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Professional Endorsement 

 

The evidence I have prepared and provided for this appeal is true and has been prepared by 
me.  It is given in accordance with the guidance of my professional institutions The Royal 

Institute of Chartered Surveyors and the Institute of Historic Building Conservation.  I confirm 
that the opinions expressed are my true and professional opinions. 

 

Name and Qualifications 

 

This proof of evidence has been prepared by Warren Lever.  I am a chartered building 
surveyor and hold a degree BSc (Hons) Building Conservation from the University of 

Bournemouth and a Post Graduate PG Dip in Urban Design for the University of the West of 
England.  I am a member of the Royal Institute of Chartered Surveyors, the Institute of 

Historic Building Conservation and the Urban Design Group.  I am employed by the New 
Forest District Council and provide professional Conservation and Design Advice to this 

Local Planning Authority. I have worked in similar roles for a series of local authorities and 
national heritage bodies since 1992.  I have also worked in private practice at Balfour Beatty 

Living Places as a senior heritage and urban design consultant.  I have been a regular 
member of design review panels in recent years including the South West Region and I 

currently act as a design review panel expert at Design: Midlands, Cornwall Council, 
Bournemouth, Christchurch and Poole Council. I am a retained heritage and urban design 
specialist for the national network, creating excellence in an enabling role. I have in total 

over 28 years planning, heritage and design experience. 
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1.0 The Policy Context 
 

1.1 The National Planning Policy Framework - Heritage 
 
1.1.1 The planning context for the historic environment set out by the Government 

is summarised in section 16 para.192 of the NPPF: 
 

192. In determining applications, local planning authorities should take 
account of:  
a) the desirability of sustaining and enhancing the significance of heritage 
assets and putting them to viable uses consistent with their conservation;  

b) the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and  

c) the desirability of new development making a positive contribution to local 
character and distinctiveness.  

 
1.1.2 Paragraphs 193 and 194 of the NPPF identify the importance of 

understanding the significance of heritage assets before proposing change 
and weighing any potential harm against the public benefit which may accrue 
from the proposed changes: 

 
193. 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. This is irrespective of whether any potential harm 
amounts to substantial harm, total loss or less than substantial harm to its 
significance. 
194. Any harm to, or loss of, the significance of a designated heritage asset 
(from its alteration or destruction, or from development within its setting), 
should require clear and convincing justification. Substantial harm to or loss 
of: 
a) grade II listed buildings, or grade II registered parks or gardens, should be 
exceptional; b) assets of the highest significance, notably scheduled 
monuments, protected wreck sites, registered battlefields, grade I and II* 
listed buildings, grade I and II* registered parks and gardens, and World 
Heritage Sites, should be wholly exceptional 
196. 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, where appropriate, 
securing its optimum viable use. 

 
197. The effect of an application on the significance of a non-designated 
heritage asset should be taken into account in determining the application. In 
weighing applications that directly or indirectly affect non-designated heritage 
assets, a balanced judgement will be required having regard to the scale of 
any harm or loss and the significance of the heritage asset.  

 
1.1.3 Paragraph 200 of the NPPF identifies the opportunity to better reveal and 

improve upon the significance of a site or its setting.  
 

200. Local planning authorities should look for opportunities for new 
development within Conservation Areas and World Heritage Sites, and within 
the setting of heritage assets, to enhance or better reveal their significance. 
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Proposals that preserve those elements of the setting that make a positive 
contribution to the asset (or which better reveal its significance) should be 
treated favourably.  

 
1.1.4 Section 66 of the Planning (Listed Buildings and Conservation Area) Act 

1990 sets out that in considering whether to grant planning permission for 
development which affects a listed building or its setting, the local planning 
authority or, as the case may be, the Secretary of State 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. 

 
1.1.5 Section 72 of the Act states that; 
 

In the exercise, with respect to any buildings or other land in a conservation 
area, special attention shall be paid to the desirability of preserving or 
enhancing the character or appearance of that area.  

 
1.1.6 The sections of the NPPF set out above are consistent with the duties arising 

out of both sections 66 and 72 of the Planning (Listed Buildings and 
Conservation Area) Act 1990. The duty with regard to setting of heritage 
assets set out in the NPPF and Historic England Guidance and how this may 
effect its significance as a heritage asset. 

 
1.1.7 This proof will set out what the significance of the heritage assets are with 

regard to the application and how aspects of their setting form a key part of 
that significance. It will then go onto set out how this application causes harm 
to that significance. 

 
The National Planning Policy Framework – Townscape and Urban Design 
 
1.1.8 At paragraph 12 of the NPPF sets out a clear direction for achieving well 

designed places and the quality of development and good urban design is 
highlighted as being fundamental. 

 
124. The creation of high quality buildings and places is fundamental to what 
the planning and development process should achieve. Good design is a key 
aspect of sustainable development, creates better places in which to live and 
work and helps make development acceptable to communities. Being clear 
about design expectations, and how these will be tested, is essential for 
achieving this. So too is effective engagement between applicants, 
communities, local planning authorities and other interests throughout the 
process. 

 
1.1.9 In relation to paragraph125 and 126 the local authority will set out two key 

documents as part of its planning framework which illustrate that in 
conjunction with its planning polices the conservation area appraisals and the 
local distinctiveness documents define local characteristics. With regard to 
the local distinctiveness document this was developed with the involvement 
of the local community and helped to reflect local aspirations for the town and 
its character areas. These documents set out clarity and provide a framework 
for the creation of distinctive places with a consistent and high quality 
standard of design. 

 
125. Plans should, at the most appropriate level, set out a clear design vision 
and expectations, so that applicants have as much certainty as possible 
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about what is likely to be acceptable. Design policies should be developed 
with local communities so they reflect local aspirations, and are grounded in 
an understanding and evaluation of each area’s defining characteristics. 
Neighbourhood plans can play an important role in identifying the special 
qualities of each area and explaining how this should be reflected in 
development. 

 
126. To provide maximum clarity about design expectations at an early 
stage, plans or supplementary planning documents should use visual tools 
such as design guides and codes. These provide a framework for creating 
distinctive places, with a consistent and high quality standard of design. 
However their level of detail and degree of prescription should be tailored to 
the circumstances in each place, and should allow a suitable degree of 
variety where this would be justified. 

 
1.1.10 Fundamentally at paragraph 130 the NPPF sets out that Permission should 

be refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions, taking into account any local design standards or style guides in 
plans or supplementary planning documents. 

 
1.1.11 This proof will set out that with regard to this development that in my opinion 

the scheme does not respond to these townscape and design issues.  It is 
felt that the scheme sits at odds with the prevailing character and context and 
is felt to have a significantly damaging and harmful effect on these locally 
defined attributes. 

 
1.2 Relevant Planning Policies 
 
1.2.1 The starting point for decision making is the statutory development plan.  

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that applications for planning permission be determined in accordance with 
the development plan unless material planning considerations indicate 
otherwise.   

 
The Statutory Development Plan  
 
1.2.2 The statutory development plan for the area comprises the following 

documents : 
 

i) The Local Plan Part 1: Planning Strategy adopted 2020 
ii) The Local Plan Part 2: Sites and Development Management adopted 2014 
iii) Saved policies (CS7, CS19 and CS21) of the Local Plan Part 1: ‘Core 

Strategy’ (2009); and 
iv) Saved policy DW-E12 Protection of Landscape Features of the New Forest 

District Plan First Alteration 2005. 
 
1.2.3 Within this proof I will focus on the two key policies set out within the 

development framework which are Policy ENV3: Design quality and local 
distinctiveness and Policy DM1: Heritage and Conservation.  The following 
policies form part of the reason for refusal and are relevant to consideration 
of this appeal. Below is a short summary of their relevance to this proposal. 
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1.2.4 Policy ENV3: Design quality and local distinctiveness set out a series of tests 
to achieve high quality design and these follow a clear thread from the NPPF 
Section 12 to the Lymington Local Distinctiveness SPD guidance. It uses the 
headings functional, appropriate, attractive.  It then sets out a series of 
criteria covering the requirements for new development. 

 
1.2.5 In relation to this case and through this proof it is felt that the proposed 

scheme fails to meet these objectives as it fails to respond to local 
distinctiveness and fails to enhance the character and identity of the locality 
under the key headings. 

 
All development should achieve high quality design that contributes positively to 
local distinctiveness, quality of life and enhances the character and identity of the 
locality by creating buildings, streets, places and spaces that are: 
 

• Functional: well connected to surrounding uses, and logically laid out so that 
different elements work well together in a manner that is safe to access, easy to 
navigate, convenient to use and that makes effective use of both developed 
land and open spaces; 

• Appropriate: sympathetic to its environment and context, respecting and 
enhancing local distinctiveness, character and identity; and 

• Attractive: visually appealing and enjoyable to be in. 
New development will be required to: 
 
i. Create buildings, streets and spaces which are sympathetic to the 

environment and their context in terms of layout, landscape, scale, height, 
appearance and density and in relationship to adjoining buildings, spaces 
and landscape features; Avoid unacceptable effects by reason of visual 
intrusion or overbearing impact, overlooking, shading, noise and light 
pollution or other adverse impacts on local character or residential amenity; 

ii. Create buildings, streets and spaces which are accessible to those with 
disabilities or of reduced mobility, that are safe and easy to navigate, and 
that minimise opportunities for anti-social and criminal behaviour or other 
public threats; 

iii. Integrate sufficient car and cycle parking spaces so that realistic needs are 
met in a manner that is not prejudicial to the character and quality of the 
street, highway safety, emergency or service access or to pedestrian 
convenience and comfort; 

iv. Incorporate design measures that improve resource efficiency and climate  
v. change resilience and reduce environmental impacts wherever they are 

appropriate and capable of being effective, such  as greywater recycling and 
natural heating and cooling, and the use of Sustainable Drainage Systems 
(SuDS); 

vi. Provide appropriately designed green spaces including sufficient planting, 
and where applicable: provision for play, sports and natural green spaces for 
recreational mitigation; and 

vii. Enhance the sense of place by ensuring that buildings, streets and spaces 
are attractive to look at through good architecture, landscape and street 
design. 

 
1.2.6 Policy DM1: Heritage and Conservation set out a series of tests to achieve 

appropriate responses to significance and character and these broadly 
reinforce those of the NPPF Section 16 and draw upon statutory 
requirements as set out in Planning (Listed Buildings and Conservation 
Areas) Act 1990. The proof will outline how harm proposed to the 
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significance of the identified designated heritage assets. In addition, 
underneath this policy sits the guidance set out under the Lymington 
Conservation Area. 

 
In relation to this case and through this proof it is felt that the proposed 
scheme fails to meet the objectives of this policy as it fails to respond to the 
significance and the setting where it relates to that significance of the 
identified heritage assets covered in this proof. 

 
A copy of the policies is attached in the accompanying CD and identified in 
the proof of James Gilfillan – Senior Planning Officer. 
 
Policy DM1: Heritage and Conservation 

 
a) Development proposals and other initiatives should conserve and seek to 

enhance the historic environment and heritage assets, with particular regard 
to local character, setting, management and the historic significance and 
context of heritage assets. 
  

 In particular: 
 

•  All heritage assets will be protected in proportion to their significance. The 
more significant the heritage asset, the greater the presumption in favour 
of its conservation. 

•  Development proposals should conserve or enhance the significance, 
character and appearance of heritage assets. 

•  Any development that may affect archaeological remains should 
demonstrate the likely impact upon the remains and where appropriate 
include mitigation measures to reduce that impact. Any information gained 
as a result of the investigation should be publicly available. 

•  Development proposals should respect historic road, street and footpath 
patterns that contribute to the character and quality of an area. 

b) In assessing the impact of a proposal on any heritage asset, account will be 
taken of: 
 
• the impact of the proposal on the heritage asset and its significance, with 

regard to the nature of the significance of the heritage asset and the 
value that it holds for this and future generations 

•  the impact of the proposal on the setting of the heritage asset 
•  the impact of the proposal on public access to, and enjoyment and 

appreciation of, the heritage asset. 
 
 If there would be harm to the heritage asset, account will be taken of: 
 

•  how any conflict between climate change objectives and the 
conservation of the heritage asset is addressed and mitigated 

•  whether the public benefits of a proposal outweigh any harm caused to 
the heritage asset.  

 
Exceptions to the principle of safeguarding heritage assets from 
inappropriate development will only be considered where substantial harm is 
avoided and where the public benefits of a proposed development can be 
clearly demonstrated to outweigh the level of harm to the significance of the 
heritage asset. 
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c) Where appropriate and necessary to secure the long term future of a 
heritage asset, in particular where it is in a poor condition or at risk, an 
exception may be made to other local plan policies, providing: 

 
•  the nature of the heritage asset means it is not suitable for all 

reasonable uses of the site which accord with local plan policies  
•  the proposal will not materially harm the significance of the heritage asset 

and its setting, and is sympathetic to its conservation 
•  any variance in, or departure from, other policies is minimised to that 

necessary to secure the heritage asset, and the benefits of securing the 
long term conservation of the heritage asset outweigh the disbenefits. 

 
d) The local planning authority will work with others, and in particular with local 

communities, to identify, record and give appropriate recognition to heritage 
assets not subject to a national designation, but which are of local 
significance 

 
1.3 Lymington Local Distinctiveness Supplementary Planning Document 

(SPD) 
 
1.3.1 The Lymington Local Distinctiveness SPD was adopted by the Council in 

February 2011. It postdates the Lymington Conservation Area Appraisal and 
so its character analysis is the most up to date in terms of appraisal of the 
town.  

 
1.3.2 This document is all about identifying and helping to protect the local 

character and distinctiveness of Lymington and Pennington. It is about 
guiding how new development (including alterations or extensions to existing 
buildings) is undertaken in the future to ensure that it takes place in a way 
that protects local character and maintains the positive features that 
contribute to the particular area’s local distinctiveness. It applies to all new 
development – not just residential development. Fundamentally it identifies 
key character areas and the development form which contribute to those 
areas. In a summary table for each area it then sets out guidance for 
managing change where it would not harm that distinctiveness. It was 
developed in close collaboration with the local community as a tool for 
managing development within the town centre and surrounding areas.  It is 
one of a series of ‘Local Distinctiveness’ guidance documents that New 
Forest District Council has prepared for the towns and main villages in its 
area. 

 
1.3.3 The guidance given in this document is particularly relevant to those 

considering new development proposals within Lymington and Pennington. 
The character area guidance in this document is design to inform proposals 
thorough research into the context of individual sites. It sets a framework for 
the resident, the developer or the designer to investigate the finer nuances of 
a place and how this can inform the design of new development based upon 
the information provided here. 

 
1.3.4 The division between the two key character areas in relation to this 

application is set out within this document. They are 1 Town Centre and 6 
South Lymington and the SPD defines a clear character change at this point 
and sets out the variation between these two character areas (see Lymington 
Character Areas Map following page 28 of the SPD). 
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1.3.5 Character area 1 is defined from page 29 within the Lymington Local 
Distinctiveness SPD notifying this area as the more built up and historic part 
of the settlement. It recognises the importance of the topography and layout 
of the town and sets out that the topography of this area is sensitive to 
change and adds to the character of the place (page 29, 4.1.1 and 4.1.3). It 
outlines the history of the settlement and the more condensed natural and 
finer grain of the town.  This is neatly summarised in a table on page 48 can 
be read clearly in the plan set out after that table. 

 
1.3.6 At section 4.1.18 (page 36) the approach up Stanford Hill is discussed as 

offers a powerful identity with the large mansions of Highfield. The noted 
scale differential between these and the buildings along Stanford Road and 
Queens Street are noted. Bucklers Court is mentioned and set out as the 
transition building at this point in the townscape. 4.1.19 (page 37) talks about 
the requirements and proportions and how these do not have ‘an overblown 
depth or false decoration. 

 
1.3.7 This is in contrast to the analysis and guidance set out for charcter area 6 – 

South Lymington on page 91 of the document. This make clear the area is of 
larger houses within good sized plots and these were developed individually 
during the earlier 20th century. The rise of the road into the western entrance 
of the town and importance of the greener aspect with larger trees, wider 
verges banks and hedgerows to houses and to street edges at 4.6.2. Fig 6.2 
of the SPD illustrates the change to a wide green corridor. 4.6.3 discusses 
the gentle fall and rise of the land and the importance of views out contained 
by tree groups and denser greenery. The character plan after page 98 
indicates the rear gardens to the proposed site as forming a large garden 
greenspace/tranquil garden spaces. Important views and vistas are identified 
looking north into the western edge of the town, Highfield and the 
conservation area 

 
1.3.8 It is worth also noting character area 7 Yaldhurst Purlieu (page 99) a large 

suburban townscape element of Lymington which sits to the west of the 
town.  With a slightly more intensive plot and grain layout than Area 6 this 
does include the development at Rowans Park.  This sits on the opposite 
side of the road to the application site and enjoys large areas of open 
greenspace and mature tree planting which again contributes to the more 
verdant appearance of Stanford Hill at this point. It confirms the change in 
townscape in this area and the variation in a balance between green and 
open space to a higher built form density within the Town Centre Character 
zone (page after 114 shows area 7 Map). 

 
1.3.9 To summarise I believe that the guidance within this document sets out a 

clear distinction of townscape character between the two areas and how this 
defines the townscape and urban design qualities of the area. The 
applications site itself sits within this lower density townscape character area 
6 South Lymington and as such needs to be viewed in the context of this 
important local character and its variation from Area 1 Town Centre. 

 
1.4 Lymington Conservation Area Appraisal 
 
1.4.1 The Lymington Conservation Area is relatively large and shares the 

important characteristics of town-wide conservation area designations; it is 
complex, multi-layered and has a number of subareas which can have some 
differing and unique characteristics. This distinction between areas has also 
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been developed to a degree in the Lymington Local Distinctiveness 
Supplementary Planning Document. 

 
1.4.2 The conservation area was first designated in 1977 with successive 

boundary amendments in 1988, 1992 and 1999 which effectively extended 
the boundary each time. The Lymington Conservation Area has had an 
appraisal in place for approximately 19 years. The appraisal is 
comprehensive and wide-ranging. 

 
1.4.3 This document sets out the key elements of significance and the reason for 

its designation under section 69  p of the Planning (Listed Buildings and 
Conservation Area) Act 1990  . This assessment covers a number of key 
elements of significance at section 2.2 of the document. In expansion after 
this outline the key elements of significance are set out. 

 
1.4.4 The retention of the medieval layout of the borough, which underpins its 

street structure and layout, has remained largely unaltered up to the present 
day. The importance of cross and back lanes and the survival of burgage 
plots. This survival is noted and how this leads to a very legible townscape 
and urban street structure to the town. The long central axis of the town 
based upon this medieval origin terminates at the end of Priestlands Place 
and the historic road south to Penning and Milford is where this application 
site is located. 

 
1.4.5 The importance of peripheral areas of the conservation area   is outlined at 

2.4 of the local authority sets out its aim to protect the edges and to not 
underestimate their importance and that development can have an impact on 
the wider area. See extract below. 

 

 
 
1.4.6 At 2.5 of the document it discusses later development and how this has fitted 

either in-between plots or on undeveloped land but as such didn’t really 
result in the loss of overall historic street and plot structure and as such 
resulted in a designated heritage asset that has preserved these elements of 
historic and architectural importance.  This cannot be said of many towns 
where 20th century development has more significantly eroded key elements 
of earlier heritage and townscape. At sections 2.6 - 2.8 of the documents the 
opportunities for new development are discussed and how these should 
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respond to both preserve and enhance the character of the conservation 
area through considered development management. 

 
1.4.7 Reference is made to the ‘Extensive Urban Survey Work of Hampshire and 

the Isle of Wight Historic Towns which undertook and assessment and 
summary of archaeological knowledge and finds from key towns in 
Hampshire. This has helped to identify key archaeological constraints within 
the town centres and how these might be addressed when developing within 
this importance heritage context. This work unpins the significance of the 
conservation area in terms of archaeological significance. This is defined at a 
larger scale at page 18 where archaeological importance is noted on Map 7. 

 
1.4.8 The appraisal helpfully defines a set of character areas for the town 

illustrating various phases of development and the varying character traits of 
these areas. In addition to a broad analysis this evidence will highlight the 
section covering character area D (Western) within the appraisals which 
defines the western edge of the historic town centre (Map on page 13 of 
conservation area appraisal) 

 
1.4.9 The early origins of the town are said to relate to the saltpans which were 

historically the largest in Hampshire and first settlement are around the 
Anglo-Saxon Period with a small population noted in the Doomsday Book. 
The towns more rapid growth occurred in the 12th and 13th centuries when it 
became an important port with extensive French Trade. Its historic 
significance relates also to the successive Borough charters between 1184 
and 1216 which helped to form the still notable burgage plots and allowed 
further planned extensions to the town at these points. 

 
1.4.10 Its growth appeared to start at two points at the Quayside and St Thomas 

Church possibly connecting along the High Street at some stage. Then a 
post medieval development of buildings along St Thomas Street to the west 
which is identified in the differing rear plot arrangements to the High Street. 
The next larger expansions of the town were in the 18th and 19th centuries 
which saw both upgrade of the medieval buildings within the town and 
terraced development moving outwards from the town centre along key 
historic routes. Its links north and to the west were vital to its growth and 
connection to other nearby settlements.  The route west and out through 
Pennington is shown on early maps and essentially has laid out the street 
structure and orientation upon which this site sits and this structure has 
changed little since the 18th and 19th centuries. 

 
1.4.11 Despite its age the conservation area appraisals is notable in its assessment 

of significance and works through a detailed set of criteria set out at 2.2 page 
5. See the section below. However, the document age does mean that it 
lacks more detailed map analysis and a more up to date review of non-
designated heritage assets under the more recent NPPF. 
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1.4.12 The area around Area D – The Western Zone is shown in Map 2 on page 13 

of the appraisal. In summary the documents set out some of the features of 
these area below first at page 21 and then later at page 28. 
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1.4.13 Since the assessment has been carried out, we now understand more about 

the archaeological potential of the conservation area.  While many buildings 
in St Thomas Street and the High Street appear to be from the 18th century 
successive listed building consent applications have shown the inner 
structure of buildings pre-date that period and many have post medieval 
timber framing remaining.  The standing archaeological remains are 
impressive and buildings such as those above Waterstones and Ko Thai 
Restaurant have significant timber framed elements dressed over with later 
18th and 19th century frontages. This point is further referenced in the 
appraisal at bullet point 4, page 25.  Rear burgage plots and even those with 
previous development have yielded archaeological deposits and former 
outbuildings, cellars and rubbish pits are known to exist. This is noted in the 
designation of areas of high archaeological importance noted on the mapping 
extracts (pages 14 to 18). 

 
1.4.14 In terms of architectural and historic significance there is a wonderful 

combination of building types. At the Quay the more informal historic 
buildings (formerly associated with quay and river activities ascend up the hill 
and along Captains Row.  At the High Street these become more formal 
buildings with a predominance of 18thth and 19th century buildings and 
frontages occupying the widths of the former burgage plots. Many are re-
fronted and containing earlier origins and older cellars. Rear plots to the 
north tend to be more developed than those to the south but again many still 
contained and expressing the former medieval burgage arrangement which 
can be seen on Maps 4, 5 and 6 of the conservation area appraisal (pages 
15, 16 and 17).  

 
1.4.15 Little has changed this wide historic High Street with St Thomas at its higher 

point and its architectural composition still reads as a relatively complete 
historic High Street.  As one moves out to the west the character of St 
Thomas Street becomes a little more informal in terms of building heights 
and rear plot depths but it still maintains a clear back edge of pavement 
sense of street enclosure.  That said the sense of frontage proportions, plot 
depth, defined roof arrangement and frontage detail is still extant and makes 
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for an equally important element of historic townscape. This character is 
continued along to Priestlands Place, along Stanford Row and down Queens 
Street. Historic and more recent development predominantly sits at back 
edge the pavement with only a few dwelling having very small front gardens. 

 
1.4.16 Of key importance to this location are the listed and unlisted buildings sitting 

along Highfield and identified on page 28 as being of grand scale with a 
wealth of decorative detail.  This finely proportioned 19th century house in 
terms of their location, position within the landscape and the importance 
expressed in their architectural form make a significant set piece contribution 
to this part of the conservation area. (see appendix 3 Historic phots and 
appendix 6 site photos). 

 
1.4.17 In addition to its conservation area designation the high density collection of 

nationally listed buildings within the town is impressive and again one only 
has to view the built environment maps mentioned previously to see this 
(map 7 page 18). These listed buildings hold a wealth of both architectural 
and historic interest and hold a key relationship to the conservation area 
designation, its character and appearance and its boundary alignment.  At 
the western end of the town this relationship forms a gateway to the town 
centre and marks a clear variation from the later suburban housing which 
was developed throughout the 20th century and sits alongside the 
conservation area boundary. 

 
1.4.18 At this key entrance to the town centre the listed buildings along Stanford 

Hill, Priestlands Place and Stanford Row are noted for both their individual 
contribution and significance but also as an important group of listed 
buildings (see appendix 1 list descriptions). It becomes apparent when 
looking at Map 7 page 18 of the conservation area appraisals that this 
significance, the setting of these buildings has helped to contribute to the 
broader significance of the conservation area and the location of the 
boundary.  

 
1.4.19 The notable architectural interest and scale of the buildings at Highfield make 

a significant contribution to this entrance space for the conservation area. 
The row of buildings indicates a point at which the town may have looked to 
become a resort and there are architectural links to the buildings around the 
Salt Water Baths at the south eastern end of the waterfront (see photo 
below).  This was felt to be important and can be seen picked up in the 
design and architectural development of Bucklers Court on the opposite side 
of this town space.  This area of the town through street pattern, architectural 
interest, historic value forms a key gateway to the town centre is in my 
opinion of high significance.  

 

 
Lymington Sailing Club 
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1.4.20 The conservation area appraisals sets out some key management proposals 
regarding new development and does recognise that some buildings 
developed during the 20th century have not been of the highest quality in 
periods when design wasn’t valued as highly within the planning system as it 
is today. It notes at section 2.6 the need for high quality frontage 
development when these opportunities arise.  This underpins the need for 
sensitive development where opportunities arise within and directly on the 
edge in afore mentioned peripheral areas (section 2.4). 

 
1.4.21 It encourages the approach for more modern design in relation to the 

conservation area.  The document clarifies that irrespective of period, a 
building will fit into its context if it observes the conventions of scale, height, 
buildings line, orientation, colour etc. 

 
1.4.22 This section outlines the justification for both the designation and the overall 

significance as to the value of the conservation area, the boundary line in this 
position. Its combined collection of listed buildings, non-designated heritage 
assets, historic street pattern and topographical position justifies designation 
and continued preservation. More detailed assessment occurs later in this 
document. 

 
1.5 The Setting of Heritage Assets - Historic Environment Good Practice 

Advice in Planning Note 3 (Second Edition). 
 

This document sets out Historic England’s guidance on assessing 
significance of heritage assets it broadens out the topics within the PGG 
notes under archaeological, architectural, artistic and historic.  The guidance 
also sets out a framework for a staged approach to assessment which will be 
used in the assessments within this proof of evidence 

 
1.6 Statements of Significance – Analysing Significance in Heritage Assets 

– Historic England Advice Note 12. 
 

This document sets out Historic England’s guidance on the setting of 
heritage assets.  It clarifies how to assess setting and then how this setting 
can contribute to the significance of a heritage asset and how it can allow. 
The guidance will be used in the assessments later within this proof of 
evidence. 

 

2.0 The Local Authority Case 

2.1 This proof will provide evidence to support the Councils case relating to the reasons 
for refusal. It will use the guidance and documents already referenced along with site 
assessment to underpin these reasons and why they are based on a clear 
understanding of both heritage impacts and issues of townscape and design. The 
reasons for refusal where; 

1 The proposal is considered to be contrary to New Forest Local Plan Policy (2016-
2036) ENV3 and the Lymington Local Distinctiveness SPD, together with 
government advice as set out in the NPPF 2019, with particular reference to 
paragraphs 127 and 130, and Government Design Guidance. The proposal by virtue 
of its site layout, scale, mass, and position in a prominent location does not 
positively contribute to local distinctiveness and sense of place. The proposal is 
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considered to be unsympathetic in terms of its overall design and site layout, mass, 
bulk, height and scale in this key and sensitive location in Lymington. 
 

2. By virtue of its scale, mass, position and height in a key location near to an 
impacting on the setting of Designated Heritage Assets, the proposed development 
fails to satisfy the statutory tests as set out in the Listed Buildings and Conservation 
Areas Act 1990 as set out in Section 66 and 72. The proposal does not preserve or 
enhance the setting of the Lymington Conservation Area or the Listed Buildings at 
Highfield causing less than substantial harm which is not offset by any public 
benefits that might accrue from the development. The proposal is considered to be 
contrary to New Forest Local Plan (2016-2036) Policy ENV3, New Forest Local Plan 
Part 2 Policy (2014) DM1, the Lymington Local Distinctiveness SPD, and with 
government advice as set out in the NPPF 2019. 
 

 

2.2 In my opinion this site is adjacent to an important character zone directly against the 
boundary of the conservation area and is noted as a change within the Lymington 
Local Distinctiveness Document (SPD).  This opinion is supported by the fact that it 
has combined heritage considerations such as the contextual setting at the edge of 
the Lymington Conservation Area.  This zone is additionally layered with the position 
of important listed buildings, some sitting along Highfield in a prominent position on 
the opposite side of the road. 

2.3 In line with New Forest District Council policies referenced within the reasons for 
refusal and Supplementary Planning Guidance Lymington Conservation Area 
Appraisal and Lymington Local Distinctiveness Document the local authority has set 
out that development of good quality contextually responsive urban design and 
architectural approach would be expected on sites in this type of location.  This 
planning aim is also overarched by design and heritage paragraphs of the National 
Planning Policy Framework notably paragraphs 124, 127 and 130.  

2.4 These paragraphs set out the government’s clear commitment to achieving well 
designed places.  This is further picked up in the National Design Guide which 
expands on these issues. This proof will explore how the scheme responds to these 
issues in more detail later on. 
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3.0 Heritage Matters 

This section of the proof sets out the assessment and analysis of the heritage issues in 
relation to the appeal.  It will set out a context and analysis of these and include 
assessments of significance and the harm of the proposed scheme upon that significance. 
 

3.1 Historic Evolution of Lymington 
 
3.1.1 With regard to Lymington the Domesday survey provides the first reference 

for the settlement of the manor of Lentune. Roger, Earl of Shrewsbury, held 
one hide, although it was taxed at half a hide because the woodland had 
been taken into the Forest. A recorded population of six farmed a small 
manor where there was land recorded for two ploughs. 

 
3.1.2 Lymington was a chapelry of the church of Boldre, which in turn was a 

chapelry of the minster at Christchurch. Boldre church was founded around 
950. The earliest reference to the chapel of Lymington dates from c1141-
55. 

 
3.1.3 The town received its borough charter from William de Redvers some time 

between 1184 and 1216, but the charter is only known from a later 
confirmation of Baldwin de Redvers of c.1256. The borough probably came 
into existence due to the proximity of the salterns and a convenient 
harbour. A charter of 1271 refers to an extension of the town which has 
been attributed to Baldwin. The two areas of the borough were known as 
‘The Hundred Acres’ (actually 105 acres). In 1257 Baldwin de Redvers was 
granted a fair, and a second fair charter was obtained in 1315. 

 
3.1.4 In the early post-medieval period the fair was being held in the High Street 

which may have been the site of the earlier fairs. An undated manorial 
extent, but estimated to date from the mid-13th century, includes rentals 
which records eighty-eight plots in Lymington burgus and sixty-nine entries 
in Vetus (Old) Lymington. Sixty-one burgages were recorded in 1300 along 
with thirty six and a half “new burgages”. An extent of Old Lymington of the 
same date recorded granaries on the beach and a large number of salt-
works. Lymington was the greatest centre for salt making in the county in 
the medieval and early post-medieval periods, although there may have 
been periods of decline. 

 
3.1.5 Lymington was an important port in the medieval period with French wines 

and other commodities being landed there. In 1346-7 the town provided 9 
ships and 159 mariners for the defence of the coast, but the town suffered 
from French incursions on several occasions in the fourteenth century and 
was last attacked in 1545. 

 
3.1.6 In the 17th century the quay was described as being ‘much decayed’ due to 

the enormous use made of for the export of timber from the New Forest. 
The salt industry maintained its importance with £50,000 a year being paid 
in duty to the Exchequer in the 18th century. 

 
3.1.7 In the late-18th century Lymington was known as one of ‘the most cheerful, 

genteel and sociable towns in the south of England’1 and was popular as a 
bathing resort, although during the same period thousands of troops were 
billeted in and around the town making the area a vast military depot. The 
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population of the town was increased in the 1790s by French immigrants 
fleeing the French Revolution. 

 
3.1.8 Yacht building became an important industry in the town from the 

nineteenth century and the harbour became a popular haven for those 
yachting in the Solent. 

 
3.1.9 The street pattern of the town was and still remains dominated by the High 

Street which, to the west of the church ran into St Thomas’s Street. The 
burgage properties on both sides of High Street had small lanes or 
pathways along the rear boundaries that acted as back lanes. Lying at right 
angles to the High Street were several streets including New Street 
(recorded in the 14th century) and Gosport Street on the north side of High 
Street, and Church Street, Ashley Lane and Captain’s Row (South Street) 
to the south of High Street. At the eastern end of the town was the quay 
which was approached from the High Street via Quay Hill. Quay Street may 
have originally been the quay-side. 

 
3.1.10 Highfield whilst sat on an historic routeway was not developed out until the 

19th century. Prior to this the area formed an undeveloped area of fields 
with open space, hedges and tree planting. 

 
3.2 Cartographic Evidence and Analysis. 
 
3.2.1 The Ordnance Survey map of 1867 and 1864 coloured map shows much of 

the historic development is evident with Stanford Row developed and some 
of buildings along Priestlands Place in-situ. To the south of this building 
there are open fields which extend down the hill towards Pennington and 
Priestlands House. The position of the buildings at Highfield would have 
been viewed at the top of the rise as one entered the town along Stanford 
Hill (see appendix 3 historic photos). 

 
3.2.2 Numbers 1 to 6 Highfield developed out and broadly reflective of the 

present massing and extension to plan form. These villas form symmetrical 
pairs in plan with outbuildings shown to the rear. The position of the villas 
may indicate a plan to extend these further along the higher ground. The 
arrangement of these villas would have allowed an impressive view down 
this slope and out to the landscape to the south. The villas had curved 
entrance drives and walls to the front with paired entrances. This can be 
more clearly seen on the earlier colourised maps at appendix 2. 

 
3.2.3 The Ordnance Survey map of 1897 (Appendix 2 Historic maps) shows a 

similar plan configuration to the 1867 and 1864 maps. Two more villas have 
now been added to the west of Highfield (numbers 7 and 8). Stanford Row 
is in place and terminated at the junction by Bellevue Cottages. The end of 
these terraces return with a building facing the junction. This is possibly the 
origins of Reedley House but the planform changes quite a bit post 1909. 
Highfield Lodge can be seen at the western end of Highfield (later 
demolished). The street structure remains consistent with today’s layout but 
buildings to the north of Prietslands Place have a more organic layout with 
a more varied building alignment and open spaces between some of them. 

 
3.2.4 The site of Buckland Court is now occupied to the east by a Malting House.  

This was a long 2 storey building and flanked the western end of the 
buildings along Priestlands Place. On later aerial photos this is shown as a 
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pitched roof structure. This type of building was not uncommon for this 
period and provided malt to serve local publicans and estates. At this stage 
open land sits to the west and south of Priestlands Place. On the location of 
the proposed site two smaller buildings are evident access by a small drive 
running to the rear.  It is noted that the route of Stanford Hill was at this 
point quite wide illustrating its importance for connections to and from the 
south and west. 

 
3.2.5 The 1909 Map now begins to illustrate the apportionment of building plots 

to the south of the town and Belmore Road appears generally following the 
alignment of the old field boundary shown in the 1897 map. The two smaller 
buildings noted on the1864 map have now one and a number of individual 
plots have appeared.  The one to the north of the application site, known 
and Wykehem and then two further to the south which begins to set out the 
plot layout for the proposed site (see appendix 2) 

 
3.2.6 The 1932 Map shows structures to the south of the Malthouse in place and 

the suburban development along Belmore Road has developed further with 
other plots being built. This map also shows some development in the early 
20th century with Wykeham to the frontage of Stanford Hill. This building is 
either extended or the map survey has improved/clarified.  The name 
Wykeham appears on the 1965 OS mapping.  

 
3.2.7 In maps from the 1950s and 1965 the buildings to the south of the 

Malthouse are identified as part of a builders yard (see appendix 2 Historic 
maps).  Reedley House is now identified on the same map finishing the 
perimeter block to the south west of Stanford Row.  Reedley House on 
cartographic evidence appears to have been increased in size and has lost 
some frontage space due to road changes at the junction with Priestlands 
Place.  

 
3.2.8 This span of maps shows further development of the suburban style 

housing area to the south of Wykeham which was to form part of the South 
Lymington character zone. Land to the east of Stanford Hill is shown as a 
proposed site for the Town Hall (1950s-60s map but then later becomes the 
site of Rowans Park housing scheme. It is noted that the Rise, High Bank, 
Silver birches and Concord are all shown on the 1965 OS plan. The road 
changes at this point also changed the junction arrangements to the west of 
Stanford Hill with revised access and route to Highfield, Rowans Park and 
Southern Road. A small selection of buildings along the north side of 
Priestlands Place are lost for the revised alignment of this street. 

 
3.2.9 The next change to areas affecting the proposal site was the development 

of Bucklers Court and to the rear Bucklers Mews at the entrance to the 
town and within the current conservation area. This site was redundant land 
occupied by the previous Malthouse, a collection of later sheds and 
structures to the south and the large early 20th century building called 
Wykeham.  From the remains of scanned images relating to applications in 
1990 and 1992 it is clear that the site had remained vacant for some time 
and had site hoardings by 1992. Photos of this site can be found at 
appendix (see appendix 4 Wykeham Site). 

 
3.2.10 To summarise the cartographic evidence, it is felt that this section of the 

conservation area has some clear contributing features as set out below. 
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a. The historic street pattern remains and is still clearly read. 
b. General layout and block form of the remaining historic buildings remains, 

as does their contribution is significant in this area. 
c. The pattern of historic evolution of the town can still be clearly perceived in 

the built form and then the more verdant setting and apron.  
d. The buildings along Highfield mark a higher status of buildings in 

architectural and historic contribution. 
e. Mature tree growth, landscape and greenspace (both private and public) 

make a positive visual contribution and help to provide a setting for the built 
form in this area. 

f. Space to the south of the site and the heritage assets while being 
developed still shows a clear change in character and appearance which 
can be read on the ground today. 

g. Replacement buildings are of their time but in general they follow historic 
alignments and pick up on the character of the conservation area in a  
simple and coherent architectural response. 

 
3.3 Understanding and Significance 
 
3.3.1 This section seeks to identify the key values of the present site and its 

relationship with existing heritage assets. The following analysis is 
cognisant of the former English Heritage (now Historic England) key value 
indicators; evidential, historic, aesthetic and communal1 as set out in their 
document, Conservation Principles Policies and Guidance (April 2008). 
However updated topic headings set out in the 2019 PPG guidance are 
used to frame the significance headings. These headings and a framework 
for assessing significance is set out in Statements of Heritage Significance: 
Analysing Significance in Heritage Assets Historic England - HEAN 12 

 
3.3.2 These assessments fulfil the requirements set out under paragraphs 189 

and 190 of the NPPF and follow advice for 3 key staged approach 
 

1. Understand the form, materials and history of the affected heritage asset(s), 
and/or the nature and extent of archaeological deposits 

2. Understand the significance of the asset(s) 
3. Understand the impact of the proposal on that significance 

 
3.4 Identification of Heritage Assets Affected 
 

Firstly it is important to identify the heritage assets referred to as part of the 
Councils case and that will form part of the significance assessment. 
These comprise of  

 
• The Lymington Conservation Area – Designated Heritage Asset. 
• Nos 1-2, 3-4 and 5-6 Highfield Grade II listed buildings – Designated 

Heritage Assets 
• 7 Highfield House and 8 Highfield – Non-designated heritage assets within 

the Lymington Conservation Area. 
• Group relationship to Stanford Row and Priestlands Place as noted in the 

list descriptions for Nos 1-2, 3-4 and 5-6 Highfield. 
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3.5 Significance of the Heritage Assets Affected.  
 

Part of the assessment of the heritage assessment set out above is 
contained within the proceeding sections with regard to the conservation 
area appraisal, historic context of the town, detailed site analysis and the 
cartographic evidence.  This section aims to pull these elements together 
and provide more focused assessment of how these factors are defined into 
significance of those heritage assets. The value of a heritage asset to this 
and future generations is because of its heritage interest. As set out in HEAN 
12 the interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset’s physical presence, but 
also from its setting.  

 
3.6 Archaeological interest 
 

There will be archaeological interest in a heritage asset if it holds, or 
potentially holds, evidence of past human activity worthy of expert 
investigation at some point 

 
Lymington Conservation Area – Archaeological Interest 
 
3.6.1 The archaeological value of the conservation area is set out in broad terns 

within the conservation area appraisal.  This value is also evident within its 
current built form in standing structures and landscape relationships. 
Cartographic information (see appendix 2 and previous assessment at 1.4) 
illustrates that this part of the conservation area is defined by the key 
western extent of the historic built form of Lymington.  These maps and the 
appraisal text illustrate the 19th century evolution of the town illustrated 
along Priestlands Place development alongside the Malthouse and the 19th 
century run of villas along Highfield. This urban extent and quality of built 
form is still perceptible within the existing buildings around this site and 
along this edge of the conservation area. This forms an extant element of 
historic fabric which forms a visible physical contribution to an 
understanding of the past and the conservation area.  

 
3.6.2 Set out within the Extensive Urban Survey by Hampshire County Council 

(referenced at page 7) has identified Lymington as being rich in 
archaeological deposits.  The site sensitivity mapping used by the Local 
Planning Authority is shown below and indicates the historic progression of 
the town and its archaeological deposits in relation to the conservation area 
boundary. 

 
3.6.3 The proposed site for the development itself will yield little archaeological 

significance. However, the conservation area is noted as particularly rich in 
archaeological value of both below ground and standing historic structures 
and this directly relates to its significance as a heritage asset. 
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3.6.4 Plan above indicates extent of below ground archaeological interest and its 

relationship to the conservation area boundary at this point. Archaeological 
Interest of the Conservation Area – High 

 
Designated and Non-designated Heritage Assets – Archaeological Interest 
 
3.6.5 This includes the following heritage assets. 
 

• Nos 1-2, 3-4 and 5-6 Highfield Grade II listed buildings – Designated 
Heritage Assets 

• 7 Highfield House and 8 Highfield – Non-designated heritage assets within 
the Lymington Conservation Area. 

• Group relationship to Stanford Row and Priestlands Place as noted in the 
list descriptions for Nos 1-2, 3-4 and 5-6 Highfield 
 

3.6.6 The ability of the existing standing historic buildings to yield archaeological 
evidence is well understood. Building archaeology aims to reconstruct the 
history of existing buildings, using direct observations of the building 
themselves. Archaeologists identify and analyse the following main data: 
materials, building techniques, continuousness and gaps, demolition tracks, 
the way a specific element sticks to the next one, etc. as significant traces 
of the passage of the monument throughout the different historical periods.  

 
3.6.7 This significance is particularly apparent within listed buildings as the 

legislative framework ensures changes to both the interior and the exterior 
are managed to preserve their special architectural and historic interest. 
The ability of designated buildings to yield archaeological significance is 
generally greater than other structures where no control exists. Non 
designated heritage assets still have that ability dependent upon what has 
been altered. 

 
3.6.8 Building archaeology is a well-defined research field even if it is on the 

border line between different disciplines. This discipline must be compared, 
for what regards its results, with the instruments and methods of historians 
and critics of architecture; it works, both on the academic and professional 
field, within architectural conservation, studying the same objects; it uses 
scientific and technological instruments to describe, to analyse and to date 
materials and architectural structures. 
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3.6.9 As with many significance values for building archaeology there is of course 
an overlap with the architectural and historic interest of a building and for 
the purpose of this assessment this aspect is discussed in more detail 
below. In light of their evident and retained historic fabric, interior qualities, 
high status detailing, high architectural quality and change over time it is felt 
that their ability to yield archaeological information is low and therefore their 
archaeological value of the listed buildings along Highfield is the same.  
Due to the simpler historic form, being outside the post medieval core of the 
town and the detail of the listed buildings along Stanford Row and 
Priestlands Place their archaeological interest is felt to be moderate. This 
slightly higher significance here is in relation to the sensitivity mapping 
above indicating higher possibly of finds. While well persevered 7 Highfield 
House and 8 Highfield are non-designated heritage assets within the 
Lymington Conservation Area and have been subject to some change and 
alteration. As such their interest will not be like the listed buildings but the 
review and their Archaeological Interest is felt to be negligible. 

 
3.7 Architectural and Artistic Interest 
 

These are interests in the design and general aesthetics of a place. They 
can arise from conscious design or fortuitously from the way the heritage 
asset has evolved. More specifically, architectural interest is an interest in 
the art or science of the design, construction, craftsmanship and decoration 
of buildings and structures of all types. Artistic interest is an interest in other 
human creative skills, like sculpture 

 
3.7.1 Lymington Conservation Area – Architectural and Artistic Interest 
 
3.7.1.1 Being able to still read in the built form, higher density town centre against 

the much lower density neighbouring buildings running down Stanford Hill. 
Development of the suburban form to the south of Bucklers Court illustrates 
a key change in character and historic development of the town.  This 
change allows one to still read the earlier historic extent of Lymington at this 
point. Defined in the Conservation Area boundary and the concentration of 
the associated listed buildings (see map 7 Page18). The ability to still 
visually read and understand this historic extent and is a key value of 
significance to the conservation area.  

 
3.7.1.2 The low rise and dispersed grain of the buildings sitting to the south of the 

conservation area are a notable physical change in built form and 
landscape character to that held within the conservation area at Bucklers 
Court.  These were part of the previously open fields to the west and south 
of the town and as indicated within the cartographic imagery were not 
developed until the 20th century.  As such their urban form of dispersed low-
rise bungalows and detached buildings is a visible aesthetic change to the 
character of the area.  It marks an important historic development phase of 
Lymington. This has been recognised by the LPA is both the boundaries to 
the conservation area and the ones within the character areas identified 
within the Local Distinctiveness SPD Document.  

 
3.7.1.3 Many conservation areas suffer from boundaries which do not make sense 

or have lost the original definition that sets out their historic and 
morphological significance.  One of the key values of architectural 
significance here is the notable change in built form which allows one to 
understand the historic boundaries of the conservation area. 
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3.7.1.4 As a result of the nature of its aesthetic appearance the land to the south 

and west of the conservation area is marked with an urban grain which 
allows a greater appreciation of space around and between building form.  
The ratio of buildings to space and greenspace is markedly different to that 
along Priestlands Place and is marked by the termination of Bucklers Court. 
The fall of the topography down the hill and the rise up to Pennington are 
important topographical features that form the setting to the conservation 
area. This landscape and character change is viewed quite clearly as one 
stands in front of the listed buildings on Highfield and the large greenspace 
which sits to the south of these frontages. Also seen in longer views from 
the listed buildings along Highfield and views away from the conservation 
area. The development site sits at the abutment of this change in context 
and as such has a much greater impact with regard to change. 

 
3.7.1.5 As one approaches from the south towards the conservation area this more 

verdant suburban development ceases quite abruptly at Bucklers Court. 
One moves from buildings with gaps, trees and views between and verdant 
frontages, side boundaries and rear gardens to a harder much finer grain 
development starting at Bucklers Court and continuing into Priestlands 
Place and towards St Thomas Street. These are two very perceptible visual 
changes but also reflect historic development patterns which form a key 
part of the conservation area designation. Bucklers Court makes a definitive 
full stop of higher density development at this point at the top of the rias and 
the space formed by the smaller dwellings within the proposed site help  to 
define this edge condition and contribute to the setting to the conservation 
area. 

 
3.7.1.6 This visually perceptible change in grain, massing, scale and form makes a 

key contribution to the visual and contextual setting of the conservation 
area at this point. While developed from the previously open fields its low 
density still helps to clearly denote the historic extent of the conservation 
area.  The prevalence of greenspace to the east and west of Stanford Hill 
and the clear shift in built form to landscape ratio. Gaps between buildings 
and large front and rear gardens areas help to maintain that lower impact of 
built form maintain the significance of the conservation area. Its makes 
clear the edge of a more built up urban centre and the predominance of 
greater areas of open and greens space to the south which gives a clear 
indication of the greener more open apron siting around the conservation 
area at this point. This is a key contribution of the setting around the 
boundary of the conservation area. 

 
3.7.1.7 This is discussed in direct relationship to the listed buildings themselves 

along Highfield but their contribution to this focal space within the 
conservation area and their prominence in vows into and from outside the 
space is key to this part of the conservation area.  They help to define a 
strong buildings line which continues across to Preistlands Place and along 
the boundary of Buckler Court.  The architectural importance of these 
buildings and their architectural placement and orientation in relation to 
space and outlook is a significant element of this part of the conservation 
area. 

 
3.7.1.8 The above key factors of architectural character and appearance make the 

development site an intrinsic element of significance to the conservation 
area. AS set out above I feel it plays a vital role in the setting of the 
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conservation area for the reasons given.  Its historic development and the 
impact of this development could easily erode this significant change in built 
form and landscape and change the surroundings in which this heritage 
asset is experienced. 

 
3.7.1.9 The Architectural and Artistic Interest of a conservation area is multilayer 

and encompasses many factors as set out above.  However, I feel in light of 
this analysis and linked with other points made within this proof the 
architectural significance and contribution of this area is high. 

 
3.7.2 Nos 1-2, 3-4 and 5-6 Highfield Grade II listed buildings – Designated 

Heritage Assets – Architectural and Artistic Interest 
 

The buildings along Highfield illustrate a higher status composition of form 
which allows one to understand their historical importance and provides 
evidence about the past with regard to this part of Lymington.  Illustrating 
architectural form and styles which borrow from the Regency period these 
villas and give a genteel and mannered approach to this new residential 
area.  This type of development picking up on the style and stays of other 
seaside and spa resorts such as Brighton and Bournemouth. 

 
3.7.3 Nos 1-2 Highfield Grade II listed buildings  
 

A mid-19th century pair of elegant 3 storey townhouses.  Construction is of 
yellow/buff coloured brick with cornice, strings and window arches picked out 
in brick and stone details. Roof form is simple with pitched roof along the 
front and rear ranges extending rearwards under pitched roofs. Composition 
is centred with a large rectangular chimney stack with terracotta pots. 
Square projecting ground floor bays with parapets and sashes to front and 
side. First floor has triple arched windows of Byzantium influence with 
smaller attic storey sitting under the cornice level. Front elevation is centred 
off a blind arch to match upper floor windows. Two half pediment side 
entrance windows symmetrical appearance. Right-hand side shows sash 
and doorway centred and door with arched fan light. Two bay side wing to 
left-hand side with raised cills to sashes.  Indicated on historic aerial plan 
(See appendix 3) that a small lean-to glass house occupied the lower level of 
this wing (now removed). Left-hand bay has a later porch addition to front. 
On earlier aerial photo two porches are visible with what appear to be paired 
column supports and a lean-to glass house sits in front of the right hand 
single storey wing.  A three storey linear wing to the left hand side of the 
house of two bays with suitably proportioned sash windows unclear if these 
are original but possible as they appear in planform on 1864 map (see 
appendix 2) and again in late 19th century photos (see appendix 3). Tall brick 
front brick boundary wall encloses car access and frontage driveway. 

 
3.7.4 Nos 3-4 Highfield Grade II listed buildings 
 

This is a stuccoed building of mid-19th century date, 3 storeys and basement. 
While paired built as a unified composition with 4 bay central block and 
flanking pedimented wings of single bay with expressed bracketed pediment. 
The roof is slate with low pitch and wide eaves with bracketed cornice and 
large paired central chimney. Narrow French casements to ground floor to 
widths of the upper storey sashes and these are set under an ironwork 
balcony with tented hood on ground floor. The window bays on either side of 
this are recessed. Both entrances have what appear to be later added 
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porches but similar ones are visible on the 1897 aerial photo (see appendix 3 
historic photos). As with 1-2 there is a tall brick front brick boundary wall 
encloses car access and frontage driveway. 

 
3.7.5 Nos 5-6 Highfield Grade II listed buildings 
 
3.7.5.1 As with numbers 3-4 this is again an early 19th century house, three storeys 

with basement and constructed as a single composition. The elevation has 
a stuccoed facade with wide eaves with brackets. The roof is slate with low 
pitch and wide eaves with bracketed cornice and large paired central 
chimneys. Central section is again 4 bay with narrow French casements 
(matching upper sash widths) under a tented lead and ironwork canopy to 
first floor.  This building has Venetian shutters to the windows and the 
tented balcony with iron pillars continues to recessed side porches. Here 
the two side pavilions are later additions as not shown on earlier map 
image and not visible on the 1900 photo looking up Stanford Hill (see 
appendix 2 and 3). As with the other houses there is a tall brick front brick 
boundary wall encloses car access and frontage driveway. 

 
3.7.5.2 These paired villas are built at a grand scale in relationship to other 

buildings nearby.  Their paired forms, classical proportions, details in doors, 
windows and ironwork verandas illustrate a higher status of building 
increases their architectural importance and significance. This is not a 
hidden status and is clearly perceived and contributes positively to the 
character of the area. Their architectural value adds to the experience when 
walking up Stanford Hill and on the pavements and greenspace around the 
main road and Highfield. 

 
3.7.5.3 These houses were built as large gentleman’s residences designed for 

leisure with spacious reception rooms with elegantly proportioned windows, 
verandas with classical styling and a refined proportion. Position and 
outlook of houses were often a trait of their chosen position and the 
elevated site at Highfield shows this on historic maps and old photographs. 
This feature is still clearly apparent today with their views over the drop in 
topography looking south towards Pennington. 

 
3.7.5.4 The three paired villas and the two later historic villas at 7 Highfield House 

and 8 Highfield mark a point in the development of Lymington where this 
was seen as an aspirational set of higher status buildings The original 
concept was paused after the first three were built but continued by the 
later two dwellings but showing a later Victorian architecture with a more 
reduced scale and prominence.  That said these 5 buildings illustrate a 
significant point in the historic evolution of the town associated with its 
coastal location, development of the local railway branch line and links over 
to the Isle of White. The opening of the Seawater Baths in the 19th century 
made Lymington and popular destination and the date of the construction of 
the villas at Highfield coincided with this.  The construction of the buildings 
at the Seawater Baths are also of a similar date and the sailing club 
building on that site is of a similar 19th century higher status architectural 
design. 

 
3.7.5.5 The 18th century ideals of uniformity and regularity continue to govern the 

fenestration of buildings like this and continued from the regency period into 
the Victorian period. The symmetry of the elevations is an important quality 
and clearly based on historic photos and set out within the descriptions 
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some such as 1-2 Highfield had bespoke additions either built in or added 
soon after construction. The raised ground levels with basement and 
projecting bays along with the raised verandas indicates a point where the 
connection between outside and indies was becoming a notable 
architectural fashion.  The use of the French doors along 3-4 and 5-6 is a 
clear indication that views out to the south over the front boundary walls 
was considered important for the occupants of these buildings (see 
appendix 6 Site photos)    The front elevations are an exercise in allowing 
light in and framing the views out with the opportunity to sit out and enjoy 
them. 

 
3.7.5.6 This had links to artistic design aspirations for house design based on ideas 

of beauty and proportion and related to new ways of living in this period.  
Door framing and glazing bars becoming thinner at this stage than they had 
been previously.  The connection with the exterior of the building with 
regard to their gardens and outlook was a key part of this design.  The use 
of French doors and ornate ironwork verandas were employed to connect 
both house and setting together.  These buildings are designed to sit in 
unity with their landscape.  The widespread use of shutters were used and 
copied from pattern books of the time. This is useful deployed along these 
south facing elevations.  They are still present with rare sliding rails at 
number 5-6 Highfield while 3-4 has lost its shutters (see appendix 3 historic 
photos). 

 
3.7.5.7 In light of the above analysis and the extant quality, architectural form, 

standard of detail and decoration, position and orientation I and their 
general relationship with the space to the south forms a key element of that 
significance and this setting contributes to this. I therefore feel the 
architectural and artistic interest for these buildings is high. 

 
3.7.6 7 Highfield House and 8 Highfield – Architectural and Artistic Interest. 
 
3.7.6.1 As non-designated heritage assets the overall significance of the buildings 

is at a lower level than those listed houses sitting to the east.  This said 
these are still a pair of notable dwelling representing the final two 
developed plots along this run of higher status buildings.  The architectural 
appearance is very much representative of their later date of build in the 
19th century and  the scale and proportion of the buildings reflect this age. 
They originally occupied similar plots sizes to the listed buildings albeit a 
later infill dwelling has been built to the rear of number 8 Highfield and the 
conservation area boundary is drawn to reflect this. 

 
3.7.6.2  No.7 Highfield House is of buff brick constriction, double plied roof form 

with two rear ranges projecting back. The front has two robust two storey 
canted bays, with steep pitched slate roofs and flamboyant bracketed 
eaves.  Windows are sash would stone hood moulds and a broad 
rectangular chimney with string and corbelled top.  The entrance is to the 
right-hand side within a side addition which has been adapted with a later 
flat roofed extension. The house is set behind a high wall similar to those at 
the front of 1-6 Highfield. 

 
3.7.6.3 No. 8 Highfield is red brick in contrast with stone details to window 

surrounds.  Again, two canted bays but with a shallower slate roof this time 
arranged around a hidden valley sitting centrally. The main entrance is 
positioned centrally between the bays under a projecting stone surround 
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with parapet. The door and door surround are well handled and add status 
to the front elevation. There is a small flat roofed extension to the left-hand 
side. 

 
3.7.6.4 There is architectural importance with both buildings and both have 

retained much of their historic detailed and architectural significance. A 
photos from 1942-44 shows the Home Guard sat to the front of these two 
buildings and much of the current detail and importance still remains (see 
appendix 3 historic photos)  The built architectural value is still retained and 
their historical relationship to the neighbouring listed buildings still evident.  
They make a positive contribution to the conservation area as well 
preserved non-designated heritage assets and in clear historical mark of 
the later date of construction and their architectural response. 

 
3.7.6.5 In light of the above analysis and the extant quality, architectural form, 

outlook and decoration, position and orientation and their general 
relationship with the space to the south forms a key element of that 
significance and this setting contributes to this. I feel the architectural and 
artistic interest for these buildings is moderate. 

 
3.8 Historic Interest 
 

An interest in past lives and events (including pre-historic). Heritage assets 
can illustrate or be associated with them. Heritage assets with historic 
interest not only provide a material record of our nation’s history, but can 
also provide meaning for communities derived from their collective 
experience of a place and can symbolise wider values such as faith and 
cultural identity. 

 
3.8.1 Lymington Conservation Area - Historic Interest 
 
3.8.1.1 This is broader historic interest and analysis is explored in sections 1.4 and 

along with the Cartographic assessment at 3.2 in some detail but to clarify 
the historic interest for this area relates to the following 

 
• The remaining historic street pattern remains and is still clearly read. 
• General layout and block form of the remaining historic buildings remains, 

as does their contribution is significant in this area. 
• The pattern of historic evolution of the town can still be clearly perceived in 

the built form and then the more verdant setting and apron.  
The buildings along Highfield mark a higher status of buildings in both 
architectural and historic contribution. 

• The greenspace and landscape contribution still give a clear indication of 
where more open areas sat historically. 

• Local historic lane and route across the site known as the Bunny Run which 
connects Priestlands and Pennington Village and marked on the map 
following page 114 of the local distinctives Document.  
 

 
3.8.1.2 The collective experiential value of the conservation area and the heritage 

assets which sit within it has long been valued by the residents of 
Lymington.  Helping to make Lymington itself a popular holiday and 
experiential destination within the New Forest from mid 19th century times.  
The community interest in the conservation area and the values this 
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designation brings is long recognised between the LPA, residents and the 
Town Council.  The Lymington Society as a local design and heritage 
interest group and the community involvement in helping draft the Local 
Distinctiveness SPD illustrates a broad appreciation of the value of 
character and heritage assets.  Also, there is a clear local appreciation of 
how this can be damaged if not managed correctly.  Clearly this is an 
understanding with which the community recognises the character within 
the Conservation Area as well as outside. 

 
3.8.1.3 The historic Interest of a conservation area is multilayer and encompasses 

many factors as set out above and in previous sections. These historic 
associations are physically expressed within the area as well as 
documented and as such this adds to the importance of these elements 
with regard to setting.   I feel that in light of this analysis and linked with 
other points made within this proof the historic significance of this area is 
high. 

 
3.8.2 Nos 1-2, 3-4 and 5-6 Highfield Grade II listed buildings – Historic 

Interest 
 
3.8.2.1 The fine row of imposing villas along Highfield occupy a prominent position 

on the entrance to the conservation area and this position defines the 
status of the buildings along with their refined architectural features. 
Suggested by some to mark the beginning of a resort status of the town 
they exemplify the higher status gentleman’s residence being built in other 
locations such as Brighton and Bournemouth.  As elegant 19th century 
villas their outlook to landscape and topography and important position at 
the hight of the rise at this key entry into the town additionally underpins 
their status. These villas have taken full advantage of this aspect. 

 
3.8.2.2 The historic interest of these buildings is heavily linked to their architectural 

interest and the two are linked when understanding the design and 
architectural link to the period in which they were built and how this related 
to social and economic history of the time.  The ideals of connection 
between house and landscape is still an important connection for the 
buildings along Highfield. Rather than repeat this information these are set 
out also within 3.7 above. It is my opion that due to their historic interest 
and their higher status design these buildings make an important historic 
contribution to the area as well as individual buildings.  The villas along 
Highfield indicate a key point at which the status of Lymington changed and 
an indication of greater transport and experiential functions of the town as a 
holiday and spa destination and the beginning of the High Street into a 
shopping and community function. 

 
3.8.2.3 The historic Interest of these listed buildings is multilayer and encompasses 

many factors as set out above and in previous sections. These historic 
associations are physically expressed within the area in which the buildings 
are experienced and are notably prominent within the spaces around and in 
front of the villas. As documented previously at 3.7 this adds to the 
importance of these elements with regard to their setting, landscape 
position and intended outlook. I feel that in light of this analysis and linked 
with other points made within this proof the historic significance of this area 
is high. 
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3.9 Group Value and Significance 
 
3.9.1 The listed buildings Nos 1 to 6 (consecutive) are noted within the list 

description (see appendix 1) as forming an important group at the top of the 
hill and at this entrance into Lymington. This group is associated with the 
listed building on Stanford Hill and on Priestlands Place. This is felt to be an 
important linking together of the significant listed buildings at this part of the 
conservation area. It helps to pull this area together as an important 
grouping of historic buildings as they recognised nationally increases the 
significance.  It is an overlapping element of the relationship of the 
conservation area boundary and notes this part of the historic development 
in Lymington as being of architectural and historic value.  

 
3.9.2 It is clear that this group cannot be seen in isolation from each other and 

should be read as a collective architectural grouping.  It reinforces the value 
of space around and between the buildings and would suggest that the 
groups have a key relationship with the streets and spaces around them. 
These include 1-9 (consec) Stanford Road, 12 Stanford Road, 1- 7 
inclusive Priestlands Place (see Appendix 1 List descriptions). 

 
3.9.3 The points set out in the statement of significance also underpin the clear 

relationship and importance of the historic development of Lymington at this 
western edge. It is recognised within the statutory list that their contribution 
as a collective group within the conservation area is clear their contribution 
to that significance should be recognised. This relationship in my view adds 
further to the collective architectural and historic significance of this 
particular location. Erosion of this spatial relationship by the proposal would 
in my view have an impact upon that significance 

 
3.10 Summary of Contribution to Significance 
 

In light of the above assessment it is felt that the cumulative contribution all 
these factors make a clear and significant contribution to the significance of 
the Lymington Conservation Area, the listed buildings and non-designated 
heritage assets.  The appeals site contributes to that significance in the 
views and appreciation of these heritage assets when looking towards and 
away from them.  These elements of significance clearly manifest 
themselves in the landscape, the historic evolution of the town, the design 
of the buildings, the topography of the settlement, the relationship of space 
to built form and illustrate the surroundings in which these heritage assets 
are appreciated. This setting is intrinsically linked to significance at this 
point in the town and allows one to better appreciate the significance of the 
heritage assets in this particular location. The section after this expands on 
those links at 3.11.  

 
3.11 Relationship of Significance to Setting 
 

These elements of built form and character allow the previous aspects and 
outlook of the listed building to be maintained. They also contribute to the 
essential character and appearance of the conservation area and define 
the historic evolution of the conservation area allowing its significance to be 
appreciated and understood. The assessment above sets out in detail how 
the following factors as set out in Historic England’s Guidance on Setting of 
Heritage Assets 
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• Topography  
• Aspect  
• Other heritage assets.  
• Definition, scale and ‘grain’ of surrounding streetscape, landscape and 

spaces  
• Formal design e.g. hierarchy, layout  
• Orientation and aspect  
• Historic materials and surfaces  
• Green space, trees and vegetation  
• Openness, enclosure and boundaries  
• Functional relationships and communications  
• History and degree of change over time  

Also it helps to define the experience of the assets with regard to the following 
factors. 
 

• Surrounding landscape or townscape character  
• Views from, towards, through, across and including the asset  
• Intentional intervisibility with other historic and natural features  
• Visual dominance, prominence or role as focal point  
• Busyness, bustle, movement and activity  
• Sense of enclosure, seclusion, intimacy or privacy  
• Land use  

 

3.12 Impact of the proposal on that Significance and Setting 
 
3.12.1 NPPF Glossary sets out the definition of setting of a heritage asset. 
 The surroundings in which a heritage asset is experienced. Its extent is not 

fixed and may change as the asset and its surroundings evolve. Elements 
of a setting may make a positive or negative contribution to the significance 
of an asset, may affect the ability to appreciate that significance or may be 
neutral. I feel the assessment above sets out the key issues in relationship 
to the setting of these heritage assets. 

 
3.12.2 My professional opinion is that the significance assessment sets out that 

this area to the south of Bucklers Court as having its own distinctive 
character.  That low density charcter forms a key part of the setting of the 
conservation area and the outlook from the Listed buildings along Highfield 
and the large public green space to the front of these buildings. It marks a 
clear end to the higher density development which forms part of the 
physical and historic character of the conservation area to the north of the 
site. In section (ref) I have set out how these elements of significance 
clearly manifest themselves in the landscape, the historic evolution of the 
town, the design of the buildings, the topography of the settlement, the 
relationship of space to built form and illustrate the surroundings in which 
these heritage assets are appreciated. 

 
3.12.3 The important of defining clear boundaries for a conservation area as set 

out in Historic England Guidance (Understanding Place- Historic Areas 
Assessment) and the critical examination of this has been carried out in two 
Local Authority Guidance Documents. As set out in the Historic England 
document, areas do not develop in isolation and as such thought should 
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always be given to significance relationships with areas outside the study 
area.  I feel this has been set out in the above assessment which builds on 
those defining factors within the original conservation response. The 
proposed development by the nature of its site layout, massing position and 
design would create a harmful impact on the setting of the conservation 
area and the views away from the listed buildings along Highfield. The 
proposed building reduces the clear sense of openness, dominates the 
edge of the conservation area, reduces the landscape contribution and 
erodes the dispersed grain and lack of enclosure which exists to the south 
of Highfield and Bucklers Court.  

 
3.12.4 The street on the eastern side would become enclosed by a larger linear 

structure with no gaps and an overall massing which would be discordant 
with the existing suburban development at this juncture. Its footprint, 
massing and design would sit at odds with the prevailing dispersed grain of 
buildings in this area. The design of the proposed building lacks any clear 
architectural form and the external appearance is more closely defined by 
the size of the structure it encases rather than seeking a well-designed and 
responsive building.  Spaces to the front of the site will be largely reserved 
for parking spaces as will the access road to the north of the site increasing 
a harder landscape frontage to this street edge.  The existing character of 
views through and between structures would be lost and the rear wing 
would extend into the current rear garden greenspace and would being 
visible from neighbouring properties and from within the courtyard of 
Bucklers Court and form properties along Buckland Road. It is felt that a 
building of this combined dominance, massing, depth, site coverage and 
poor design will result in a highly discordant structure at what is defined to 
be a low density key character area and contextual setting context for the 
Lymington Conservation Area.  

 
3.12.5 Furthermore, the imposition of a building of this massing will directly harm 

the attributes of the significance of heritage assets set out in section 3.7. 
The importance of the position outlook and prominence on the ridge is set 
out above for Nos 1-2, 3-4 and 5-6 Highfield Grade II listed buildings 
(Designated Heritage Assets) and 7 Highfield House and 8 Highfield – 
(Non-designated heritage assets).  This key relationship between the 
buildings their position, topography, architectural design and outlook is a 
key part of their significance.   

 
3.12.6 The imposition of this building with unduly large massing, bulk and 

discordant design and more visible building with its discordant building 
design will have a detrimental impact upon their setting. As established this 
more open and verdant setting forms a clear part of their significance it is 
felt that this will be harmful by the nature of its dominant scale, massing and 
discordant design and would seek a visually obtrusive building directly on 
the edge of the conservation area within what is currently a low density and 
low rise set of buildings. Recognised for some time as a gateway position 
this is reflected in attached advice when Bucklers Court was built (see 
appendix 4) and is made clear in the list descriptions for the group value of 
listed buildings in this area (see appendix 1). This is clarified within the 
assessment of this area set out in this proof. 
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3.13 Summary of Heritage Significance 
 
3.13.1 My opinion is that the summary value of the significance in relation to the 

designated heritage assets is of an important heritage significance in terms 
of its archaeological, architectural, artistic and historic value. The vales of 
architectural and historic being judged as high.  There are clear character 
and context contributions which is made towards the setting of the 
designated heritage assets such as the grade II listed buildings and the 
Lymington Conservation Area paying. Particular regard should be paid to 
those physical attributes of setting as laid with the historic England 
guidance and set out above. 
 

3.13.2 The proposal sites qualities are its low density, low building height, 
predominance of gaps and maintaining the open spatial aspect of the site 
and not unduly impinged visually on its neighbouring town centre context 
and setting of related heritage assets. It maintains a more open view to the 
land to the south.  

 
3.13.3 The current buildings on the site are neutral and do not detract from the 

significance of the heritage asset and currently help to better reveal the 
previously outline physical character qualities.  The proposal would seek to 
harm those qualities by failing to positively respond to them and would fail 
to better reveal the heritage asset. 

 
 
3.14 Lymington Conservation Area Guidance in relation to New 

Development  
 
3.14.1 The Lymington Conservation Area has a number of policies which relate to 

development.  In many cases these would relate mainly to development 
within the designated heritage asset.  The concept of setting and its 
relationship to significance is well rehearsed in the preceding sections of 
this proof.  As I have set out in sections 1.4 the importance of the areas 
around and outside the boundary of the conservation area there is a direct 
link back to this guidance. In light of the importance within the NPPF in 
relation to setting it follows that this management guidance should have 
some recognition in areas directly outside the boundary especially if that 
area directly contributes to the setting of the heritage asset. Issues of 
character and appearance apply outside of the boundary in the same way 
as they would do within the boundary especially where they form part of its 
setting and significance.  Cognisance is also made with regard to the direct 
impact as this site sits directly adjacent to the boundary. 

 
3.14.2 The conservation area appraisal mentions the use of non-contextual forms 

which exist in the Conservation area and the imposition of some with too 
much or too large a proposal (see page 30 of the Conservation Area 
Appraisal). It sets out guidance that when opportunities such as this arise 
the harmful approaches taken in the past should not define developments 
of the future. This should apply equally to developments that sit adjacent 
and impact on setting. 

 
3.14.3 Harm to a heritage asset and its significance is judged not just on what you 

experience at this current time but what you will experience as a result of a 
proposed scheme. It is felt that the proposed dominance of the scheme will 
harm the context provided by these lower scale and lower density buildings. 
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As proposed the scheme will become a poorly designed end stop to the 
edge of the conservation area and erode the pervious well defined gateway 
group of buildings (also refer to evidence presented within 4.0 of this proof). 

 
3.14.3 Setting is defined in the National Planning Policy Framework as "The 

surroundings in which a heritage asset is experienced. Its extent is not fixed 
and may change as the asset and its surroundings evolve”. Elements of the 
setting such as space between and around buildings, the hierarchy of built 
form, views into and away from the heritage assets can make a positive or 
negative contribution to the significance of the asset, may affect the ability 
to appreciate that significance. 

 
3.14.4 In the case of this site the local authority believes that these characteristics 

mentioned above of the setting of the listed buildings and the built form to 
space ratios are harmed by the afore mentioned bulk, scale and mass of 
this proposal.  Its envisaged dominance sitting within this prominent edge of 
town plot will erode that setting and by the nature of its form, scale, 
massing and design thereby have a negative effect on the significance of 
the conservation area. 

 
3.14.5 It is felt the due to the combined three-dimensional form and appearance of 

the proposed scheme that there is a dominant impact of this overall 
development on the character of the site and adjacent buildings and open 
spaces/gardens.  In particular the dominance of the building upon the 
adjacent conservation area. 

 
3.14.6 The conservation area appraisal sets out in page 32 (bullet point 1) that flat 

roofs may in a very few circumstances be acceptable when they are 
integral element of modern design.  In this scheme they are not.  The local 
authority maintains that these are not integral to the pitched roof design 
chosen for the scheme but are an unnecessary and awkward element of 
the scheme seeking buildings out of scale with their context. Also on page 
32 (bullet point 2) the conservation area appraisal states that modern 
design is not a justification for setting aside the issues of buildings clearly 
out of scale with their context. As the new proposal negotiates a change in 
level down the slope to Pennington the roofscape is equally imprint in this 
context.  

 
3.14.7 At Page 33 of the conservation area appraisal (bullet point 5) the size of 

buildings should not have footprints of a size that cannot be reasonably 
spanned by simple or more complex roof spans of traditional form.  Clearly 
in this proposal the size of the footprints necessitates a contrived and 
awkward roof form to manage the third storey and overly wide building 
widths. While these polices talk about being within the Conservation area 
development around its edges and in particular directly on the boundary 
need to have due regard to the guidance set out within it. 

 
3.14.8 Key parts of setting such as density of built form, open space, views into 

and away from, greenspace, relationships between front and rear of plots 
are either not recognised within the scheme or are dismissed.  A key part of 
the harm caused by this scheme is impact on the views, buildings and 
spaces around the site not solely on the building proposed for replacement. 
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3.14.9 The applicant in their design and access statement does focus more on 
individual elements of built form (height, building line) but unfortunately not 
that of layout, grain and massing of other built forms, open space, gaps and 
green space to the current site. It does not recognise its important 
contextual and setting value as set out in Historic England The Setting of 
Heritage Assets where an important checklist  is set out on page 11 

 
 

4.0 Townscape and Design Section  

This section of the proof addresses the design reason for refusal and undertakes an urban 
design appraisal of the townscape context for the site proposal. I have mapped out below 
the key elements of the NPPF in its continuing drive to improve design quality and response 
to local character.  The framework of the assessment uses the key headings relating to 
design assessment set out within the national design guide. 

The NPPF sets out at Chapter 12 Achieving well designed places in paragraph 124 by 
stating that the creation of high quality buildings and places is fundamental to what the 
planning and development process should achieve. This emphasis on good design was 
supported by Housing Secretary James Brokenshire in a Written Ministerial Statement upon 
the launch of the revised Framework, ‘Critically, progress must not be at the expense of 
quality or design. Houses must be right for communities. So the planning reforms in the new 
Framework should result in homes that are locally led, well-designed, and of a consistent 
and high quality standard.’  This is amplified at paragraph 127 which states that planning 
policies and decisions should ensure that developments are sympathetic to local character. 

Chapter 12 ‘Achieving well-designed places’ is where this intent is translated into policy. 
Paragraph 124 specifies that ‘being clear about design expectations, and how these will be 
tested, is essential’ for achieving sustainable development. This expectation has been set 
out by the LPA within local plan documents and the conservation area appraisal. The LPA 
has gone further addressing effective engagement with local communities (including through 
workshops), the use of ‘local design standards or style guides’. This was used within the 
Lymington Local Distinctiveness Document drawn up in partnership with the local community 
and key stakeholders.   

Furthermore that paragraph 130 of the NPPF "states clearly that permission should be 
refused for development of poor design that fails to take the opportunities available for 
improving the character and quality of an area and the way it functions, taking into account 
any local design standards or style guides". 

 

4.1 Townscape Context, Local Distinctiveness and Design Issues  
 
4.1.1 This section outlines the existing townscape context and its relationship to 

the identified character areas within the Lymington Local Distinctiveness 
SPD. It will set out the key characteristic of the site and the various built 
form and townscape aspects which underpin this character. With regard to 
the towns morphological evolution this does not only refer to the heritage 
aspects but assesses a clear character typology on the later development 
zones outside the conservation area.  These zones are typified by much 
lower density housing which is indicative of its date of their development.  It 
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is this clearly indefinable difference that makes the local townscape 
distinction so apparent at this application site. 

 
4.1.2 The application site lies directly on the south western edge of the Area 1 – 

Town Centre Area on the eastern side of Stanford Road.  It sits on an 
intersection of roads in this area and opposite a large greenspace that 
fronts the large listed villa buildings along Highfield. The map below 
indicates the character areas and denotes the application site with a red 
cross within area 6. 

 

 
 
4.1.3 The rise in the topography as one approaches the town centre here makes 

this a key edge and entrance to the town centre and while some later 
development has taken place the original historic form of finer grain and a 
more enclosed street context contrasts against the much loser and 
dispersed nature of Stanford Hill. This makes the more built up town centre 
clearly recognisable. 

 
4.1.4 The application site sits within Area 6 (see map above) running down the 

hill, away from the main town centre.  Occupying the existing site is a group 
of suburban detached houses set within generous plots showing a marked 
change in charcter and grain at this location. The variation in townscape at 
this point helps to define the more imposing gateway buildings within the 
Town Centre area.  This forms a clear entrance to the town centre and 
plays an important part in the legibility of this part of Lymington. 

 
4.1.5 The townscape character of the area within the Town Centre area is of well-

proportioned Georgian and Victorian Villas and longer terraces.  There is a 
clear perimeter block development within the town as one moves east 
towards St Thomas Street and the High Street. This is then contrasted with 
a larger green spaces and more open plots to the west.   
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4.1.6 Within the town centre area the scale and massing of dwellings is generally 
placed to the front of their plot size and are a mixture of two and three 
storey in height with active frontages engaging with the street. The 
architecture is generally domestic in scale with runs of terraces and tighter 
grain development to the north.  Plot depths are generally narrow, 
illustrating a variation along the plots with small or no front gardens and 
with longer rear gardens. Built form is simply articulated with clear window 
and door proportions, a variety of simple buildings and coherent roof forms.  
Massing in the prevailing townscape of this area is defined by its roof form, 
they clearly define the main structure with additions which work in harmony 
with the primary mass of the house (see appendix 6 site and context 
photos). 

 
4.1.7 In a direct contrast as one walks away from the town centre to the south 

west the surrounding context becomes noticeably more dispersed in its 
layout, building plots, landscape character and grain. At the edge of the 
conservation area there is a noticeable change in plot grain, building mass, 
plot size, landscape character and built form at this point.   

 
4.1.8 This is set out comprehensively within the Lymington Local Distinctiveness 

SPD and marked clearly on Figure 2 (Lymington Character Areas see 
above).  This sets out the clear character difference between areas 1 (Town 
Centre) and 6 (South Lymington) and defines this difference within the 
analysis.  

 
4.1.9 The context of the sites outside the conservation area is a clear dispersed 

grain of smaller buildings, smaller massing which in turn results in larger 
gaps between dwellings, verdant rear gardens and generally set within 
larger landscape spaces.  

 
4.1.10 Immediately adjacent to the application site is Bucklers Court a large 

development which picks up on elevational treatment of buildings opposite, 
along with the tighter grain of buildings sat within Priestlands Place and 
Standford Road.  The existing development of Bucklers Court currently 
creates a definitive full stop to the more intense built-up town centre area. 
The perceptible change in character at this point helps to define the denser 
urban edge of the town and its clear juncture with the more open and 
dispersed plots to the south. 

 
4.1.11 As stated, the proposed development site itself is occupied by a collection 

of suburban houses sat within large garden areas.  Gaps between and 
around buildings are an important character trait and the views gained 
between and around the built form are a key part of how the much looser 
suburban grain is read and appreciated. This means the outlook gained for 
the set of historic buildings along Highfield and the visual feel as one exists 
the town centre looks out across this more open and verdant area.  This 
view maintains an outlook for these buildings which formally looked out 
over more open land sitting at the edge of Lymington (see Historic Maps 
Appendix 2).   

 
4.1.12 While smaller buildings are now constructed on this drop in land the more 

verdant nature of the sites helps to maintain this visual connection to more 
open land and outlook.  This is underpinned by the clear built form to plot 
ratio which allows the landscape to establish and meaningfully break up the 
housing. The experience is appreciated throughout the space and is not 



Stanford Hill Lymington – Statement of Warren Lever Page 40 
 

just understood by standing directly in front of the listed buildings.  As one 
moves between Highfield and Stamford Hill this verdant character is 
maintained.  

 
4.1.13 This lower density townscape character is also complimented by the low 

rise and open spaces around Rowans Park which sit discretely behind the 
mature hedges opposite the site.  Additionally, this more open and 
dispersed built form helps to maintain a clear and important landscape 
edge, setting for the conservation area and the listed buildings.  

 
4.1.14 The build-up of townscape appreciation and its contribution to local 

distinctiveness is a combination of all these factors and is expanded upon 
in the character analysis set out below. 

 

4.2 The National Design Guidance Criteria 
 

The National Design Guidance has a set of criteria for well-designed place 
and seeks a broader recognition of all design aspects. 

A well-designed place is unlikely to be achieved by focusing only on the 
appearance, materials and detailing of buildings. It comes about through 
making the right choices at all levels, including: 

■ the layout (or masterplan); 

■ the form and scale of buildings; 

■ their appearance; 

■ landscape; 

■ materials; and 

■ their detailing. 

All developments are made up of these components put together in a 
particular way. The choices made in the design process contribute towards 
achieving the ten characteristics and shape the character of a place. The LPA 
will set out how this scheme conflicts with the aims of this advice and seeks 
development which conflicts with locally adopted design and character 
guidance. 

4.2.1 Layout 

A layout shows how routes and blocks of development are arranged and 
relate to one another to create streets, open spaces and buildings. It defines: 

■ the structure or settlement pattern; 

■ the grain - the pattern of development blocks and plots; and 

■ the broad distribution of different uses, and their densities or building 
heights. 

The existing structure of the settlement pattern is underpinned by its historic 
development and this is covered in more detail within the heritage elements of 
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this evidence.  Suffice to say that the development pattern within the town 
centre is markedly different to that outside. 

Within the Town Centre Character Area there is a tighter grain and structure of 
buildings.  Longer terrace runs of buildings forming clear perimeter blocks.  
This built form is sat on the edge or near to the back edge of pavement but 
with a narrow block of development and larger courtyards and rear gardens in 
behind. The use variation is mainly residential at this western end of the town 
with mixed uses found further towards the core of Lymington. 

 

The 1993 development of Bucklers Court is the remaining element of higher 
density built form before the more suburban character moving towards the 
south begins.  This is set out in detail within the advice and guidance within 
the Lymington Local Distinctiveness SPD in section 6. It now provides a full 
stop to this element of townscape. 

The overly deep plan, massing, form and T shaped plan of the proposed 
development is at odds with the layout of buildings in this character area.  Its 
more dominant form and loss of plot sub-division erodes some of the more 
fundamental character traits of area 6. This can be cleary seen in the images 
below showing the existing site and the proposed footprint of the development 
proposal. and illustrates how the scheme attempts to blur the character areas 
by pulling the larger footprint and more dominant form southwards into the 
other character area. 

 
 

4.2.2 Form 

Form is the three-dimensional shape and modelling of buildings and the 
spaces they define. Buildings and spaces can take many forms, depending 
upon their: 

■ size and shape in plan; 

■ height; 
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■ bulk - their volume; 

■ massing - how bulk is shaped into a form; 

■ building lines - the alignment of building frontages along a street; and 

■ relationship to the plot boundary – and whether they share party walls or 
not. 

In the case of spaces, their form is influenced by the buildings around them. 

The form of a building or a space has a relationship with the uses and 
activities it accommodates, and also with the form of the wider place where it 
is sited. 

 

 
Highfield Context 
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Priestlands Place Context 



Stanford Hill Lymington – Statement of Warren Lever Page 44 
 

 

 
The Context of the Site 

What these figure ground plans don’t clearly define are the full three-
dimensional aspect of context and design and the images above help to 
elucidate how this variation in character manifests itself on the ground. Along 
Highfield there is a clear pavilion block arrangement with large gaps between 
the buildings and individual high-status town houses positioned formally to 
respond to the topography and outlook. Along Priestlands Place the built 
form is of a finer grain with runs of buildings with shared plot boundaries in 
runs of terraces and broken up with building orientation and height. Within 
character area 6 this context changes dramatically and smaller bungalows 
and houses sit within larger plots.  These dwellings have gaps between, 
views through to garden and green space and are well set away from the 
frontages. It is not fully established in my view that with the contextual 
influences, how the resultant elevation and massing of the proposed scheme 
has been arrived at (see front elevation below and also appendix 5 with a 
selection of key elevations and sections) 
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As the proposal sits within Area 6 it moves even further away from this 
character and townscape. The form of existing dwellings within the South 
Lymington character area are of smaller suburban style houses.  A mixture 
of bungalow and two storey buildings. This lower density has clearly 
identifiable building forms and a clear roof design which again gives an 
understanding of form.  Buildings are set well back from the frontage of the 
sites behind frontage drives and with verdant landscape boundaries to the 
side and the front of the developments. Hipped roofs and low eaves allow 
upper floors to diminish significantly and further reduce the overall visual 
impact. 

Placement of these individual dwellings is often central to the site. Their 
dimensions are subservient to the plot size and creates large gaps between, 
allowing the space around the buildings to host open space and more 
verdant/mature planting.   

A key aspect to consider would be how this scheme is viewed from the 
approach from north and south  The overall scale and mass of the proposed 
development will erode the openness of these existing plots. It would appear 
as alien development form in the context of the surrounding much lower 
density and dispersed development.  

The overly deep plan has an uncomfortable roof shape with endless 
articulation and buildings additions. Little thought has been given to 
arranging the proposed building into a coherent form and as such the 
contrived roof with large flat area lacks the simplicity of the buildings around 
it.  Even the late 20th century form of Bucklers Court makes meaningful 
attempt to double pitch its roof and break its elevation into distinguishing 
elements of blocks and links. 

 

Proposed Roof Plan 

The volume of the building is proposed with little relief in the form or 
expression apart from minor articulation of the elevations. The roof plan 
struggles to sit comfortably on the building form which is articulated by the 
submitted roof plan above. It ensures that elements whether they be 
important or subservient components each compete with the other. 

The relationship to plot boundaries which is apparent within the existing 
context examples is lost in this form of building and these important features 
of character and grain are enveloped by one mass of building. Gaps are lost, 
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space is eroded, and the building appears to have no clear response to the 
character of area 6 Lower Pennington.  

 
4.2.3 Scale 

26 Scale is the height, width and length of each building proposed within a 
development in relation to its surroundings. This relates both to the overall 
size and massing of individual buildings and spaces in relation to their 
surroundings, and to the scale of their parts. It affects how a space can be 
used and how it is experienced. The relationships between the different 
dimensions of a building or component are known as its proportions. 

27 Enclosure is the relationship between the height of the buildings across a 
space, and the dimension of the space itself. Taller building heights and a 
more built up building line both increase the enclosure. Different degrees of 
enclosure influence how people use different spaces, by creating differences 
in character that suit different activities. 

The combined height, width and length of each building means it becomes a 
more subservient element within its surroundings when compared to the 
Town Centre Character. Their more suburban and domestic scale of 
buildings parts means they do not have a grand or imposing visual 
appearance and with the use of more typical horizontal elements for 
windows and details. Pitched roofs and many with low eaves again further 
reduces their impact on the more visual and dominant landscape 
components of both Areas 6 and 7.  

The current appeal site lacks building enclosure to the street due to the more 
dispersed nature of the development and this is in contrast to the built form 
in the adjacent town centre area which does create clear enclosure with its 
perimeter arrangement. 

The imposition of a building of the proposed scale mass and dominance of 
the proposal would seek to erode this existing character and it would 
introduce elements of scale, height width and length which would be at odds 
with the prevailing character traits of area 6. This is visible in section 
drawings shown in appendix 5. The proposal would extend a harder building 
enclosure along this street edge and pull the character of the adjacent area 
into this more suburban context.  

When the scale of buildings is at odds with their surrounding context it 
becomes very difficult for elevational change alone to resolve these more 
fundamental issues.  The elevational design will always struggle and will 
simply become more of an applied wallpaper design to buildings which are 
clearly at odds with the prevailing grain, scale, plot size, mass, footprint and 
height of their surroundings. 
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4.2.4 Appearance 

28 Appearance is the aspects of a building or space within the 
development which determine the visual impression the building or space 
makes, including the external built form of the development, its 
architecture, materials, decoration, lighting, colour and texture. In the case 
of a space, its landscape also influences its appearance. 

The use of a large and dominant built form and a design which works from 
the inside to the outside means the scheme ends up with an overly 
complicated roof form and a resultant chaotic streetscape frontage.  This 
neither appears as a well-designed contemporary scheme or a more 
considered traditional and sits uncomfortably between these two 
approaches.  

There is a linked concern between the scale of buildings and the 
architecture proposed.  A failure to respond to the prevailing urban grain 
and plot principles of Lymington then creates an architectural treatment 
which is at odds with the local character and appearance of the site and its 
surroundings.  This point links to previous comments regarding building 
widths and dimensions. 

 

The elevation above has a discordant and contrived appearance. In 
general appearance terms it lacks the symmetry illustrated on the buildings 
along Highfield and the later design influence of Bucklers Court. Building 
elements jar with one another and rooflines come together awkwardly over-
sailing frontage elements. The roof does not clearly define the overall 
massing due to its out of scale depth.  

The brick parapet element between the two rendered ends does not form a 
recessive linking block as with Bucklers Court but instead sits above the 
rooflines of the two blocks and hits both roofs at awkward meeting points. 
In previous proof about the context of the area, how the roof relating 
directly to massing elements was set out as a character trait. Within the 
proposal the building does not achieve this with the use of faux pitches on 
key elevations. The central brick block is formed of two elements which 
compete architecturally with those either side.  The right-hand side 
continues behind the front of the right hand rendered block again leading to 
a poorly articulated front elevation. The left-hand render block extends 
rearwards and again dominates this end of the built form. The attempt to 
tier building elements back and down at differing heights at the left-hand 
brick block adds yet more discordance to the proposal.  The two side 
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elevations which would be visible as one approached from either side 
continues this design discordance. 

The use of the pediment element does not allow the classical depth below 
it and windows and balcony openings hit directly under the pediment.  This 
is at odds with the classical proportion of how pediments work with a frieze 
and architrave. This can be seen at the listed buildings along Highfield and 
again where there is a gap above the window heads at Bucklers court. 
Furthermore, the narrow window and much wider balcony arrangement 
below the pediment is asymmetrical and unbalances its composition. This 
can be reflected against the more refined pediment details of the buildings 
along Highfield. 

Overall appearance looks like several unrelated buildings with poor 
classical detailing joined together in an incoherent way.  It has made the 
mistake of over complicating what should have been a simple well refined 
elevation. Bucklers Court uses lessons with simple design approaches to 
achieve a more ordered and legible elevation and more successful broken 
up massing and roof form (see image below). 

 

 

The scheme fails to address the substantive issue around the fact that 
these are proposed within the scheme as a direct result of the oversized 
footprints and bulk of the proposed scheme.  The result of trying to contrive 
a roof form which is squeezing in three storeys across a large part of its 
extent and cannot find a contextual response to support its form.  

The other examples given by the applicant have occurred for a number of 
unrelated reasons of townscape but this does not justify the inclusion of 
these elements in this particular scheme.  In addition, the applicant claims 
the proposal has been specifically designed for the site, its constraints and 
its context so it’s unclear why just repeating forms from other sites is 
appropriate in this case. 

 
4.2.5 Landscape 

29 Landscape is the treatment of land (other than buildings) for the purpose 
of enhancing or protecting the amenities of the site, the area in which it is 
situated and the natural environment. Landscape includes landform and 
drainage, hard landscape such as surfacing, boundary treatments, street 
furniture and play equipment. It also includes soft landscape – trees, 
shrubs and other planting. 
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There is a prevailing open space to built form ration in character area 6 
which leads on from its more dispersed form, scale and massing.  The 
existing dwellings create large areas for planting to the front, sides and rear 
of the buildings.  Their more spaced out form means this landscape 
component of character is a clear part of the context in which the buildings 
sit.  This contributes also to the setting of the conservation area. 

Gaps and spaces to the front, side and rear of the buildings are a clear 
contextual trait and are appreciated as one walks along Stanford Hill and 
as one moves between the town centre and out into area 6.  The sense of 
space and the spatial arrangement of dwellings is experienced in views 
around and between buildings.  Formal enclosure is replaced with a 
greener edge with a significantly reduced built form. Eastern side of the 
road is heavily treed and has large greenspaces in behind.  This leads to a 
predominance of open and green areas within this context.  This also forms 
a noticeable suburban and green gap between the settlements of 
Lymington and Pennington. 

The proposed development would not have the same sense of 
spaciousness and spaces between buildings would be lost and the 
imposition of the height, scale and depth of the proposal would be visible 
both from Stanford Hill, the courtyard to Bucklers Court and the views 
between buildings along Belmore Road. 

Due to the need for increased scale of development, the need for large 
numbers of vehicles accessing the site and the basement car park the 
amount of verdant green space within the proposal is limited within the 
proposal This is in direct conflict with its surrounding context. The design 
influence is mixed again with the applicant claiming this repeats the form of 
Bucklers Court but then dominates the frontage with parking which 
Bucklers Court does not do. 

The site itself will be dominated by hard surfacing, built form and some 
minimal green space.  As one can tell from aerial views of the site this part 
of Lymington benefits from some open greens space including some large 
lawns and verdant tree and vegetation planting. The character map at page 
98 of the local distinctiveness document makes clear that the rear plots to 
the buildings make an important contribution to the chcater of the area. 

 
4.2.6 Materials 

30 The materials used for a building or landscape affect how well it 
functions and lasts over time. They also influence how it relates to what is 
around it and how it is experienced. The scale, form and appearance of a 
building influence what materials may be appropriate for its construction. 
Materials should be practical, durable, affordable and attractive. Choosing 
the right materials can greatly help new development to fit harmoniously 
with its surroundings. 

31 Innovative materials and construction techniques are being developed 
all the time. Modern methods of construction are becoming more common, 
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whether in the form of mass production for modular construction, or off-site 
bespoke construction for self- or custom-build. 

The issues raised with the design of the building relate to more 
fundamental issues of forms, scale, massing, detailing and appearance.  
The issue regarding materials is felt to be a more minor issue here in 
relation to townscape. It is more important when seeking contextual 
development to get the key aspects of, the layout, the form and scale of 
buildings; their appearance; landscape; and their detailing. Once these 
aspects are clearly set out within a design the materiality will work much 
better and more responsively.   

4.2.7 Detailing 

32 The details of a building are the individual components and how they are 
put together. Some are a deliberate part of the appearance of a building, 
including doors, windows and their surrounds, porches, decorative features 
and ironmongery. Others are functional, although they can also contribute to 
the appearance of a building. These include lighting, flues and ventilation, 
gutters, pipes and other rainwater details. 

33 Detailing affects the appearance of a building or space and how it is 
experienced. It also affects how well it weathers and lasts over time. 

This aspect follows very much from the issues of appearance and the rather 
confused nature of the elevations. The scheme in its combination of building 
elements in an attempt to break up the building end up confused and 
unclear.  They lack the clearer architectural language within the conservation 
area or alternatively the simpler domestic forms of those buildings within 
area 6. There is an attempt to contain a varied and entire street scene in one 
building. This is evident in complicated massing on all elevations and treating 
details more like wallpaper. This kind of design ends up with varying 
elements competing with each other and taking away from the street scene 
as a whole. 

If you wish to use and copy Georgian details this has to be done well 
otherwise you end up with details appearing contrived upon the elevation.  
As arranged on this scheme the composition of the building and its 
architectural details are competing with one another. If using Georgian 
doors, windows and details use simple symmetrical volumes. This results in 
a composition where the style and the smallest details are related to one 
another and create a sensible and harmonious whole. 

Individually these elements might be more minor issues. However the miss 
application of detail and the confused references for these elements leads to 
an overall composition which doesn’t work as a high quality addition to the 
street.  In mixing and matching various details the building becomes 
incoherent as an architectural composition and brings little quality to the site 
or the street. 

Off centred balconies do not follow the more symmetrical appearance of 
Highfield or that of Bucklers Court. The tented verandas are not set 
symmetrically and extrude outwards with the large cage like balconies 
resting on top.  Dormers to the left-hand side are over wide and heavy, sat 



Stanford Hill Lymington – Statement of Warren Lever Page 51 
 

within a faux pitched roof which again will be perceptible from viewing the 
site. The size of the small windows against the scale of the French doors 
appears out of scale with each other. The overall detailing of the front and 
side elevations is confusing. Its design creates set of elevation which picks 
varying elements of architecture from the Town Centre and brings them 
together in a discordant and chaotic elevation (see appendix 5 Site Plans 
and Sections) 

4.3 Reference to Bucklers Court 
 

The applicant seeks to refer to Bucklers Court but ignores some of the key 
principles with this building. Bucklers Court is fundamentally a more 
accomplished design and of course sits within the perimeter block context of 
the town centre conservation area.  It forms a frontage development but then 
breaks its massing and articulation up across the site with smaller dwellings 
to the rear and the side. Bucklers Court along the frontage is a set of three 
symmetrical pavilions, two rendered and one of buff brick.  This picks up on 
the arrangement of villas along Highfield.  What this scheme then does is 
break back significantly with recessed linking blocks.  Parking is contained 
within the development and does not dominate the frontage as in the 
proposed development. Elevations have a symmetry and the pavilions are 
expressed with a central gabled element.  The roof is successfully broken up 
at the front and to the rear of the site with a double pile pitched roof. This 
adds to the existing roofscape of the area and continues a character of roofs 
clearly defining the form of the massing below it.  This gives the building 
some synergy with the conservation area and the application itself sought to 
tidy up a redundant builders yards and vacant house on the previous sites. It 
is also worth remembering that this application was made and designed at a 
different time in planning context.  It should also be noted that this scheme 
was given planning permission in 1992/93 and was pre CABE and 
publications such as By Design and the raising of design quality set out 
within the following PPGs, PPSs and later the NPPF. 

The scheme itself starts from an elevational perspective and the design and 
access statement makes no clear attempt to refer to the character 
assessments available or carry out an assessment of form scale and 
massing and grain which help to define these areas (refer to map 6 at page 
98 of the Local Distinctness Document.  The assessments look at some 
unrelated elements of the townscape in various areas around the 
conservation area and makes little attempt to justify how these relate to the 
character of this particular location. Please refer to context photos at 4.2.2 
The more fundamental issue of urban design and townscape which are 
discussed at length within the Lymington Local Distinctiveness SPD are not 
really analysed in any depth within the scheme. 

 
4.4 Summary of Townscape and Design 
 

Design is generally a two-stage process with assessment of context and 
character and then working out how the scheme should respond positively to 
that assessment.  These contextual aspects are not experienced in two 
dimensions or in isolation from their surroundings s.  these aspects of 
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development form are experienced as one moves through an urban area and 
between varying areas of character. One senses the changes to space, and 
form in three dimensional terms. 

It is my opinion that due to the combined footprint, bulk, layout, height, width 
of buildings, depth of ranges and overall extent of development proposed 
that this scheme would have a harmful and overbearing impact on those 
extant contextual relationships.  The proposal with its overly large roof 
profiles, the dominance of built form, the uniform height, overly wide building 
depths and the lack of meaningful open or green space all contribute to a 
scheme that is seeking a degree of built form which fails to respond to the 
extant more open and dispersed context in this site and this identified Area 6 
character area. 

As can be seen from the scheme elevation drawings at appendix 5 the 
proposal seeks one large T shaped mass of building which sits at odds with 
the finer grain of the domestic dwelling it replaces.  Gaps between buildings 
are lost the scale of the development becomes one overly large building with 
a deep plan and an award and contrived roof which is required to span this 
non-contextual building. 

In contextual terms the proposal has failed to respond with a more 
responsive broken up and dispersed built form that reduces in height, mass 
and width as it moves south from the Town Centre Character Area.  The 
dominance and mass of the scheme creates visual harm to the current 
townscape in this part of Lymington. As a result the proposal in terms of built 
form, massing and arrangement is far in excess of what the site can 
comfortably accommodate and in direct conflict with guidance set out in 
Lymington Local Distinctiveness SPD which sets out the scale of plot 
coverage and scale that would acceptable and should also be balanced with 
contextual assessment set out in other parts of the appraisal.  

The council has clearly set out in its design policies and has elucidated this 
through more detailed Local Distinctiveness SPD work.  This sets out the 
townscape values and definition of characters areas within the town of 
Lymington. It also goes further in setting out development guidelines for this 
as recommended within the NPPF at paragraphs 124 and 130.  It makes 
clear the aim that when a local authority finds that a development of poor 
design that fails to take the opportunities available for improving the 
character and quality of an area it should be refused. This is especially 
important when the scheme fails to take into account of the existing local 
design standards or style guides. 

 
4.5 Appeals at Bus Station, Lymington and Jones Lane, Hythe   
 

I would draw attention to two appeal decisions within Mr Gilfillans proof. 
These two key appeal decisions discussed elements of heritage impacts and 
harm to character which relate to very similar issues being set out within this 
appeal.  The first was at Former Police Station, Jones Lane in Hythe where 
an application for an overly large massing and dominant retirement home 
was proposed.  Similar points were made on those appeals as on this and 
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response to the setting of the conservation area and the character of the 
area was found to be harmful and the appeal was dismissed. 

The second was within Lymington at the Bus Station within the High Street 
site where again an overly large bulky and dominant retirement building was 
proposed.  Similar issues of bulk, scale, massing and loss of space between 
and around buildings was made.  Impact on the conservation area and the 
setting of listed buildings were key factors again.  As with the Jones Lane 
Appeal the council’s case was supported by the inspector and the appeal 
was dismissed. 

Details of these appeals have been submitted with the appeal 
documentation and sit within the core documents (CD6 – 6.9 and 6.10). 
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5.0 Conclusion  

In summary the submitted proof sets out my clear opinion on the two reasons for refusal and 
the issues raised by this proposal. 

With regard to the refusal relating to heritage reasons and setting the heritage assets 
affected are identified and the significance of those assets defined throughout the proof.  
The proof sets out how that setting contributes to that significance and then how the 
proposal causes harm by its impacts upon those factors. I have also balanced the combined 
heritage significance of the edge of town site, the conservation area and the setting of 
adjacent listed buildings, group value and found this area to be of important significance for 
the reasons set out above. The proof of evidence sets out how this site currently contributes 
to defining the significance of the conservation area and also the setting and outlook of the 
listed buildings. It is felt that this setting is intrinsic to significance and the current site helps 
to better reveal these heritage assets. This is underpinned by the NPPF and expanded upon 
through guidance provided by Historic England.  At a local level advice and guidance is set 
out both in the Lymington Conservation Area Appraisal and the Lymington Local 
Distinctiveness Supplementary Planning Document. Through the above assessment the 
authority finds that the proposed development due to its scale, mass, position and height in a 
key location would harm the significance of the conservation area, the identified listed 
buildings. This harm to the designated heritage assets should be given considerable 
importance and great weight to an assets conservation.  

My opinion under the tests set out in NPPF is a finding of less than substantial harm to the 
significance of the listed buildings and the conservation area and this gives rise to a strong 
presumption against planning permission being granted. It is felt that the significance is high 
within this context for the reasons given within the proof. I would suggest that the level of 
harm in this case would be judged to be medium. The presumption against planning 
permission is a statutory one and I am conscious of the statutory presumption in favour of 
preservation, which should demonstrably apply to this proposal. 

Turning to the issues of townscape, design and local distinctiveness. I have set out within 
the proof how this development causes harm and conflicts with the prevailing character and 
townscape of the area in which it sits. I have defined where the local authority has set out a 
clear commitment to good design and responding to local distinctiveness and the design 
policies set out in its development framework, The Lymington Local Distinctiveness 
Supplementary Planning Guidance and the overarching high quality design aim of the NPPF.  
For the comprehensive reasons set out in this proof I feel that the scheme does not respond 
to these factors.  Indeed, I feel the scheme moves so far away from the prevailing character, 
context and adopted guidance for Area 6 at this point it is felt to have a significantly 
damaging effect on those local attributes due to its combined issues of scale, mass, position 
and height in this key location. This has been assessed under the guidance set out within 
the National Design Guidance. I feel that the scheme is in conflict with the clear advice set 
out within the NPPF and defined at paragraph 130 in relation to achieving well design 
places.   My opinion is that the proposed development is of poor design that fails to take the 
opportunities available for improving the character and quality of this area. 
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In my professional view I feel strongly that with regard to the above reasons the appeal 
should be dismissed for the two key reasons set out above. 

 

Warren Lever BSc (Hons), PG Dip UD, MRICS, IHBC 
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