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1. This document has been agreed between the Appellant and Eastleigh Borough Council (‘the 

Council’) to explain the position with respect to heritage matters.  

 

2. It is agreed that overall, the proposed development will secure enhancements to the 

significance of the Grade II* listed Sydney Lodge as a designated heritage asset, and therefore 

have a beneficial impact which constitutes a public benefit of significant weight.   

 

3. The heritage enhancements fall into two categories:  

a. benefits arising from the demolition of later extensions and the reinstatement of the 

historic plan form of the building; and  

b. benefits stemming from improvements within the setting of the listed building due to 

the demolition of later structures and associated landscaping works.  

 

4. It is agreed that, should the full package of enhancements be delivered, the heritage benefits 

of the scheme should be given great weight, in accordance with paragraph 193 of the NPPF.  

If the benefits listed under para. 3a are not delivered, the scheme would secure heritage 

benefits of a lesser weight. 

 

5. The Council suggests that, should the Inspector uphold the appeal and grant planning 

permission, a condition should be attached to the consent to secure the works of demolition 

to the listed building. The suggested wording is:   

 

Prior to the occupation of the 75th dwelling, the demolition and improvement 

works to Sydney Lodge shall be carried out in accordance with Listed Building 

Consent (L/19/85126) and the associated planning permission (F/18/84621).   

 

Reason: To protect and enhance the Grade II* listed building, Sydney Lodge 

(Including Stables) and ensure the full heritage benefits of the scheme are delivered. 

 

6. Condition 36 of the submitted list of suggested conditions requires that the demolition and 

improvement works to Sydney Lodge are carried out in accordance with the Listed Building 

Consent (CD89) and associated planning permission (CD88) that secure the para. 3a works.  

Conditions within the decision notices of these two applications secure submission to the 



Council of the necessary detail regarding the demolition, any making good required, measures 

to protect the original fabric of the building and a timetable for the phasing of the works for 

approval.  A further condition is also imposed upon the listed building consent L/19/85126 to 

require submission of evidence of an agreed building contract for the demolition and 

improvement works to ensure work does not commence without reasonable certainty that 

the full scheme of works will be delivered.  

 

7. However, the Council considers that, while these conditions would secure the necessary detail 

for the demolition element of the para. 3a works, and, if the demolition commences, the 

delivery of the full package of works, there is currently nothing within the suggested 

conditions as submitted, or the agreed S106 legal agreement, which ensures the para. 3a 

works will be carried out. The Council considers that the condition as set out in para. 5 

adequately secures the para. 3a works and that the imposition of said condition would allow 

the heritage benefits of ‘great weight’ to be delivered (para. 3).  The Council considers that it 

meets the tests set out in paragraph 55 of the NPPF.  

 

8. The Appellant has no concerns with the wording of this condition, and should the Inspector 

consider that this condition is necessary to secure the public benefits the Appellant would be 

happy to accept the condition.  However, the Appellant considers that the condition is not 

necessary and therefore does not meet the tests set out in paragraph 55 of the NPPF.   

 

9. It is agreed that, should the demolition of the extensions not take place, the proposed 

development will still provide specific public benefits through the redevelopment of the 

setting of the building.  This includes the removal of six large, 20th century industrial buildings 

and the reinstatement of the listed building’s historic parkland setting to the west. This will 

provide a large wedge of managed green space that will enhance the building’s artistic and 

historic interest through improvements of important views of the listed building from the 

west, north and north east. 

 

10. It is agreed that the proposed construction of new residential development within the wider 

setting of the listed building will alter an element of its wider setting which currently 

comprises formal playing fields.  The consultation response provided by Historic England 

(CD81) recognises this impact stating,  

‘Remnants of the setting survive and part of this is the sense of openness to the north 

of the house across the sport pitches which were originally fields related to the house. 

The contribution to the significance of the listed building made by this undeveloped 

character of this part of the site, albeit a small contribution, is recognised in the CgMs 

Built Heritage Statement (p.23). Developing this area would therefore slightly erode 

the significance of Sydney Lodge.’ 

11. This impact would constitute the ‘less than substantial harm’ to be weighed against the public 

benefits of the proposal, as set out in para. 196 of the NPPF (2019).   

 

12. The Historic England response continues,  

 



‘There is potential elsewhere to make significant improvements to the setting and 

significance of Sydney Lodge through the removal of some modern extensions and 

buildings which creates the opportunity to restore elements of the immediate setting 

of the house. This would be a heritage benefit.’  

 

13. It is agreed that the works to which Historic England refer are those set out in brief in para. 3a 

and 3b, and that these form the public benefits in relation to para. 196 of the NPPF (2019).  

 

14. It is agreed that the majority of the proposed residential development lies beyond the 

remnants of Sydney Lodge’s historic parkland setting and has been designed to maintain 

important views of the listed building. 

 

15. Historic England advise that, ‘If the planning authority concludes that the low level of harm to 

the heritage asset is justified and outweighed by public benefit and is minded to approve the 

application it will be important to secure the beneficial elements of the scheme through 

conditions or legal agreement.’  The Council consider that the condition as set out in para. 5 

of this Note, is required to secure ‘the beneficial elements of the scheme’.  

 

16. It is agreed that cumulatively the wider redevelopment of the Appeal Site will provide 

enhancements to the significance of the listed building (set out in para. 3b).  The demolition 

of the existing buildings, coupled with the comprehensive landscaping programme, will 

reinstate elements of Sydney Lodge’s historic parkland setting whilst also creating new views 

of the building.  The introduction of public realm in close proximity to the lodge will provide 

improved public views of the building and its setting, and allow increased public appreciation 

of it.  These works to the setting of the listed building will therefore enhance its significance 

and provide a clear public benefit. It is agreed that if the para. 3b works are delivered alone, 

they would still constitute public benefits in relation to para. 196 of the NPPF (2019) and that, 

on balance, the benefits would outweigh the less than substantial harm identified.   

 

17. It is agreed that, while delivery of the para. 3b works would secure a public benefit, this would 

be less than delivery of the full package of works (para. 3a and 3b works). 
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