Authorities to determine planning applications in accordance with the Development Plan, unless 

material considerations indicate otherwise. The below provides a summary list of the key policies 

relevant to the development.  

Bristol Core Strategy (2011) 

• Policy BCS9  Green Infrastructure 

• Policy BCS21 Quality Urban Design 

• Policy BCS22 Conservation and the Historic Environment 

Site Allocations and Development Management DPD (July 2014) 

• Policy DM1  Presumption in favour of sustainable development 

• Policy DM5  Protection of Community Facilities 

• Policy DM14  The Health Impacts of Development 

• Policy DM17  Development Involving Existing Green Infrastructure 

• Policy DM26  Local Character and Distinctiveness 

• Policy DM27  Layout and Form 

• Policy DM31  Heritage Assets 

The National Planning Policy Framework (NPPF) 

4.2 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies for 

England and how these are expected to be applied. It provides a framework within which councils 

can produce their own development plans. In addition to providing guidance for local planning 

authorities and decision-takers in the compilation of plans, the NPPF is also a material 

consideration in determining applications. A presumption in favour of sustainable development is 

at the centre of the NPPF. 

4.3 The NPPF should be referred to as a whole, but the following chapters are of particular relevance: 

• Chapter 8   Promoting healthy and safe communities 

• Chapter 16  Conserving and enhancing the historic environment 

Emerging Planning Policy 

4.4 The emerging Bristol Local Plan Review (LPR) is currently undergoing independent examination by 

a panel of independent Inspectors, after the Regulation 19 publication version of the plan was 

submitted on 25 April 2024. The formal public engagement period for this Regulation 19 version 

took place between 21 November 2023 and 26 January 2024. This was followed by a formal series 

of Hearings between 25th February and 22nd April 2025. 
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4.5 NPPF Paragraph 49 states that from the day of publication, LPAs may give weight to relevant 

policies in emerging plans according to the emerging plans stage of preparation and the extent to 

which there are unresolved objections to relevant policies, and the degree of consistency of the 

relevant policies in the emerging plan to the NPPF.  

4.6 Rapleys is aware that the Regulation 19 consultation attracted significant levels of objection with 

respect to the draft policies.  Given the number of unresolved objections at this juncture, it is 

considered that the Bristol LPR policies can only be attributed very limited weight in the decision-

making process.  

National Planning Policy Guidance  

4.7 National Government provides guidance entitled “Surveillance Camera Covert Practice: 

Owner/Installer Points to Consider”.  

4.8 The guidance produced in July 2015 identifies 12 guiding principles for CCTV installation and 

operation. These comprise: 

• Specified purpose  

• Effect on privacy  

• Transparency in use  

• Responsibility and accountability  

• Clear rules policy and procedures  

• Limitation of images and information to that which is strictly required for stated purpose  

• Retained images and information restrictions  

• Technical and competency standards met  

• Appropriate security measures in place  

• Effect review and audit  

• Effective use to support public safety and law enforcement  

• Reference database requirements  

4.9 The applicant confirms that all above Government principles will be respected. 

Cotham School CCTV Policy 

4.10 Cotham School has a CCTV installation at their main site on Cotham Lawn Road, BS6 6DT. This 

has been approved by the School’s Governors and includes the following Statements of relevance 

to this application:   

Para 1.8 The school’s CCTV Scheme is registered with the Information Commissioner under 

the terms of the Data Protection Act 1988. The use of CCTV and the associated images and 

any sound recordings, is covered by the Data Protection Act 1988. This policy outlines the 

school’s use of CCTV and how it complies with the Act. 
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Para 1.9 Notification of the system has been supplied to the Information Commissioners 

Office (ICO) on 16/01/2002 … 

Para 1.10 All authorised operators and employees with access to images are aware of the 

procedures that need to be followed when accessing the recorded images. All operators 

are trained by the IT Services Manager or Facilities Manager in their responsibilities under 

the CCTV Code of Practice. All employees are aware of the restrictions in relation to access 

to, and disclosure of, recorded images. 

Para 3.1 Cameras will be sited so they only capture images relevant to the purposes for 

which they are installed (described above) and care will be taken to ensure that reasonable 

privacy expectations are not violated. The School will ensure that location of equipment is 

carefully considered to ensure that images captured comply with the Data Protection Act. 

Para 5.1 Recorded data will not be retained for longer than is necessary. While retained the 

integrity of the recordings will be maintained to ensure their evidential value and to protect 

the rights of the people whose images have been recorded. 

Para 5.2 All retained data will be stored securely. 

Para 6.1 Access to recorded images will be restricted to those staff authorised to view them 

and will not be made more widely available. 

Para 6.2 Except for law enforcement bodies, images will not be provided to third parties. 

4.11 It is clear that Cotham School will comply with NPPF requirements as identified in Para 4.9. 

Cotham School Data Protection Impact Assessment (DPIA) 

4.12 In addition to its CCTV policy, the School’s DPIA, which is produced under guidance of external 

specialist consultants, reiterates that operating staff receive appropriate training to include the 

following: 

• Legislation issues.  

• Monitoring, handling, disclosing, storage, deletion of information.  

• Disciplinary procedures.  

• Incident procedures.  

• Limits on system uses. 

4.13 It confirms that operators will receive ongoing training once a year, or sooner if requested. 

Furthermore, and particularly relevant to this application, the DPIA states that “we seek to maintain 

legitimate expectations of privacy by:  

1) Directing cameras away from private property outside the school grounds.  

2) Ensuring there are no covert cameras.  
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3) All camera locations are clearly visible and signage will give a clear warning that CCTV is 

in use.  

4) Limiting the number of authorised staff who can access the system.  

5) Automatically deleting footage after 30 days unless the data has been explicitly protected 

for a defined reason (an investigation). 

4.14 The DPIA also confirms that “The CCTV system has been set up on a proper and legal basis and 

is compliant with the Data Protection Act 2018, The Human Rights Act and other legal 

requirements” and that “the system is reviewed annually to justify the need”.  

4.15 Finally, the DPIA states that “a new Data Impact Assessment would be carried out prior to 

commissioning any changes” to the system.  
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5 THE PROPOSED DEVELOPMENT 

5.1 The proposal is to install 8no. fixed-position closed-circuit security cameras on top of 6m poles 

(“the cameras”). The locations have been carefully selected to ensure comprehensive monitoring 

and coverage of the sports grounds / pitches. This will enable the School to observe pupil activity 

and implement necessary safeguarding measures. In addition, the cameras will provide 

comprehensive coverage of the perimeter fencing around the playing fields. 

5.2 The proposal is depicted in the manufacturer’s Data Specification Sheet & Camera Pole Elevation 

Ref. 23-00812-ELV02 submitted with the application. In summary:- 

• Installation of eight additional Avigilon Multi Sensor camera units (see Section 7 CCTV 

Specification Document – H5A Multi Camera), each with three internal camera modules 

mounted on wind-down CCTV columns (see Proposed Camera and Ducting Plan – Figure 6). 

• The 6m tall wind-down CCTV columns (Model AW1545/6/BAS/UP) will require a concrete base 

(1.1m x 1.1m x 0.55m) to be constructed below the field surface to support each column and to 

provide cable entry into the column cabinet from beneath via a duct constructed within the 

base (see Figure 5 below). 

• The galvanised steel column and tubular tilting pole to be finished in Moss Green (RAL No. 

6006) to help column blend into the background. 

• Cable runs - A 450mm-wide trench will be formed across the sports field to accommodate 

CCTV cabling (See Figure 6). Turf will be carefully stripped and temporarily stored adjacent to 

the working areas. Subsoil and topsoil will be excavated and reinstated in separate operations 

to prevent cross-contamination. Once cables are laid, the trench will be backfilled, compacted 

to existing levels, and the turf reinstated and watered. 

• The new cameras will be connected via the School’s IT network to the central recording 

servers, extended out to the new camera locations. 

• The design intent is to provide a much-needed security installation that would not be out of 

place with its surroundings. In terms of scale, it will have a negligible impact given the size of 

the overall playing fields and wider site. 
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Figure 5: Altron AW1545/6/BAS/UP wind-down CCTV column (6m tall) finished in Moss Green. 
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Figure 6: Proposed Site Plan indicating camera and ducting location.  

Proposed Camera Locations  

5.3 The playing fields are an open area enclosed by a fence where school children will undertake PE 

and sports activities. The School has a legal duty to ensure safeguarding of children whilst 

delivering sports activities as part of the curriculum. 

5.4 Whilst school children will be supervised, it will be difficult for each child to be monitored 100% of 

the time.  

5.5 The installation of several strategically positioned CCTV columns and cameras will provide 

coverage of both the playing field boundaries and the wider grounds. This will ensure safeguarding 

which is a statutory requirement. 

5.6 Camera locations and ducting routes for power have been carefully planned to take account of 

proximity to trees and root protection areas, nearby residential properties, and findings from 

ecological surveys undertaken as part of the application. 
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6 NEED FOR PROPOSED DEVELOPMENT 

6.1 This application for CCTV installation is prompted by two distinct areas of need. These are 

discussed below.  

Safeguarding  

6.2 There is a substantial suite of primary legislation and a Statutory Instruments governing the care 

of children, including:- 

• The Children’s Act, 2004 

• The Children and Families Act, 2014 

• Keeping Children Safe in Education, 2025 

6.3 The purpose of the Children’s Act 2004 is to make the UK a better and safer place for children of 

all ages. The intent is to improve the overall wellbeing of children. 

6.4 Section 1 of the Children’s Act sets out three principles:- 

• The welfare of the child is paramount; 

• Delay is likely to prejudice the welfare of the child; 

• A Court will only intervene where it is in the best interest of a child. 

6.5 S9 of the Children’s Act 2004 identifies the requirement for safeguarding targets in England which 

will promote the welfare of children in a local authority area. Safeguarding children is an educator’s 

top priority. School Governors have a legal duty to provide for the full safeguarding of children and 

to ensure the training of staff within a school to ensure that safeguarding is carried out. 

6.6 The Children and Families Act, 2014 primarily sought to improve education services for children 

who are vulnerable and to support strong families.  

6.7 Keeping Children Safe in Education, 2019 is a document containing statutory government 

guidance. It sets out the legal duties for all staff in education that much be followed and promotes 

the welfare of children and young people aged 18 years and under in schools, colleges and other 

education facilities across the UK. 

6.8 Bristol City Council through the ‘Keeping Bristol Safe Partnership’ has produced appropriate 

policies and guidance for professional persons working within the education industry in Bristol to 

follow. The guidance is far reaching and extensive. It reflects the need to prioritise children’s needs 

and promote multi agency responsibility. 

6.9 Sport is a part of the National Curriculum and forms a necessary part of assessment by Ofsted 

Inspectors. The sports facilities at Stoke Lodge are therefore a statutory component for outdoor 

teaching and it is vital that they function in a safe and appropriate manner for children and staff in 

accordance with national safeguarding legislative requirements and principles.  

6.10 Cotham School operates from secure school sites at Cotham Lawn Road and at Charnwood House 

where all public access is controlled via the main reception points and all visitors to the school 
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sites are expected to wear ID. It is a statutory requirement that the same controls are in place 

when students are using the School Playing Fields at Stoke Lodge as this is part of the school site 

with the same control measures in place. 

6.11 The past damage and vandalism to the sports ground fence and gates undermines the ability of 

the school to operate a secure site and fulfil the legal safeguarding requirements. The matter has 

to be addressed. In this light there is a clear evidence and legislative need for the CCTV 

installation. 

6.12 In order to comply with the requirements of multiple pieces of legislation and fulfil the safeguarding 

obligations contained therein, it is concluded that there is an evidenced and absolute need for 

Cotham School’s proposed CCTV installation. 

6.13 It is recommended that the officer responsible for the planning application assessment, formally 

consults with Bristol City Council Education Department, prior to determination. It is only in this 

manner that the City Council’s legal requirements to safeguard children can be recognised and 

afforded weight in the planning process. In short, safeguarding is a critical issue and responsibility. 

Therefore, the CCTV decision should be child centred rather than diminished by other potentially 

competing objectives. 

To Deter Crime  

6.14 Since the installation of the sports ground boundary fence in 2019, there has been extensive 

damage to the perimeter fence with the majority of panels being removed, leaving the fields open 

and accessible to anyone who seeks access to the fields or students. The School has sought the 

support of the Police, who have advised the installation of CCTV to provide better surveillance of 

the fields and to deter vandalism. 

6.15 Many, but not all of the incidents, have been reported to the police and a crime reference number 

allocated. Whilst the Police have been supportive of the school in seeking to resist damage and to 

apprehend those causing the damage, it has been clear that there have been inadequate police 

resources to monitor property damage. The CCTV installation is therefore a much needed and 

cost-effective response to deter crime, including further vandalism to the fence line once 

reinstated. 

6.16 For the avoidance of doubt a schedule of the reported crimes compiled by the applicant is set out 

below. 
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Date Location Details Reported 
to Police? 

Police Ref. 
No. 

CCTV 
footage? 

25.3.2019 Front door 
Mower shed 

Camera vandalised and painted over Yes 5220069814 
– filed 

Yes of sorts, 
shows a 
ladder being 
raised to 
access the 
camera but 
not 
identifiable 
images 

26.3.2020 Adjacent to 
Cheyne 
Road 

Fence panel removed, power tools and 
force used to do this 

Yes 5220070777 
– filed 

No 

27.3.2020 Adjacent to 
Cheyne 
Road 

Contractor filmed and shouted at for fixing 
fence panel by American woman. 
Contractor was asked for name and 
company details (not given) 

Yes AS20200330-
0618 added 
to log on 
30.3.20 

No 

28.3.2020 Arboretum 
next to gate 

Fence panel removed. Power tools and 
force used. Clips taken away from site. 
Groups of people on site breaking 
coronavirus lockdown rules plus having 
entered forcibly.  

Yes 5220071261 – 
part filed 

CCTV of 
people on 
site 
observed 
live whilst on 
phone to 
police. 

30.3.2020 Adjacent to 
Cheyne 
Road 

Fence panel removed. Power tools and 
force used. Clips removed from adjacent 
fence panels too. 

Yes AS20200330-
0618  

No 

1.4.20.20 Adjacent to 
Cheyne 
Road 

Fence panel removed. Power tools and 
force used. Number of people on site. 
Dispatched BCC security to site but unable 
to secure fence as too many people there. 
Also a man (aggressive) said if panel is put 
back it will simply be immediately removed. 

Yes AS20200401-
0782 

No 

4.4.20.20 On football 
pitches 

Groups of young people playing football 
(despite Covid-19 restrictions). 2 groups 
plus individual walkers and a couple walking 
a dog 

Yes AS20200404-
0486 

Yes. CCTV 
of people on 
site 
observed 
live whilst on 
phone to 
police. 

5.4.2020 Adjacent to 
Cheyne 
Road 

Further panels removed from fence. Police 
tape was initially put up then removed. 

Yes AS20200405-
0405 

N/A 

21.4.2020 Whole site Reports from C&R that between 1 and 3 
clips missing from a number of posts.  

Email  None N/A 

24.4.2020 Cheyne 
Road end 

CPS grounds report a fence panel removed. 
Panel completely removed from site. Cut 
out and bent in order to remove. Panels 
measure 3x2m and weigh 20kg. 

Yes AS20200424 No 

4.5.2020 Both ends of 
PROW line 

CPS grounds reported 2 fence panels 
removed, one at Cheyne Road, 1 at Parrys 
Lane. Panels have been bent and damaged 
in order to remove, fixings bent (possible 
use of lever or crow bar). Grounds operative 
tried to stop people entering field and was 
abused. 

Yes AS20200504-
0137 

No 

6.5.2020 Inside fence 
line 

Local resident was spoken to by a school 
parent. Resident was inside the fence and 
the parent was outside fence. Resident 
showed an extract of the lease claiming it 
was evidence that members of public have 
a right to go inside . Resident also stated 
she knew who the vandals were opening 
the fence. School parent called the police to 
give information that resident knows who 
vandals on site are. 

Yes AS20200506-
0223 

No 

12.5.2020 Next to 
mower shed 
from Parrys 
Lane 
footpath 

Man bends and pushes over fence panel 
with excessive force to exit the field. 

Yes Awaited Yes. CCTV 
retained. 
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6.17 In light of the above, there is clear and evidenced need for the CCTV installation. Without such an 

installation, it is most likely that there will be ongoing crime and damage. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 7: Example of vandalised perimeter fence at Stoke Lodge. 

 

 

 

 

 

 

 

 

3.6.2020 Near mower 
shed 

Organised football training session with 
multiple adults and children 

Yes AS-
20200603-
462 

Yes 

6.6.2020 Near mower 
shed 

Organised football training session with 
multiple adults and children 

Yes Awaited Yes 
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7 KEY PLANNNING CONSIDERATION (KPC) 1 – PRINCIPLE OF DEVELOPMENT  

7.1 There is no national or local planning policy which restricts an applicant’s right to install ancillary 

Cameras on their property. Whilst this means that there is no policy obligation upon any applicant 

applying for permission to install a camera to justify its need, the evidenced and absolute need for 

the proposed CCTV installation has been clearly set out in this supporting statement. 

7.2 The applicant is aware that during the consideration of the previous application (ref. 20/01826/F), 

a great number of objections were received, many of which suggested that the camera was not 

needed. Even if this were the case, such comments should not have any bearing on whether the 

camera is acceptable in principle, and any comment along these lines should not be afforded 

weight in the planning process.     

7.3 Conversely, the applicant, being an Academy school, is best placed to understand their security 

needs – which are complex. There is also clear and substantial support in national and adopted 

planning policy statements for the type of development proposed which, fundamentally, is a 

proposal to strengthen security at a school site – these statements are summarised below. 

CS Introduction 

7.4 It is a ‘key aim’ of the adopted Core Strategy to ‘deliver a safe and healthy city’. 

CS Policy BCS21 (Quality Urban Design) 

• The development will contribute towards achieving the following BCS21 policy aims by 

supporting the school’s current use of its Stokes Lodge site: 

o Deliver a safe, healthy, attractive, usable, durable and well-managed built 

environment comprising high quality inclusive buildings and spaces. 

o Safeguard the amenity of existing development and create a high-quality 

environment for future occupiers.  

o Create buildings and spaces that are adaptable to changing social, technological, 

economic and environmental conditions.  

CS Paragraph 4.21.11 (Supporting BCS21) 

• States that: ‘the built environment should be designed to deliver safe, secure, attractive, 

healthy, comfortable and convenient places in which to live, work, play and spend time. 

Development should take the opportunities available to improve the quality and appearance of 

an area and the way it functions. The built environment should be inclusive, respecting how 

people experience the city and addressing the needs of all in society.’  

DM Policy DM14 (The Health Impacts of Development) 

• Requires development to contribute to reducing the causes of ill health, improving health and 

reducing health inequalities – which include safeguarding and crime reduction – within the city.  
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DM Paragraph 2.15.1 (Supporting Policy DM15 on Green Infrastructure Provision) 

• The policy highlights the positive effect green infrastructure has on people’s health through the 

provision of space and opportunities for sport and play. The development supports this aim by 

improving the security and quality of the school grounds and student’s amenity space.  

DM Policy DM27 (Layout and Form) 

• The policy states that: ‘development should be designed taking into account the needs and 

practicalities of servicing and long-term management of public or shared private spaces and 

facilities including communal and landscaped areas and deliver a secure, supportive, safe 

environment for users that helps to foster a sense of community and minimise the opportunities 

for crime.’  

NPPF Paragraph 96 

• Planning policies and decisions should aim to achieve healthy, inclusive and safe places and 

beautiful buildings which:  

b) are safe and accessible, so that crime and disorder, and the fear of crime, do not 

undermine the quality of life or community cohesion.  

c) enable and support healthy lifestyles, especially where this would address identified local 

health and well-being needs – for example through the provision of safe and accessible 

green infrastructure, sports facilities  

NPPF Paragraph 98  

• To provide the social, recreational and cultural facilities and services the community needs, 

planning policies and decisions should: 

d) ensure that established shops, facilities and services are able to develop and modernise  

NPPF Paragraph 100  

• …Local planning authorities should… give great weight to the need to create, expand or alter 

schools through decisions on applications.  

NPPF Paragraph 102  

• Planning policies and decisions should promote public safety and take into account wider 

security and defence requirements by:  

a) anticipating and addressing possible malicious threats especially in locations where large 

numbers of people are expected to congregate [this explicitly includes ‘education 

establishments’ as set out in NPPF footnote 44]… layout and design of developments, 

should be informed by the most up-to-date information available from the police and other 

agencies about the nature of potential threats and their implications. This includes 

appropriate and proportionate steps that can be taken to reduce vulnerability, increase 

resilience and ensure public safety and security;  
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b) recognising and supporting development required for operational defence and security 

purposes.. 

NPPG Paragraph 102  

• Access to a network of high-quality open spaces and opportunities for sport and physical 

activity is important for the health and well-being of communities. 

NPPG 53-009 and 010 (What is the role of planning in preventing crime and malicious threats?) 

• Planning provides an important opportunity to consider the security of the built environment, 

those that live and work in it and the services it provides. Section 17 of the Crime and Disorder 

Act 1998 (as amended) requires all local, joint and combined authorities (as well as National 

Parks, the Broads Authority and the Greater London Authority) to exercise their functions with 

due regard to their likely effect on crime and disorder, and to do all they reasonably can to 

prevent crime and disorder. Crime for these purposes includes terrorism.  

• Good design means a wide range of crimes from theft to terrorism are less likely to happen by 

making committing those crimes more difficult. It helps create safer places, infrastructure and 

buildings that are less vulnerable to terrorist attack and, should an attack take place, where 

people are better protected from its impacts. It can also reduce the cost and impact of security 

measures by avoiding retrospective works and enable mitigating measures to be blended into 

the environment.  

Summary 

7.5 In terms of the principle of development, there are multiple policy reasons to support the proposal. 

Equally, there is no policy or legal requirement for the applicant to justify the need for the proposed 

CCTV installation, only the assessment of its impact. Notwithstanding this, the applicant has 

demonstrated that there is clear evidence and a legislative need for the proposed installation, with 

a review of adopted local and national planning policy and the PPG also pointing towards 

significant support for the type of development proposed, including for development which: 

• Supports development which enhances community uses;  

• Supports inclusivity;  

• Supports the recreational use of existing open spaces;  

• Supports development which enhances the quality and usability of the space;  

• Supports development by schools (NPPF Paragraph 100 states that ‘great weight’ should be 

attributed);  

• Helps to secure and/or enhance space security and safety; and  

• Fulfils the Council’s obligations under Section 17 the Crime and Disorder Act 1998 (as amended) 

to do to do ‘all they reasonably can’ to prevent crime and disorder.  
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7.6 It is therefore abundantly clear that the type of development represents sustainable development, 

and that great weight should be attributed to its approval in accordance with the NPPF and Policy 

DM1. 
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8 KEY PLANNING CONSIDERATION (KPC) 2 – ECOLOGY & TREES 

Ecology 

8.1 In line with Policy DM19 of the Site Allocations and Development Management Policies (2014), 

development proposals affecting habitats, species, or ecological features must be informed by 

appropriate survey work and impact assessment. 

8.2 CSA Environmental were commissioned to assess the wider site and prepare an Ecological Briefing 

Note, identifying ecological constraints and outlining avoidance and mitigation measures. The 

application area itself is of very low ecological value, while the wider field and boundary vegetation 

support a range of wildlife. 

8.3 Evidence of badger activity (Meles meles) was recorded within the wider field. For confidentiality, 

full details are withheld but available to the Local Authority on request. Two badger setts were 

identified near the south-west and north-west ends of the playing fields, along with a possible 

badger/fox den to the south-east. These comprise a three-entrance sett and two single-entrance 

burrows. 

8.4 In response, the CCTV proposals have been designed to ensure all columns and trenching routes 

are located at least 20m from any sett or potential sett. This ensures negligible risk to underground 

tunnels or disturbance to badgers. 

8.5 The assessment confirms that ecological impacts are limited to minor groundworks associated 

with CCTV installation. Given the nature of the affected habitats and the limited scope of works, 

ecological constraints are considered negligible. All works will follow CSA’s recommendations to 

ensure best practice. 

8.6 The proposals are therefore considered to result in no significant ecological harm and are 

compliant with the National Planning Policy Framework (NPPF) and Policy DM19. 

Biodiversity Net Gain (BNG) 

8.7 A Biodiversity Net Gain Assessment has been undertaken, confirming that the proposals—

including the planting of six small trees—will deliver a net gain in biodiversity. The assessment 

shows a 0.07 uplift in habitat units, equating to a 16.96% net gain, exceeding statutory 

requirements and meeting relevant trading rules. 

Trees  

8.8 The previous application (ref. 20/01826/F) was refused in part due to concerns raised by the 

Council’s Arboricultural Officer regarding potential impacts on nearby trees, citing insufficient 

detail to assess these impacts. 

8.9 In response, arboricultural input was sought at an early stage to inform the revised proposals. A 

Tree Survey and Arboricultural Impact Assessment has been prepared by Bosky Trees, setting out 

measures to protect trees during construction. These include: 

• No tree removals required to facilitate the development; 



 

RAPLEYS LLP | 24  Planning Supporting Statement 
October 2025 

 

• Planting of six new trees across the site; 

• Installation of temporary ground protection near the site entrance prior to use of heavy 

machinery, to remain in place throughout construction; 

• Supervision by a qualified arboriculturist should any unforeseen activity occur within the root 

protection areas (RPAs) of retained trees, with immediate notification to both the project 

arboriculturist and the Council’s Arboricultural Officer. 

8.10 The proposals incorporate robust tree protection measures and meaningful new planting, ensuring 

compliance with relevant planning policies and delivering environmental enhancement. 

New Service Runs 

8.11 Conventional trenching for underground services can damage tree roots, affecting tree health and 

stability. To avoid such impacts, service routes have been carefully designed to avoid RPAs of 

retained trees and the buffer zone around veteran tree T36. 

8.12 Installation will follow a detailed specification and method statement, with reference to guidance 

in Volume 4 of the National Joint Utilities Group Guidelines (NJUG4). 

8.13 On this basis, the development avoids adverse impacts on trees and complies with relevant 

planning policy. Tree protection measures can be secured via standard planning conditions. 
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9 KEY PLANNING CONSIDERATION (KPC) 3 – DESIGN & HERITAGE IMPACTS  

Heritage Policy Summary  

9.1 Adopted Policy BCS22 requires that development proposals safeguard or enhance heritage assets 

and the character and setting of areas of acknowledged importance. Policy DM31 states that 

development that has an impact upon a heritage asset will be expected to conserve and, where 

appropriate, enhance the asset or its setting. 

9.2 NPPF Paragraph 212 states that when considering the impact of a proposed development on the 

significance of a designated heritage asset, ‘great weight’ should be given to the asset’s 

conservation.  

9.3 NPPF Paragraph 213 states that any harm to, or loss of, the significance of a designated heritage 

asset should require clear and convincing justification. 

9.4 NPPF paragraph 215 states that where a development proposal will lead to less than substantial 

harm to the significance of a designated heritage asset, this harm should be weighed against the 

public benefits of the proposal. 

9.5 Accordingly, a Heritage Statement has been produced by Armour Heritage. The accompanying 

statement has assessed the significance of the application site in heritage terms, principally in the 

context of the nearby listed building.  

Defined heritage assets and settings  

9.6 The Officers Report (OR) for the refused application (ref.  20/01826/F) provides a suitable starting 

point for this assessment. It states: 

The Conservation Team has identified the extent of the curtilage Listed building as including 

the walled garden and gazebo on the north side of the Stoke Lodge. The proposed CCTV 

will project above the top of this wall from inside that area and impact on the historic and 

architectural character of those features, but it's not clear to what extent and how great the 

impact will be from the information provided. 

It's also been evidenced that the landscaped grounds around Stoke Lodge constitute a non-

designated heritage asset as locally important landscape under the NPPF. They've also 

highlighted that the historic parkland character must be considered in the planning balance 

as a NDHA (NPPF p.197), and as part of the setting of the Listed house and curtilage 

buildings. 

The Conservation Team are therefore also concerned about the impact of the CCTV on the 

ornamental skyline of the main house from the landscape outside of the walled garden 

looking towards it from the north. They've provided images showing how the chimneys and 

pinnacles stand proud above the walled garden. Their concern is that the proposed siting 

and overall design of the unit would detract from the designed roofscape in these views 

causing harm. 
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9.7 As ratified by the Council’s Conservation Team above, and the accompanying letter from the LPA 

(Appendix A), it is considered without doubt that the recreational grounds surrounding Stoke 

Lodge are not part of its ‘listed curtilage’, which is only considered to extend up to the walled 

garden area to the north of the main building. 

9.8 This conclusion is supported from a historical perspective by historic mapping of the area available 

on Pinpoint included earlier in this statement. The 1940s tithe map indicates that the boundaries 

of the walled garden area match those of the historic field boundary to the north of the building. 

It also appears that the current ‘landscaped area’ around the walled garden (between it and the 

wider recreational grounds) has been in a state of flux over the decades, with both the 1881-1890 

Country Series map and the 1946 aerial imagery indicating relatively limited, or no, additional 

landscaping around the walled garden area on its western or northern boundaries. Any 

‘landscaping’ seen today in those areas are therefore of relatively modern construct. 

9.9 Additionally, the OR proceeds to state that it has been ‘evidenced’ that the ‘landscaped grounds’ 

around Stoke Lodge constitute a ‘non-designated heritage asset’ (NDHA). This point is contested. 

Separate reference is also made within the OR and reason for refusal 1 (RfR 1) to ‘historic parkland’ 

and to ‘historic parkland character’, stating that this must also be considered a NDHA. It is unclear 

whether this ‘historic parkland’ is the landscaped area previously described above, or some other 

area such as the wider recreational grounds, and clarity on this is required.  

9.10 In light of these comments, the veracity of the considerations of the Playing Field as a NDHA was 

explored as part of the heritage assessment undertaken by Armor Heritage. Desk-based research 

and on-site analysis have confirmed that the Playing Field does not meet the criteria for 

designation as a non-designated heritage asset (NDHA), nor is it designated as such by the 

Council. It’s origins as a post-war recreational ground, largely without historic or architectural 

association with Stoke Lodge, mean that it makes only a limited and largely neutral contribution to 

the setting of the Listed Building, with nothing to suggest that the land in and of itself holds any 

intrinsic heritage value worthy of NDHA designation.  

9.11 This conclusion is supported by historic mapping of the area which shows land surrounding Stoke 

Lodge in separate agricultural parcels, a clearly delineated and historically defined curtilage for 

the building (including walled garden) and landscaped areas to the front of the building which give 

primacy and a sense of arrival to the building’s main and historic approach from Shirehampton 

Road. 

9.12 As such, it is considered that the heritage assets which are potentially affected by this proposal 

are the Grade II Stoke Lodge and its curtilage listed elements. These comprises the extent of the 

walled garden area to the north of the building and its associated nearby structures – notably the 

gazebo and derelict buildings to the north.  

9.13 As the development does not propose any physical interaction with any of these heritage assets, 

the development can only affect their setting. An assessment of this potential effect is provided 

below. 
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Heritage Impact Assessment 

9.14 KPC 1 evidences how the proposed development is well supported by the elements of adopted 

urban design policy (notably BCS21, DM26 and DM27). This is particularly the case in terms of 

how the development will support the safe and inclusive use of the wider playing grounds, and 

how the development, by minimising the opportunities for crime, will support the continued 

availability of a high quality, useable, durable, and functional space for the school that responds 

to the latest safeguarding and security guidelines. 

9.15 The location of the 8no. camera installations are indicated on Figure 6 and photographed within 

the accompanying Heritage Statement by Armor Heritage. It is evident that Camera no.5 is the 

only proposed camera that will be visible within the immediate context of the Grade II Stoke Lodge 

and its curtilage listed elements.  

9.16 Notwithstanding, whilst in proximity to the curtilage listed walled garden, the proposed location of 

camera No. 5 is approximately 50m north-east of the nearest corner of the listed Stoke Lodge 

building as recorded in the listing entry, lying adjacent to the large hardstanding car park which 

itself is an unsympathetic feature. The camera would also be screened from the asset by the cover 

of trees which surround the buildings curtilage.    

9.17 As established by Armour Heritage during the site visit, none of the proposed CCTV camera 

locations have a direct visual or spatial relationship with Stoke Lodge, with intervisibility between 

the playing fields and the listed building being extremely limited, with the latter effectively 

screened by mature planting.  

9.18 Consequently, the proposed development will not erode the legibility of the historic villa setting 

or diminish the building’s architectural or historical significance. The proposals are of a modest 

and utilitarian character, appropriate to their function and unobtrusive within the open landscape 

of the Playing Field. They do not intrude into the designated grounds of Stoke Lodge nor into any 

significant view to or from the Listed Building. 

9.19 To further reduce visibility, the proposed CCTV Columns will be finished in a Moss Green (RAL No. 

6006) to blend into the natural surroundings. As a result, the development is found to be 

appropriate in design and would not disturb the setting of the identified heritage assets in a 

negative way.  

9.20 In addition, Stoke Lodge itself is subject to multiple security cameras and high-power lights for 

security purposes, whilst there are also numerous unsympathetic modern installations within its 

curtilage. None of these installations have been consented. However, they are far more visually 

prominent within the setting of Stoke Lodge than the closest proposed Camera (No. 5) and clearly 

deemed necessary by BCC to enhance security and safety on site.  

9.21 Given the presence of ancillary development/security measures within the curtilage of a 

designated asset and elsewhere within its immediate setting, the proposed camera installations 

around the wider site could not be judged to be out of character and are designed to be 
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unobtrusive, occupying only a minimal portion of the school’s playing fields, thereby preserving 

the existing character and visual integrity of the green space.  

9.22 Accordingly, the supporting Heritage Statement concludes that the proposed development is 

considered to have a neutral impact, causing no harm to the overall character, appearance, setting 

or significance of the designated asset. Given the above, the development is found to accord with 

heritage planning policy and overarching legislation.  

The Public Benefits  

9.23 It is acknowledged that assessment of heritage impact is a subjective matter. If the LPA reaches 

a different conclusion to the applicant, i.e. that harm would be caused, then the public benefits of 

the proposal must be successfully weighed against the assessed level of heritage harm in order 

for the development to be found acceptable (NPPF 207). 

9.24 In this case, it is considered that any level of harm can only reasonably be assessed to be ‘less 

than substantial’, and likely at the very lowest level of the spectrum, given the design and scale of 

development and the context of assets as described. To ensure a robust submission in light of all 

eventualities, the public benefits of the proposal to counteract this low level of harm are described 

below: 

• Help to deliver a secure, supportive, safe environment for users within the premises of Cotham 

School Playing Fields; 

• Help to strengthen and identified area of vulnerability around the school’s perimeter which 

undermines the ability of the school to operate a secure site and fulfil their legal safeguarding 

requirements; 

• Supports development which enhances community uses; 

• Supports the recreational use of existing open spaces; 

• Delivery of 16.96% Biodiversity Net Gain, exceeding statutory requirements. 

• Supports development which enhances the quality and usability of the space; 

• Supports development by schools (NPPF Paragraph 100 states that ‘great weight’ should be 

attributed); 

• Fulfils the Council’s obligations under Section 17 the Crime and Disorder Act 1998 (as amended) 

to do to do ‘all they reasonably can’ to prevent crime and disorder; 

• Required under the Children & Families Act; 

9.25 Given the above, it is clear that there will be a great many public benefits delivered by the scheme 

across a wide range of policy and legislative supported metrics. This includes a benefit which is 

to be given ‘great weight’ in decision making. As such, it is considered, beyond doubt, that the 

public benefits to be delivered by the development outweigh any possible low level of heritage 

harm which the LPA may evidence. Therefore, and in accordance with policy, the proposed 

development should be considered acceptable in heritage terms. 
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10 KEY PLANNING CONSIDERATION (KPC) 4 – NEIGHBOURING AMENITY IMPACTS 

10.1 Core Strategy Policy BCS21 requires that all new development within Bristol will strive to achieve 

high standards of urban design and safeguard the amenity of existing development.  

10.2 Policy DM29 of the Site Allocations and Development Management Policies (2014) further states 

that existing and proposed development should achieve appropriate levels of privacy, outlook and 

daylight.  

10.3 The siting, orientation and privacy protective measures of the proposed CCTV equipment have 

been carefully considered to ensure that camera coverage is limited strictly to the school premises 

and serves only its intended operational purposes. Every effort has been made to avoid 

overlooking neighbouring properties. Ther operational and mitigative measures proposed are set 

out in full in the accompanying CCTV Specification Document by Global MSC Security Ltd. 

10.4 The Field of View diagrams within the accompanying Camera Specification document illustrate 

the visibility splays and operational ranges of the proposed cameras in relation to the nearest 

private gardens. They demonstrate that the potential for intrusion into neighbouring land has been 

minimised. It is also important to note that the proposed new cameras are all ‘fixed-view’ cameras 

and not the fully functional / Pan/Tilt/Zoom type cameras. This means that once the cameras are 

fixed in position during the installation process, there is no facility for CCTV Operators to move 

the cameras electronically to pan, tilt or zoom in on private spaces.  

10.5 In instances where camera coverage may extend toward adjacent properties, digital Privacy Zones 

will be implemented. These zones are configured by the system manager and involve the 

placement of opaque overlays on areas of concern, effectively preventing visibility of those areas 

within the system. All system operators will be trained in both GDPR compliance and the technical 

operation of the CCTV system, ensuring that privacy is respected and maintained at all times.  

10.6 In addition, the site benefits from substantial tree coverage and boundary vegetation, which 

provide a natural visual buffer between the cameras and surrounding residential properties. This 

screening, combined with fencing and hedgerows, further mitigates any potential privacy 

concerns. 

10.7 The proposed system will not retain recorded data longer than necessary. While data is held, its 

integrity will be preserved to ensure evidential value and to protect the rights of individuals 

captured in the footage. All data will be stored securely in accordance with relevant data 

protection legislation. 

10.8 In light of the above measures, the proposals are not considered to result in any unacceptable 

impact on neighbouring amenity. The development is therefore compliant with the National 

Planning Policy Framework (NPPF), Policy BCS21 of the Bristol Core Strategy (2011), and Policy 

DM29 of the Site Allocations and Development Management Policies (2014). 
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11 CONCLUSIONS & PLANNING BALANCE 

11.1 This application seeks consent to install 8no. fixed-position closed-circuit security cameras on top 

of 6m columns (“the cameras”) on land at Stoke Lodge Playing Field, used by the school for 

sporting and recreational activities. 

11.2 Section 4 of this Statement identifies relevant Development Plan policy and National Planning 

Guidance. Although there is no specific planning policy in Bristol concerning CCTV installation, 

there is repeated references within policy to ensure safe, attractive, accessible and usable spaces 

for all. 

11.3 Such matters are important material considerations in the determination of this planning 

application. 

11.4 A legislative need for safeguarding of children arising through S9 of Children’s Act 2004, is also a 

most important material consideration. Safeguarding children is an educator’s top priority, with 

School Governors having a legal duty to provide full safeguarding of children and to ensure the 

training of staff within a school to ensure that safeguarding is carried out. Any potential weakness 

or area of vulnerability around the school’s perimeter undermines the ability of the school to 

operate a secure site and fulfil their legal safeguarding requirements. 

11.5 All of the above factors weigh heavily in the balance to favour of the grant of planning permission. 

11.6 The Ecological Note by CSA concludes that the proposed CCTV installation will not have any 

significant ecological impacts and the proposals are in accordance with Policy DM19 of the Site 

Allocations and Development Management Policies (2014). 

11.7 The amenity of existing residents has been taken into account to ensure that reasonable privacy 

expectations are maintained. Accordingly, the proposals are compliant with Policy BCS21 and 

Policy DM29 of Local Development Plan. 

11.8 The Heritage Assessment undertaken concludes that a neutral impact will occur as a result of the 

CCTV installations, with the proposed development causing no harm to the overall character, 

appearance or setting of the nearby Grade II Listed Stoke Lodge. Should the LPA consider the 

heritage impact to amount to ‘less than substantial harm’, then it is considered beyond doubt that 

the public benefits to be delivered by the development will far outweigh any possible low level of 

harm which the LPA may evidence. This includes a benefit which is to be given ‘great weight’ in 

decision making. 

11.9 The planning balance therefore concludes that there is an overwhelming case in favour of approval 

of the installation.  
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APPENDIX A - LETTER TO JO BUTLER 07.12.2018 
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APPENDIX B - DECISION NOTICE & OFFICER REPORT 

 

  



Development Management
City Hall, College Green, Bristol BS1 5UY

Page 1 of 3

NOTICE OF DECISION
Town and Country Planning Act 1990 (as amended)

Town and Country Planning (Development Management Procedure)
(England) Order 2015

Decision : REFUSED

Application no: 20/01826/F

Type of application: Full Planning

Site address: Stoke Lodge Sports Ground, Shirehampton Road, Sea 
Mills, Bristol.

Description of development: Works are to install a CCTV pole and camera adjacent to 
the gate behind the neighbouring Stoke Lodge Adult 
Learning Centre.

Applicant: Cotham School

Committee/Delegation Date: 23.02.23

Date of notice: 23.02.23

The reason(s) for refusal associated with this decision are attached
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DECISION: REFUSED

The following reason(s) for refusal are associated with this decision:

Reason(s)

 1. Insufficient information has been provided in order to adequately assess the impact of the 
proposed CCTV mast (in respect of its siting and overall scale and design) in its setting. There 
is no drawn or visual information to understand the extent to which the mast would project 
above sensitive areas to the adjacent Grade II listed Stoke Lodge including the curtilage listed 
walled garden or the summerhouse, nor how the structure may impact on the ornamental 
silhouette and roofscape of the historic house from within the parkland, or the visual impact of 
the structure on the historic parkland as a non-designated heritage asset. Furthermore, there 
is a lack of justification for any harm to the heritage assets being offset on the grounds of 
wider pubic benefit as no clear evidence to demonstrate that the function of the CCTV unit 
including its field of vision will suitably address areas targeted by vandalism. On this basis and 
because of the lack of alternative options that have been considered being presented, the 
proposals conflict with Sections 72 and 66 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990, Section 16 of the National Planning Policy Framework (2021), Bristol Local 
Plan comprising Core Strategy (Adopted June 2011) policies BCS21, BCS22 and Policies 
DM26, DM27 and DM31 within the Site Allocation and Development Management Policies 
(Adopted July 2014).

 2. Owing to a lack of supporting information the proposal fails to adequately demonstrate that it 
would adequately preserve nearby protected trees, either through adequate investigation of 
potential future requirements to manage trees as a result of the field of vision of the camera, 
or as a result of potential impacts on root protection areas to nearby trees as a result of any 
excavation and foundation works required to route services to the structure and to anchor it in 
place. Accordingly the proposal fails to comply with Section 11 of the NPPF, Policy BCS9 of 
the Bristol Core Strategy (2011) and Policies DM15 and DM17 of the Site Allocations and 
Development Management Policies (2014). 

 3. Owing to a lack of detailed information pertaining to the precise technical specifications of the 
proposed surveillance equipment as well as illustrative supporting information such as field of 
vision diagrams, there is insufficient supporting information by which it can be satisfactorily 
demonstrated that there would not be a detrimental loss of privacy or perception of 
overlooking experienced by surrounding residential properties and their private amenity 
spaces. Accordingly proposals conflict with the NPPF, Policy BCS21 of the Bristol Core 
Strategy (2011) and Policy DM29 of the Site Allocations and Development Management 
Policies (2014).

Advice(s)

1. Refused Applications Deposited Plans/Documents

The plans that were formally considered as part of the above application are as follows:-

Location plan, received 30 April 2020
Site of CCtv, received 30 April 2020
Data sheet, received 30 April 2020
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Article 35 Statement

The council always wants to work with the applicant in a positive and proactive manner. Unfortunately 
the proposed development is contrary to the policies of the Development Plan as set out in the officer 
report. Clear reasons have been given to help the applicant understand why planning permission has 
not been granted.

The right to appeal

You have the right to appeal against this decision. Appeals can be made online at: 
https://www.gov.uk/appeal-planning-decision. If you are unable to access the online appeal form, 
please contact the Planning Inspectorate to obtain a paper copy of the appeal form on tel: 0303 444 
5000.

If you intend to submit an appeal that you would like examined by inquiry then you must notify us 
(development.management@bristol.gov.uk) and the Planning Inspectorate 
(inquiryappeals@planninginspectorate.gov.uk) at least 10 days before submitting the appeal. Further 
details are on GOV.UK.

You are allowed six months from the date of this notice of decision in which to lodge an appeal.

Negotiations

Before making an appeal, you may wish to contact the case officer who dealt with your application, 
who may be able to advise you, how the council’s objections to your proposal might be overcome if 
you amend your scheme. Please note that if negotiations are successful, you will need to submit a 
new planning application, which may, of course, be refused by committee.

Lodging an appeal will not prejudice your negotiations but you may need to agree with the council to 
postpone the appeal, to allow negotiations to take place.

Complaints

Only planning matters can be considered at an appeal.  If you think that the council did not properly 
consider your application, you can make a complaint under the council’s complaints procedures, 
details can be found on the website www.bristol.gov.uk/complaints-and-feedback or by calling 0117 
9223000.

https://www.gov.uk/appeal-planning-decision
mailto:development.management@bristol.gov.uk
mailto:inquiryappeals@planninginspectorate.gov.uk
https://www.gov.uk/government/publications/notification-of-intention-to-submit-an-appeal
http://www.bristol.gov.uk/complaints-and-feedback
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‘Hold Date’

Bristol City Council
Development Management

Delegated Report and Decision

Application No: 20/01826/F Registered: 30 April 2020

Type of Application: Full Planning
Case Officer: Patrick Boxwell Expiry Date: 25 June 2020

Site Address: Description of Development:

Stoke Lodge Sports 
Ground
Shirehampton Road
Sea Mills
Bristol

Works are to install a CCTV pole and camera adjacent to the 
gate behind the neighbouring Stoke Lodge Adult Learning 
Centre.

Ward: Stoke Bishop

Site Visit Date: Date Photos Taken:

Consultation Expiry Dates:

Advert 
and/or Site 
Notice:

10 Jun 2020
10 Jun 2020

Neighbour: 2 Jun 2020

SITE DESCRIPTION AND BACKGROUND 

The application pertains to Stoke Lodge playing field in Stoke Bishop, an area of designated 
Important Open Space within the Local Plan that surrounds the Grade II listed Stoke Lodge. The 
site is currently leased to Cotham School for use as playing fields.
 
An application has been submitted to install a CCTV pole and camera to the gate behind the Adult 
Learning Centre. 

RELEVANT HISTORY

16/06304/F: New perimeter fence to playing fields. APPLICATION WITHDRAWN.

17/00864/F Replacement changing room building and associated works (Use Class D2). 
REFUSED on 28.07.2017

17/06665/F Erection of new changing room building and associated works to replace existing 
building. REFUSED on 25.06.2017
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20/05185/LA Installation of new fire alarm, emergency lighting and upgrade of fire 
compartmentation and non-original doors. GRANTED on 14.12.2020

RESPONSE TO PUBLICITY AND CONSULTATION

Application advertised in press and via site notice, expiry date 10.06.2020. Neighbours were 
consulted via individual letters sent 12.05.2020.

Objections have been received from approximately 300 surrounding residential properties. Concern 
largely pertains to unnecessary surveillance of members of the public who use the remaining open 
space, as well as detrimental impact on the visual amenity of heritage assets.

OTHER COMMENTS

The application has been considered following advice from several internal consultees.

- Bristol City Council's Conservation team were consulted in relation to proposals and objected 
based on a lack of sufficient information and reasonable justification for the proposal in to complete 
an assessment in this regard. For full details and discussion refer to Key Issue 1.

- Bristol City Council's Arboricultural Team were consulted in relation to proposals and strongly 
objected based on a lack of sufficient information to complete an assessment in this regard. For full 
details and discussion refer to Key Issue 2.

- Bristol City Council's Ecology team were consulted and raised no objection to proposals

RELEVANT POLICIES

Planning (Listed Buildings & Conservation Areas) Act 1990

National Planning Policy Framework – July 2021
Bristol Local Plan comprising Core Strategy (Adopted June 2011), Site Allocation and Development 
Management Policies (Adopted July 2014) and (as appropriate) the Bristol Central Area Plan 
(Adopted March 2015) and (as appropriate) the Old Market Quarter Neighbourhood Development 
Plan 2015 and the Hengrove and Whitchurch Park Neighbourhood Development Plan 2019.

In determining this application, the Local Planning Authority has had regard to all relevant policies 
of the Bristol Local Plan and relevant guidance.

KEY ISSUES

1. DESIGN, CHARACTER & HERITAGE

- Policy 

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in 
considering whether to grant planning permission for development which affects a listed building or 
its setting, the local planning authority shall have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which it possesses. 
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The Authority is also required (under Section 72 of the Planning (Listed Buildings and Conservation 
Areas) Act 1990) to pay special attention to the desirability of preserving or enhancing the character 
or appearance of the conservation area. The case of R (Forge Field Society) v Sevenoaks DC 
[2014] EWHC 1895 (Admin) ("Forge Field") has made it clear where there is harm to a listed 
building or a conservation area the decision maker ''must give that harm considerable importance 
and weight." [48]. This is applicable here because there is harm to the listed building and 
conservation area caused by the proposals as set out below. 

Section 16 of the national guidance within the National Planning Policy Framework (NPPF) 2018 
states that when considering the impact of a proposed development on the significance of a 
designated heritage asset, great weight should be given to the asset's conservation, with any harm 
or loss requiring clear and convincing justification. Paragraph 132 of the NPPF states that 
significance can be harmed or lost through alteration or destruction of the heritage asset or 
development within its setting. Further, Para.133 states that where a proposed development will 
lead to substantial harm to or total loss of significance of a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the substantial harm or loss is 
necessary to achieve substantial public benefits that outweigh that harm or loss. Finally, Para 134 
states that where a development proposal will lead to less than substantial harm to the significance 
of a designated heritage asset, this harm should be weighed against the public benefits of the 
proposal, including securing its optimum viable use.

In addition, Bristol Core Strategy (Adopted 2011) Policy BCS22 seeks to ensure that development 
proposals safeguard or enhance heritage assets in the city with Policies DM30 and DM31 in the 
Site Allocations and Development Management Policies (Adopted 2014) expressing that alterations 
to buildings should preserve or enhance historic settings. Policy BCS21 also requires new 
development in Bristol to deliver high quality urban design and sets out criteria to measure 
developments against including the need for development to contribute positively to an area's 
character and identity, creating or reinforcing local distinctiveness.

Discussion:

The Conservation Team has identified the extent of the curtilage Listed building as including the 
walled garden and gazebo on the north side of the Stoke Lodge. The proposed CCTV will project 
above the top of this wall from inside that area and impact on the historic and architectural 
character of those features, but it's not clear to what extent and how great the impact will be from 
the information provided.

It's also been evidenced that the landscaped grounds around Stoke Lodge constitute a non-
designated heritage asset as locally important landscape under the NPPF. They've also highlighted 
that the historic parkland character must be considered in the planning balance as a NDHA (NPPF 
p.197), and as part of the setting of the Listed house and curtilage buildings. 

The Conservation Team are therefore also concerned about the impact of the CCTV on the 
ornamental skyline of the main house from the landscape outside of the walled garden looking 
towards it from the north. They've provided images showing how the chimneys and pinnacles stand 
proud above the walled garden. Their concern is that the proposed siting and overall design of the 
unit would detract from the designed roofscape in these views causing harm. 

The Conservation Team have identified several areas where further information is needed to fully 
assess the impacts: 

o Site elevations or illustrations showing the proposed 7m high post in the context of the curtilage 
Listed walled garden, gazebo, and main house. This is needed to understand how much the 
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proposed post and CCTV unit will project above existing buildings and into the historic settings.

o Further heritage appraisal, and explanation of the heritage values that underpin the 
understanding of the significance. A reassessment of the heritage significance of the walled garden 
and gazebo as curtilage listed structures as opposed to "overflow carpark" described in the 
documents. Assessment of the impact of the proposal on the roofscape and walled garden features 
identified as significant. Consideration of the significance of the wider landscaped parkland setting 
to the north of the Listed building.

o The site plan omits the following features identified in the text, or crime reports, that should be 
provided to support any assessment:
 
- Existing boundary fence alignment,
- Existing CCTV locations
- PROW lines
- Gate locations, 
- Mower shed, 
- Arboretum

o Clear and convincing justification for the location proposed for the CCTV as the coverage would 
not cover the areas where vandalism is occurring, and it's not been demonstrated that the CCTV 
chosen is the best or only option  to achieve the degree of safeguarding the applicant consider is 
required under the Children & Families Act. Evidence of what other locations or options have been 
explored that might better meet the stated needs, and reduce vandalism has not been provided nor 
any evidence to demonstrate that the proposed CCTV location will not just displace the issues to 
other areas and invalidate the public benefits hoped for.

Following receipt of comment, the applicant was asked to provide the necessary information in 
order to continue assessment in this regard. Despite several requests, additional information as 
requested was not forthcoming. The applicant was eligible after 8 weeks of the application being 
live to appeal non-determination of the scheme, thus transferring decision making powers to the 
Planning Inspectorate, however they chose not to do so. Following the elapsing of a significant 
amount of time with no further information provided, officers approached the applicant notifying 
them of an intention to dispose of the application. Within the 14-day notification period the applicant 
responded and asked that the application be determined, rather than disposed of. 

Overall therefore and owing to a lack of information or relevant justification upon which a complete 
assessment of character and heritage considerations can be made, or the degree of harm 
determined,  the proposal cannot be supported in this regard.

2. ARBORICULTURE

Section 11 of the NPPF (Conserving and enhancing the natural environment) states that the 
planning system should contribute to and enhance the natural and local environment by minimising 
impacts on biodiversity and providing net gains in biodiversity where possible. 
Policy DM17 (Development Involving Existing Green Infrastructure) of the SADMP outlines that 
development should integrate important existing trees. It is suggested that where tree loss or 
damage is essential to allow for appropriate development, replacement trees of an appropriate 
species should be provided in accordance with the standard set out within Policy DM17. 

o Development which would result in the loss of Ancient Woodland, Aged trees or Veteran trees will 
not be permitted.
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Discussion:

The arboriculture team was consulted in relation to the scheme and commented as follows:

"The application to install a CCTV camera is a full application and therefore needs to fulfil validation 
list requirements. For trees this is section 23. 

Validation list detail:

Trees are a material consideration to the proposed and therefore this application should not of been 
validated without sufficient supporting documentation. Validation list item 23. Tree survey and/ or 
Arboricultural statement; in accordance with BSC9 Green Infrastructure, DM15 & DM17 
Development Involving Existing Green Infrastructure.

Section 23

"An arboricultural report (see table 2) must be submitted where there are trees within a proposed 
application site, or on land adjacent to an application site (including trees in neighbouring gardens 
and street trees), that could influence or be affected by the development, including works such as 
site access, services routes and site compounds. Information will be required on which trees are to 
be removed and retained, the means of protecting those to be retained during demolition and 
construction works and compensatory planting for removed trees."

Validation requirements

Tree survey/ Arboricultural Statement
Where there are trees within the application site or on land adjacent to it that could be influenced or 
affected by the development (including street trees) and those trees having a stem diameter of 
greater than 75mm when measured at 1.5m above ground level, the following information will be 
required. 

Full Planning Application

1) A full survey of all trees on site and within influencing distance of the proposal (with a stem 
diameter of greater than 75mm when measured at 1.5m above ground level) in accordance with 
BS5837: 2012 Trees in Relation to Design, Demolition and Construction - Recommendations
2) An Arboricultural lmpact Assessment and Tree Protection Plan showing trees to be retained and 
removed, and setting out appropriate physical protection for retained trees during construction 
works.
3) Any pre-development tree surgery works.
4) An Arboricultural Method Statement where works are needed within the Root Protection Areas 
(see BS5837:2012) of retained trees or where retained trees cannot be protected by standard 
physical means such as fencing and/ or ground protection.
5) Proposed location of underground services.
6) Mitigation planting for any removed trees. 

The survey/ AIA should be prepared by a qualified arboriculturist. 

A large proportion of the tree stock within the grounds of Stoke Lodge are protected by tree 
preservation orders 1192 & 1236; this is a key site with a significant historical landscape that 
require careful consideration during any planning application. 

The location of the CCTV camera is on the north western field side of the buildings. What is the 
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intended scope of view of the camera. In its current location a large proportion of its field of view 
towards the buildings and entrance ways will be obscured by T17 - Walnut located around 20m to 
the south of the proposed location; further there is a belt of trees and shrubs to the south and east 
which again obscures sightlines of the camera. 

Due consideration of the proposed view of the camera needs to be considered due to the potential 
future request to prune trees to improve sightlines of the camera following installation.  Any future 
application to prune trees protected by tree preservation orders on site will be refused due to poor 
placement of the camera as a security measure towards the buildings and entrance ways. 

A design specification for the pole has been provided which suggests a fixed camera; however, the 
type of camera and its rotational capabilities has not been presented. 

Due to the lack of supporting documentation provided I strongly object to the proposed due to the 
future potential application to prune tree protected by a tree preservation order, the lack of detail 
relating to installation requirements such as excavation and foundation in relation to trees and 
services runs to support the camera which has a significant potential to be placed through the root 
protection area of T17 - walnut and the surrounding shelter belt of trees. 

To enable assessment of this application we require:

An arboricultural report in line with BS5837: 2012 Trees in relation to design, demolition and 
construction - Recommendations.

o Tree survey detailing trees on and off site that have an influence on the proposed 
development.

o A tree protection plan to identify trees to be retained or removed.
o Service run location to support the camera
o Field of view range in relation to tree canopies and its future implications assessed. 
o BTRS calculations for tree replacement on site.
o Calculation of financial contribution for trees that cannot be replaced on site.
o Arboricultural implications assessment and method statement for the protection of 

trees to be retained.
o A high quality landscape plan containing tree locations, species, planting stock size 

(Minimum 12-14cm Girth) & maintenance           schedule for watering and aftercare to 
ensure establishment of newly planted trees.

o For trees located within areas of hardstanding an engineered tree pit detail."

Whilst it is acknowledged that the application was validated without the required tree information, 
following receipt of comment, the applicant was asked to provide the necessary information in order 
to continue assessment in this regard. Despite several requests, additional information as 
requested was not forthcoming. The applicant was eligible after 8 weeks of the application being 
allocated to appeal non-determination of the scheme, thus transferring decision making powers to 
the Planning Inspectorate, however this did not take place. Following the elapsing of a significant 
amount of time without the requested information being provided, officers approached the applicant 
notifying them of an intention to dispose of the application. Within the 14-day notification period the 
applicant responded and asked that the application be determined, rather than disposed of.

Owing to a lack of supporting information the proposal fails to adequately demonstrate that it would 
adequately preserve nearby protected trees, either through adequate investigation of potential 
future requirements to manage trees as a result of the field of vision of the camera, or as a result of 
potential impacts on root protection areas to nearby trees as a result of any excavation and 
foundation works required to route services to the structure and to anchor it in place. Accordingly 
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the proposal fails to comply with  Section 11 of the NPPF, Policy BCS9 of the Bristol Core Strategy 
(2011) and Policies DM15 and DM17 of the Site Allocations and Development Management 
Policies (2014). 

3. RESIDENTIAL AMENITY 

Core Strategy Policy BCS21 outlines that all new development within Bristol will be expected to 
strive to achieve high standards of urban design. With regards to amenity it is outlined, that new 
development is expected to safeguard the amenity of existing development. In particular, 
development should give consideration to matters of privacy, outlook and natural lighting. Policy 
DM29of the Site Allocations and Development Management Policies (2014) states that existing and 
proposed development achieves appropriate levels of privacy, outlook and daylight etc.

Discussion:

It is acknowledged that substantial residential concern has been raised in relation to the 
surveillance capabilities that the proposed development would afford the applicant. In terms of 
whether this installation could impact on the privacy of surrounding residents on their private land, 
the scope and ability of the proposed camera in this location is unknown. Whilst it may be unlikely 
the camera would be able to reach ranges of 100-150m which would be required in order to 
overlook the nearest private gardens, given the levels of concern raised and the elevated situation 
of the camera, as well as a lack of detailed specifications pertaining to the type of camera that 
would be used, the applicant was asked to provide a field of view diagram. This information would 
be possible to provide, however no information showing this was ultimately submitted. As a result of 
this it cannot be concluded that the installation would avoid creating detrimental conditions for 
surrounding residents owing to overlooking and loss of privacy. 

The structure itself would not overbear or overshadow, cause loss of light or outlook to the 
properties of any surrounding residents owing to its siting and scale. 

Owing to a lack of detailed information pertaining to the precise technical specifications of the 
proposed surveillance equipment as well as illustrative supporting information such as field of vision 
diagrams, there is insufficient supporting information by which it can be satisfactorily demonstrated 
that there would not be a detrimental loss of privacy or perception of overlooking experienced by 
surrounding residential properties and their private amenity spaces. Accordingly proposals conflict 
with the NPPF, Policy BCS21 of the Bristol Core Strategy (2011) and Policy DM29 of the Site 
Allocations and Development Management Policies (2014).

4.  TRANSPORT DEVELOPMENT MANAGEMENT 

The proposal would have no materially relevant impacts in relation to transport considerations.  

CONCLUSION

In conclusion and based on the information provided it has not been sufficiently demonstrated that 
the siting of a CCTV camera within the grounds of Stoke Lodge playing fields would adequately 
preserve or enhance the setting of the adjacent Grade II listed Stoke Lodge, protect trees on site or 
preserve the amenity of surrounding residents. 

Requests for additional information have not resulted in an appropriate level of detail with which to 
complete detailed assessment on any of these grounds and accordingly the installation remains 
unjustified when assessed against relevant policy and it is recommended that permission be 
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refused. 

EQUALITIES ASSESSMENT

During the determination of this application due regard has been given to the impact of this scheme 
in relation to the Equalities Act 2010 in terms of its impact upon key equalities protected 
characteristics. These characteristics are age, disability, gender reassignment, marriage and civil 
partnership, pregnancy and maternity, race, religion or belief, sex and sexual orientation. There is 
no indication or evidence (including from consultation with relevant groups) that different groups 
have or would have different needs, experiences, issues and priorities in relation this particular 
proposed development. Overall, it is considered that this application would not have any significant 
adverse impact upon different groups or implications for the Equality Act 2010.

RECOMMENDED REFUSED
The following reason(s) for refusal are associated with this decision:

Reason(s)

 1. Insufficient information has been provided in order to adequately assess the impact of the 
proposed CCTV mast (in respect of its siting and overall scale and design) in its setting. 
There is no drawn or visual information to understand the extent to which the mast would 
project above sensitive areas to the adjacent Grade II listed Stoke Lodge including the 
curtilage listed walled garden or the summerhouse, nor how the structure may impact on the 
ornamental silhouette and roofscape of the historic house from within the parkland, or the 
visual impact of the structure on the historic parkland as a non-designated heritage asset. 
Furthermore, there is a lack of justification for any harm to the heritage assets being offset 
on the grounds of wider pubic benefit as no clear evidence to demonstrate that the function 
of the CCTV unit including its field of vision will suitably address areas targeted by 
vandalism. On this basis and because of the lack of alternative options that have been 
considered being presented, the proposals conflict with Sections 72 and 66 of the Planning 
(Listed Buildings and Conservation Areas) Act 1990, Section 16 of the National Planning 
Policy Framework (2021), Bristol Local Plan comprising Core Strategy (Adopted June 2011) 
policies BCS21, BCS22 and Policies DM26, DM27 and DM31 within the Site Allocation and 
Development Management Policies (Adopted July 2014).

 2. Owing to a lack of supporting information the proposal fails to adequately demonstrate that it 
would adequately preserve nearby protected trees, either through adequate investigation of 
potential future requirements to manage trees as a result of the field of vision of the camera, 
or as a result of potential impacts on root protection areas to nearby trees as a result of any 
excavation and foundation works required to route services to the structure and to anchor it 
in place. Accordingly the proposal fails to comply with  Section 11 of the NPPF, Policy BCS9 
of the Bristol Core Strategy (2011) and Policies DM15 and DM17 of the Site Allocations and 
Development Management Policies (2014). 

 3. Owing to a lack of detailed information pertaining to the precise technical specifications of 
the proposed surveillance equipment as well as illustrative supporting information such as 
field of vision diagrams, there is insufficient supporting information by which it can be 
satisfactorily demonstrated that there would not be a detrimental loss of privacy or 
perception of overlooking experienced by surrounding residential properties and their private 
amenity spaces. Accordingly proposals conflict with the NPPF, Policy BCS21 of the Bristol 
Core Strategy (2011) and Policy DM29 of the Site Allocations and Development 
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Management Policies (2014).

Advice(s)

1. Refused Applications Deposited Plans/Documents

The plans that were formally considered as part of the above application are as follows:-
Location plan, received 30 April 2020
Site of CCtv, received 30 April 2020
Data sheet, received 30 April 2020

Case Officer: Patrick Boxwell

Authorisation: Kate Cottrell

commrepref
V1.0211
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APPENDIX C - STOKE LODGE OFFICIAL LISTING DESCRIPTION 

  



Official Listing Details for Stoke Lodge 

House, now college. Dated 1836, altered 1889. Squared coursed Lias with 

limestone dressings, ridge stacks and slate roof. Tudor Revival style. 2 storeys; 4-

window range. Double-depth plan. The front has 2 projecting shouldered gables, 

with a single-storey parapeted porch to the central section in between. The porch 

has a Tudor-arched doorway with foliate spandrels and a 2-leaf door; the gables 

have chamfered corners topped with square blocks, stepped gables with turned 

finials to the corners and tops, and scrolled panels inscribed AD and 1836, mullion 

and transom 4-light windows with Tudor-arched heads and labels, and decorative 

stacks with chamfered sides and octagonal caps, in ranges of 2 and 4. A right-

hand angled block has 3 dormers. Similar gable to the left return. INTERIOR: a 

central hall with a polygonal plaster ceiling, a good Tudor-arched stone fireplace 

with Bristol Delft tiles, panelled walls and an open-well stair with turned balusters 

and panelled newels. (Gomme A, Jenner M and Little B: Bristol, An Architectural 

History: Bristol: 1979-: 287). 
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