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1 INTRODUCTION

1.1 New Milton Town Council (NMTC) is reviewing the made New Milton Neighbourhood
Plan (NMNP1) of July 2021 with the intention of making modifications. It expects the
modified plan (NMNP2) will be submitted for examination and remade in 2025.

1.20ne of the maodifications it is exploring is a proposal it first considered in 2014. The
proposal was to designate part of the town centre around Station Road, Osborne
Road and Whitefield Road as a Conservation Area under the provisions of s69 of the
Planning (Listed Buildings & Conservation Areas) Act 1990.

1.3 A study was prepared for NMTC by Forum Heritage Services to define the proposed
Conservation Area and to justify its designation in line with the requirements of the
Act and with national guidance. Although NMTC was keen for the local planning
authority, New Forest District Council (NFDC), to proceed with the designation
process, No further progress was made.

1.40ONH has been appointed by NMTC to provide professional support the NMNP2
project and has been asked to review the 2014 study to recommend if a case can
be made for the designation of an Area of Special Character (ASC) in NMNP2. In
doing so, it should take into account proposals in NMNP1 and NMNP2 in the town
centre to encourage the beneficial redevelopment of some brownfield sites and how
this goal may relate to the ASC.

1.50NH is a small planning and development consultancy. Its Managing Director, Neil
Homer MBA MRTPI, is a qualified planner and urban designer with extensive
experience in plan making and development management from a heritage
perspective. He has produced Conservation Area Appraisals, design codes, design
briefs and design policy for development plans since the 1980s. He has led this
review of the 2014 study and has produced this report.



2. A SUMMARY OF THE 2014 STUDY

2.1 The study comprises a description of the town and its historical development. It then
assesses the key architectural, built form, open spaces, landscape features, buildings of
local interest in the oldest area of the town centre around the station and Grade |l listed
Water Tower (see the Study Area shown on Fig 1 below).
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Fig 1: 2014 Study Area (Source: FHS report, Appendix B)

2.2 It concludes:

“despite some good quality buildings, and a statutory listed building, the Water
Tower the area does not meet the stringent criteria for conservation area designation
as it has suffered badly from the continual upgrading and modernisation of buildings
particularly commercial buildings which has eroded much of the architectural quality
of the buildings within the Study Area”. (§9.1, FHS report, p10)

2.3 It then goes on to recommend that instead of pursuing a Conservation Area
designation, NMTC uses the report as evidence to justify the definition of a number of
non-designated heritage assets in the study area, namely:

e The New Milton station buildings (station and platforms including canopies on
both sides)

e The Lloyds Bank building (No.47 Station Road)

e The former Milton Hall (then a furniture showroom)



2.4 NMNP1 responded to that recommendation by including Policy NM10 ‘Buildings of
Local Heritage & Townscape Value’, which identified those buildings to engage the
NPPF provisions for non-designated heritage assets.

2.5 In addition, it included Policy NM5 ‘New Milton Town Centre Regeneration Area’ “for
the purpose of supporting regeneration opportunities to deliver at least 250 homes and
retail, cultural, health and business investment” (see Fig 2).
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Fig 2: Policies Inset Map, New Milton Neighbourhood Plan 2021 (Source: NMINP1)

2.6 The Regeneration Area covers the whole town centre and so includes all the 2014
Study area. It identifies three sites (A, B and C off Station Road and Osborne Road)
within it for specific attention in the policy, out of a total of ten sites across the town
centre. The supporting text to the policy describes the nature of the regeneration
opportunities and sets out key development principles for each site (§6.35 - §6.44).



3. TAKING THE 2014 STUDY FORWARD

3.1 The study carried out an appraisal process recommended by Historic England and
its description of the study area, appraisal and conclusions are generally sound. The
recommendation not to proceed to promote a Conservation Area designation with
NFDC was the correct one, as was the recommendation to identify a small number of
the most locally important historic buildings as non-designated heritage assets. There is
nothing that has changed either in the physical characteristics of the study area or in
national or local heritage policy since 2014 to justify coming to a different conclusion,
other than to recommend an addition to the Buildings of Local Heritage & Townscape
Value (see §3.13).

3.2 However, there are two matters that warrant greater attention than was paid in 2014.
Firstly, NMTC has embarked on a review of NMNP1, which provides another opportunity
the Study’s heritage aims to be incorporated into the development plan to inform
planning application decisions. It can do this by designating an Area of Special Character
(ASC), i.e. a non-designated heritage asset that is area rather than building based.
Secondly, the NMNP2 is refreshing its town centre policy NM5 to be more directive in
encouraging suitable redevelopment.

Area of Special Character

3.3 An ASC can be thought of as a lower grade of Conservation Area that has a local
architectural and/or historic significance that is greater than the norm of the surrounding
area but not to the extent that it warrants Conservation Area status. As a non-designated
heritage asset, it may enable NFDC to engage the provisions of NPPF §209, especially
if identified in a development plan policy, i.e. by NMNP2.

3.4 However, the ASC must be carefully defined on a map to include only the area of
local significance and that significance must be made clear in a statement to inform
those making and deciding development proposals that may affect it.

3.5 In reviewing the 2014 Studly it is considered that not all the Study Area shown in its
Appendix B is of local significance. North of the railway line only the railway station
buildings and their immediate setting, including Nos 1-2 Railways Cottages, and Nos
25-27 Station Road can be seen to be part of the 19C origins of the town. Although the
land north of the station was the site of the former Milton Hotel, nothing of the building
or its grounds survive.



Fig 3: ‘Fred Keepings Garage’, 25-27 Station Road
(Source: Postcard c¢/o Nick Sanders)

3.6 Nos 25-27 Station Road is contemporaneous with the station and was known as
‘Fred Keepings Garage’. The town’s first post office that gave the town its ‘New Milton’
name in 1895 operated from a shop as part of the building before relocating to the corner
of Whitefield Road by 1897. Its survival, generally intact in form and style above the
ground floor frontage, is a vital reminder of the town’s history. In this location, the ASC
boundary should therefore be drawn to include only those buildings and their plots and
immediate surroundings (see Fig.10 later).

Fig 4: ‘Fred Keepings Garage’, 25-27 Station Road
(Source: Nick Saunders)



3.7 The Railway Cottages to the west of the station have also survived intact with only
their original sash windows replaced with modern alternatives and no additional
development in their setting. Their low, ‘two up, two down’ cottage terrace form in local
brick and pitched slate roof is common to accommodation provided for railway workers
when new lines and stations were opened. Although only glimpsed through the trees
around their boundary they are still a remnant of the station area which can still be
appreciated as part of its historic character.

Figs 5 and 6: Railways Cottages and the main Station Building

3.7 South of the railway line, the origins of the settlement are also clear and more closely
match the Study Area. The 1909 map shows the layout of new buildings along Station
Road in 1904 leading up to the first building, the Post Office, which appears on the 1897
map. Plots are also laid out and built on the first stretch of Whitefield Road from the
Station Road junction. Bank Terrace opposite was built in 1907/8.
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Figs 7 and 8: Post Office Corner in 1904 and Station Road 1907/8
(Sources: Barton Court Estate and Nick Saunders)



3.8 The Water Tower was the first structure built in 1901 on the north side Osborne
Road but was shortly followed by Nos 2-8 Osborne Road, including the Wellington PH
at Nos 2-4. The land between Station Road, Osborne Road through to Lyon Avenue
and down to Ashley Road was laid out as large residential plots in the 1920s, none of
which adjoining the proposed ASC have survived the commercial development of the
town centre.

Fig 9: Bank Terrace after 1908 (Source: Nick Saunders)

3.9 In terms of the local historic significance the ASC area is consistent in framing the
1909 extent of the ‘new’ Milton. The layout of the roads and railway station accesses
have survived and are coherent as a distinct part of the town centre and of New Milton
more generally. Most of the buildings present in 1909 have also survived to enhance this
coherence.

3.10 The 2014 Study contains an accurate description of the older buildings that
comprise the ASC, including the listed Water Tower — “a spectacular example, a huge
octagonal structure in the castle style” (O’Brian, Bailey, Pevsner and Lloyd, The Buildings
of England, Hampshire: South, 2018) — the local heritage buildings of the Hall and Lloyds,
and some others that create a group value with them even though they have less intrinsic
value.

3.11 Most share a material palette of brick and unpainted facades, although some have
been painted or rendered. There remain good examples of faux timber-framing,
pebbledash and some tile hanging; materials and methods associated primarily with the
Domestic Revival movement of the first decade or so of the 20C and with the Arts and
Crafts period that followed in the next decade. It can therefore be concluded that there
is also a clear local architectural quality to the significance of the ASC.



Fig 11: Boundary of Proposed Station Road Area of Special Character
superimposed on the map of New Milton of 1909 (Source: National Library of Scotland)
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3.12 In summary, therefore, it is considered that an ASC can be justified as having local
historical and architectural significance that warrants its status as a non-designated
heritage asset. The following Statement of Significance is recommended:

The local historical and architectural significance of the Station Road Area of
Special Character is evident in the:

survival of the road layout and buildings of the new early 20C settlement
the presence of the original late 19C railway buildings that founded the
settlement around it and the role it plays in bolstering the sense of arrival
survival and prominence of Milton Hall together with Nos 29, 31 and 35
Station Road alongside it in terminating the view from the Station, both
arriving from across the bridge around the slight bend in the road and from
the westbound platform up the incline to Station Road

survival of Nos 25-27 Station Road, which as the home to the first post office
which gave the town its name has important local historical value, and its
prominence in the streetscene in views into the town centre from the north
prominence of the Water Tower in views from the station and in glimpse
views along Osborne Road and between buildings in other locations inside
and into the ASC

prominence of the tall, octagonal turrets at Nos 12 and 47 Station Road to
enhance the entrance to the ASC from along Station Road to the south and
in punctuating views into the ASC along Whitefield Road and Osborne Road,
with the slight offset in the arrangement of buildings around the Station
Road, Osborne Road and Whitefield Road junction that makes the Lloyds
building and Nos 14-16 Station Road more prominent in punctuating views
into the space

strong building lines on Station Road and on Whitefield Road

regular rhythm of the roofscape from Lloyds to Milton Hall and of Nos 4-10
and Nos 14-20 Station Road formed by the full gabled dormers as well as
the large gabled roofs of the Hall and No.35

3.13 In recognition of its local historical significance, Nos 25-27 Station Road should
be added to the list of Buildings of Local Heritage & Townscape Value.

11



4. TOWN CENTRE REGENERATION PLANS

4.1 With the ASC in place a review of the contents of NMNP1 is necessary to ensure
that the policies of NMNP2 can effectively balance the plan’s regeneration and heritage
objectives at the Station (Area A), Manor Road (Area B) and Osborne Road (Area C),
taking each in turn.

Station (Area A)

4.2 The NMNP1 text (§6.35 etc) promotes redeveloping the land around the
westbound platform station building for residential uses above ground level car parking
for station users and new residents. It does not specify a maximum number of storeys
or building height, but the expectation is of a high density scheme. It does state that
“residential uses and development of a scale, massing and layout that enhances the
gateway function of this area along with enhancing the setting of existing heritage
assets and landmark structures could be appropriate” (§6.36).

4.3 With the ASC in place, some modifications may be necessary to:

e specify the ‘heritage assets and landmark structures’

e identify key views

e De clearer about the relationship between building orientation, massing and
height(s) and conserving an effective setting to the station buildings that enables
them to continue to be enjoyed when arriving at the station by train and from
within the town

e identify design cues from the prominent buildings in the ASC to inform the
architectural detail in terms of features, materials and motifs, not to lead to a
pastiche of the Domestic Revival period to but offer a subtle connection
between the old and the new.

Station Road North (ex-‘Manor Road’) (Area B)

4.4 The NMNP1 text (§6.37) promotes redeveloping the whole parcel of industrial,
storage and commercial land between the railway line, Manor Road and Station Road
for a mixed residential and hotel/tourism use scheme. It identifies the opportunity to
‘improve the gateway (to the town centre) from the north’ and to create a ‘stronger
visual connection across the railway line with ... the Water Tower’ using a ‘larger scale,
built form’.

4.5 With the ASC in place, some modifications may be necessary to:

e identify the importance of retaining the view south to the Water Tower from
along Fernhill Lane

e maintaining a strong building line to the Station Road frontage for its
continuation after the road bridge and to gradually reveal No.10 Station Road
around the curved bend in that frontage

e retains the original Nos 25-27 building in the frontage but allowing for the
redevelopment of its single storey showroom adjoining the railway line on the
existing set back building line to show the gabled roof of Milton Hall

12



Fig 12: View of Water Tower from Fernhill Lane/Manor Road junction
Osborne Road (Area C)

4.6 The NMNP1 text (§6.38) promotes redeveloping the Station Road frontage for a
mix of uses with a view to improving the setting to the station and views to the Water
Tower. It makes no explicit reference to the retention of the Lloyds and Milton Hall
buildings but they are identified for conservation by its Policy NM10. They both remain
very worthy of conservation as key, distinct buildings of local architectural as well as
historic value. The tall, steep pitched roof and front, tile-hung gable of Milton Hall is
prominent in the streetscene

Figs 13 and 14: Modern day Milton Hall (No.33) and No.35 Station Road with Nos 25-27 in
the background and early 20C photograph with former Nos 29-31 alongside (Sources: ONH
and Nick Saunders)

4.7 The Lloyds Bank building has also retained its local architectural and historic value
with almost no modern alterations to harm its character. Its dual visual relationship with
the former Post Office (No. 12) opposite, and the collection of Bank Terrace and Nos
4-10 Station Road remains strong, having a strong unity of form and style.

13



Figs 15 and 16: Modern day Lloyds Building and Bank Terrace and 1910 Postcard image of
the building with the Post Office and Nos 4-10 Station Road opposite

4.8 With the ASC in place this proposal should be rethought and the boundary of Area
C redrawn. In practice it is only Nos 29-31 Station Road that offer any realistic
prospect of redevelopment on the frontage (and proposals have been made recently).
Redeveloping the Osborne Road car park may also be possible if there is a wider town
centre parking strategy in place to address the loss of spaces there.

Fig 17: Osborne Road - ‘Wellingtons’ with the Water Tower in the background

4.9 In which case, the proposal should be confined to that land, or just the car park if
planning consent has been given to a scheme for Nos 29-31 in the meantime. The
modified design principles should be:

e maintaining the building line formed by Nos 2-8 Osborne Road

¢ Dbuilding heights no greater than the Station Road frontage or Osborne House
opposite, so as not to compete with the adjoining Water Tower

e No obstruction of the glimpse view of the Water Tower from the station bridge
using design cues from the prominent buildings in the ASC to inform the
architectural detain in terms of features, materials and motifs, not to lead to a
pastiche of the Domestic Revival period to but offer a subtle connection
between the old and the new

14



Whitefield Road (Northside)

4.10 Outside of those Areas is Whitefield Road. The buildings to the rear of No. 12
Station Road (‘Cookies Corner’) comprising Nos 4-16 are a combination of single
storey or low, partially flat-roofed two storey form and height and of a mid-late 20C
appearance. Although functional — commercial units with residential units above — the
appearance of the block detracts from the character of the ASC. The other buildings
along the road and opposite have maintained its essential commercial character in
their taller heights and gabled roof forms.

Figs 18 and 19: Whitefield Road northside

4.11 Depending on land interests, the block presents a redevelopment opportunity
either in two or three parts or as a single scheme. The scheme may continue to
comprise new ground floor commercial units with two storeys of residential above (like
Russell Court opposite) or just three storey residential (like Jasmine Court also
opposite) if there is insufficient commercial value in this now peripheral retail zone.
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5. SUMMARY & RECOMMENDATIONS

5.1 To take the 2014 Study forward does not require any significant change in policy

direction in NMNP2. Its analysis is robust and should form part of the evidence base of
NMNP2 alongside this new report.

5.2 It is recommended that:

. NMNP2 includes a new policy identifying the Station Road Area of Special
Character

A

The ASC Statement of Significance forms the basis of the policy wording
Nos 25-27 Station Road is added to the list of Buildings of Local Heritage &
Townscape Value

The supporting text to Policy NM5 is modified as proposed above

A design brief to guide the positive redevelopment of Whitefield Road
(Northside) is produced as part of NMNP2
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