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1 Introduction 

1.1 Conservation Areas 

Rushcliffe Borough Council has an obligation under Section 69 of the 

Planning (Listed Buildings and Conservation Areas) Act 1990 to review, 

from time to time, its Conservation Area designations.  

A Conservation Area, as defined under Section 69, is óan area of special 

architectural or historic interest the character or appearance of which it 

is desirable to preserve or enhanceô. 

 

Upper Saxondale Conservation Area was designated as recently as 

1993. Prior to this reappraisal of March 2024, the Upper Saxondale 

Conservation Area was also reviewed in November 2010.  

 

Section 71 of the Planning (Listed Buildings and Conservation Areas) 

Act 1990 highlights the local planning authorityôs duty to formulate and 

publish proposals for the preservation and enhancement of the 

conservation areas. This document, therefore, aims to identify and 

reaffirm (or redefine) the special architectural or historic interest of the 

area which warrants its designation.  

 

Conservation Area Appraisals are not, and never have been, tools for 

to fossilise a place against change, instead, the processes of change 

which allow places to grow and evolve are recognised as being 

unavoidable, and it is also recognised that change can be a positive and 

desirable force. The designation instead allows greater scrutiny and 

control to manage change to positive effect and to ensure that any 

changes which require planning permission do not harm, and ideally 

serve to actively enhance, the existing character of the place. 

 

1.2 The purpose of a Conservation Area Character 

Appraisal 

 

The purpose of a Conservation Area Character Appraisal is to:  

¶ Identify and record the special interest of the Conservation Area to 

ensure there is a public awareness and understanding of what is 

worthy of preservation 

¶ To define and reassess current boundaries to accurately reflect 

what is now perceived to be of special interest 

¶ To identify opportunities to safeguard and enhance the special 

interest of the Conservation Area.  

 

It should be noted that the content in this document is not a 

comprehensive account of every significant building, structure, tree, 

wall, feature, or space. Therefore, any omission should not be assumed 

to imply that they are of no interest.  

  

Upper Saxondale Conservation 

Area: 

Summary of Special Interest 

 

Converted early 20th century 

hospital buildings arranged in a 

symmetrical plan form the  

core of the settlement.  

 

Extensive parkland setting 

contains large numbers of 

mature trees and four small  

pavilion buildings.  

 

Standing opposite each other, 

the Chapel and former 

administration building act as a 

key  

focal point.  

 

A pair of lodge buildings which 

once served as doctorôs houses 

mark the northeastern  

entrance to the site along 

Saxondale Drive.  

 

Hedgerows create a distinctly 

rural character along the principal 

approach to the  

settlement from the northwest.  

 

Late 20th century housing 

development is concentrated in 

the east and west of the  

Conservation Area. 

https://www.legislation.gov.uk/ukpga/1990/9/section/69
https://www.legislation.gov.uk/ukpga/1990/9/section/69
https://www.legislation.gov.uk/ukpga/1990/9/section/69
https://www.legislation.gov.uk/ukpga/1990/9/section/71
https://www.legislation.gov.uk/ukpga/1990/9/section/71
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Generally, the character and appearance of a Conservation Area will be 

preserved or enhanced by: 

Å Providing controls and regulating development through the planning 

system.  

Å Applying the extra controls that designation provides over demolition, 

minor development, and the protection of trees.  

Å Environmental enhancement schemes and possibly providing financial 

assistance for the repair and restoration of specific buildings.  

Å Encouraging public bodies such as the local highways authority or 

utility companies to take opportunities to improve the street scene 

through the appropriate design and sensitive sighting of street furniture 

(and retention of historic features of interest), or the removal of eyesores 

and street features that have a negative impact such as overhead wires.  

 

1.3 The Planning Policy Context 

 

This appraisal provides a firm basis on which applications for 

development within the Upper Saxondale Conservation Area would be 

assessed. It should be read alongside the wider development plan 

policy framework produced by Rushcliffe Borough Council and other 

National Planning Policy Guidance documents. The relevant documents 

include:  

¶ Rushcliffe Local Plan Part 1: Core Strategy, with a specific focus 

on:  

o Policy 10 (Design and Enhancing Local Identity) [in part]  

o Policy 11 (Historic Environment)  

¶ Rushcliffe Local Plan Part 2: Development Policies, with a 

specific focus on:   

o Policy 28 (Conserving and Enhancing Heritage Assets)  

o Policy 29 (Development Affecting Archaeological Sites)  

¶ The National Planning Policy Framework (NPPF) (Revised - 

2021) 

¶ The National Planning Practice Guidance (2015 - Subject to 

Continual Review) 

¶ By Design:  Urban Design in the Planning System ï Towards 

Better Practice (2000) 

¶ The Planning (Listed Buildings and Conservation Areas) Act 

1990 

 

 

  

Upper Saxondale Conservation 

Area: 

Summary of Key Issues 

 

Traffic using the area as a cut 

through between the A46 and 

A52 

 

 

 

https://www.rushcliffe.gov.uk/media/y1pbquqz/local-plan-part-1-rushcliffe-core-strategy.pdf
https://www.rushcliffe.gov.uk/media/s3cezsuy/rushcliffe-local-plan-part-2_adoption-version.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/1005759/NPPF_July_2021.pdf
https://www.gov.uk/government/collections/planning-practice-guidance
https://www.designcouncil.org.uk/fileadmin/uploads/dc/Documents/by-design_0.pdf
https://www.designcouncil.org.uk/fileadmin/uploads/dc/Documents/by-design_0.pdf
https://www.legislation.gov.uk/ukpga/1990/9/contents
https://www.legislation.gov.uk/ukpga/1990/9/contents
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2 Upper Saxondale Location and Landscape Setting 
 

Rushcliffe Borough forms the southern tip of Nottinghamshire which borders Leicestershire. It is 

predominantly a rural Borough that contains a mixture of city suburbs, market towns and villages. Rushcliffe 

is located about half a mile South of Nottingham city centre, with the River Trent forming the majority of its 

northern boundary and the River Soar defining its western boundary.   

 

The A46, a distinctive Roman Road, runs through the centre of the Borough and leads to Newark in the North 

and Leicester in the South. In the northern half of the Borough, the A52 forms Nottinghamôs primary transport 

link to Grantham and the East of England. Junction 24 of the M1 and East Midlands Airport are located about 

1 mile from the western border.   

 

Upper Saxondale is situated on a small hill surrounded by arable farmland approximately 6 miles to the east 

of Nottingham. Close by to the north the A52 Grantham Road provides good transport links to the nearby 

settlements of Radcliffe on Trent and Bingham while the Fosse Way lies ½ mile to the east. The small hamlet 

of Saxondale is situated on the north side of the A52 around ¾ mile to the northeast of the Conservation 

Area. 

 

 

Figure 1- A Map of the Borough of Rushcliffe 

2.1 The Upper Saxondale Conservation Area 

 

Situated on a small hill to the east of Radcliffe on Trent, this 30-hectare Conservation Area was originally 

designated as recently as October 1993. The boundary contains the entire former Saxondale Psychiatric 

Hospital site and includes the extensive wooded grounds. After becoming redundant, the site was eventually 

redeveloped for housing and in order to preserve the parkland landscape and many fine trees, the 

Conservation Area was created.  

 



4 
 

The Chapel was built in 1902 to the designs of E W Roberts, the then County Architect, for use by former 

hospital staff and patients. The small, revivalist style building, with Gothic fittings, has been retained as a 

church. Today the site is a blend of old and new. High quality conversions of the Victorian buildings, the 

mature parkland, its core of community buildings and its public open spaces have resulted in an unusual 

residential area of special character and quality. 

 

   

 Conservation Area Boundary covers 30 ha (approximate) 

 Number of Grade I listed buildings 0 

 Number of Grade II* listed buildings 0 

 Number of Grade II listed buildings 0 

   

 There are no listed buildings within Upper Saxondale. Details accurate as of August 2024 

   

 

3 Historical Contexts 
 

3.1 Location and Historic Activities 

 
The Upper Saxondale Conservation Area contains the whole of the site of the Nottinghamshire 

County Asylum which was founded on the 25th July 1899 on a 130 acre greenfield site near the 
hamlet of Saxondale. Constructed at a cost of £147,000, the facility was officially opened to patients 
on the 24th July 1902.  

 
The hospital was deliberately located in a remote area, reflecting the Victorian era's reluctance to 
openly acknowledge mental illness. Unfortunately, this stigma extended to those dealing with 

conditions like eating disorders or even situations such as having an illegitimate child, who were 
often hidden away in such institutions. 

 
The principal buildings and layout of the hospital were designed by Edgar Purnell Hooley (better 
known as the inventor of Tarmac) during his tenure as Surveyor to the County of Nottinghamshire 

while the Chapel was the work of the County Architect, E. W. Roberts.  
 

This small gothic revival style building helped to create a focal point at the formal entrance to the 
hospital. Accommodation for staff members within the grounds included the large Professorôs 
House to the west of the Chapel and three pairs of semidetached ñlodgesò positioned at the 

gateways to the site. Ordnance Survey maps of the hospital as it appeared in the early 1900s 
indicate the position of additional buildings such as a cricket pavilion, an isolation hospital and a 

mortuary in the grounds.   
  

The asylum was designed with a layout typical of the era, featuring male and female wards arranged 

in an en-echelon pattern around central service area. The original wards accommodated up to 452 

patients (226 of each sex). Each ward had attached airing courts with intricate shelter 
arrangements.  

 
The female section contained laundry and sewing rooms, while the male section included 

maintenance facilities, a boiler house, and workshops. These were separated by an administrative 

block, which also housed visiting rooms, storage, kitchens, a recreation hall, and accommodations 

for assistant medical officers.  
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The site was accessible from Hensons Lane and Grantham Road, where gate lodges provided 

housing for married attendants. Additionally, the nearby Radcliffe Lings farm was acquired to supply 

agricultural resources for the estate. 

 
During World War I, the Asylum was designated as a receiving unit for inmates from Wadsley Park 

Asylum, which had been vacated for military use. For most of the war, Radcliffe housed both its 
own patients and those from Wadsley. By the summer of 1918, the asylum was fully vacated and 

repurposed as a war hospital. However, with the end of the war, it returned to civilian use in August 
1919. 
 

To increase capacity extensions were built to house an extra 148 patients in 1913, while additional 
blocks added in 1932 and 1955 housed a further 172 patients. Staff accommodation was also 
increased with the construction of a row of nurseôs cottages along Saxondale Drive (formerly 

Hospital Drive) in the 1930s.   
 

Renamed Saxondale Hospital under the NHS, the facility had 1,200 inpatient beds by 1951. In the 

1950s and 60s, the hospital expanded with new male and female villas, X-ray and operating rooms, 

and therapy services. A staff club and library were also added during this time. 

 

Further facilities continued to be added during the mid to late 20th century until the hospitalôs closure 

in 1987, in line with government policy. The site then lay vacant until its redevelopment by David 

Wilson Homes between 1995 and 2001. The central part of the hospital and many of the outlying 

buildings were demolished and the Victorian ward blocks converted to residential accommodation. 

The administration building became a restaurant, and the Chapel was occupied by the Wellspring 

Christian Growth Centre. Much of the parkland setting was retained as part of the development 

including the four garden pavilions and large numbers of mature trees. 

 

3.2 Archaeology 

 

While there are no archaeological finds within the conservation area, a fragment of a scraper, dated from the 

Middle Palaeolithic to the Late Bronze Age (circa 70,000 BC to 701 BC), was discovered just to the southeast 

of the conservation area boundary. The artifact, made from a secondary flake with retouching confined to its 

edge, highlights the area's potential historical significance.  

 

While not of archaeological significance, a number of the original fixtures and fittings from the original hospital 

were dumped in the woodland to the north of the village during the remodelling. These have since been 

covered by greenery and are not visible. 
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3.3 Historical Mapping  

 

  
Figure 2 - Sandersonôs map of 1835 shows the hospital site as a vacant area of agricultural land to the south west of Saxondale. The 
approximate boundary of the Conservation Area is outlined in red. 

 

 
Figure 3 - Above: The Ordnance Survey map of 1880 shows the site shortly before construction began. At this stage Hospital Drive 
was just a farm track providing access to Radcliffe Lings Farm. 

 



7 
 

 
Figure 4 - The Ordnance Survey map of 1900 showing the óCounty Lunatic Asylumô under construction. Radcliffe Lings 
Farm to the north of the site is now labelled as óAsylum Farmô. 

 

 

Figure 5 - The Ordnance Survey map of 1915 shows the completed hospital. To the south of the main buildings the 
landscaped grounds are formally arranged around the four pavilions while to the north there are wooded areas and the 
tree lined drive. The Isolation Hospital and Cricket ground with pavilion are positioned on the periphery of the site. 
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Figure 6 - Saxondale Hospital Ward and Departmental Location Plan 

 

4 Spatial Analysis 
 

The relationship between open spaces and the built form within a conservation area can be central to its 

character and is the case within Upper Saxondale. This section describes the layout of the village, highlights 

the significant views, landmarks and historical focal points. The contribution of open green spaces, trees and 

other natural elements to the conservation areaôs character is also described within this section. 
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4.1 Plan, Form and Layout  

 

Despite the introduction of a large number of new build dwellings in Upper Saxondale, Edgar Purnell 

Hooleyôs original ócompact arrow planô is still clearly discernible.  

 
Due to its practicality, the ócompact arrow planô, a type of Echelon Plan, was the plan was that transformed 

the design and construction of asylums across the United Kingdom. Elongated ward blocks stepped back 
and along the site with the services at the core of the arrow, and accessed by corridors, allowing for quick 

access by the staff members. This layout also gave the wards a light and airy feel, which was considered 

important for the wellbeing of the patients.  
 

Within Upper Saxondale, many of the buildings that were neither wards nor patient accommodation have 
been removed. The readability of the ócompact arrow planô is evidenced and still readable through the layout 

of the remaining wards.  

 
The elongated Victorian ward buildings have been converted into terraced properties which back onto the 

landscaped gardens to the south.  
 

New detached dwellings are arranged in cul-de-sacs around the periphery while new terraces have replaced 

the original buildings in the central core of the hospital. To the north east of the centre Saxondale Drive and 
Henson Lane provide access to the A52 and the Fosse Way respectively.    

 
The plan below shows the relationship between the original asylum and the current plan. 

 

 
Figure 7 ï An overlay of the of the asylum plan over the area plan 
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Below is a map that describes the current plan, form and layout of the village/town. 

 
Figure 8 - Current plan of Upper Saxondale 

This map is reproduced from Ordnance Survey material with the permission of Ordnance Survey on behalf of the Controller of Her Majestyôs 

Stationary Office © Crown Copyright. Unauthorised reproduction infringes Crown Copyright and may lead to prosecution or civil proceedings.  

Rushcliffe Borough Council - 100019419 

 

 

4.2 Landmarks, Focal Points and Views 

 

The Conservation Areaôs key landmarks are the Chapel and the former Administration building. Together 

these buildings form Upper Saxondaleôs main focal point and frame the space where hospitalôs formal 

entrance would have been.  

 

Glimpses of the Chapelôs slender spire can be appreciated from a number of points around the Conservation 

Area while perhaps the most attractive views and glimpses are created by the interplay between the ward 

buildings, pavilions and wooded gardens.  

 

More far-reaching views of the surrounding countryside can be appreciated from the open areas on the 

northern and southern edges of the Conservation Area. In views from the A52 and from the countryside to 

the south of the Conservation Area the buildings of the settlement are particularly well screened by belts of 

mature trees, helping to maintain the appearance of a wooded hill. 

 

Four large brick pergola structures stand in the centre of the green, offering seating and shelter. 

Upon closer inspection, one of these structures reveals traces of doors, which are thought to have 

once led to underground tunnels connecting to the hospital. 
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Figure 9 - standing opposite one another the chapel and administration building mark the key focal point of the 
Conservation Area 

 

 

 
Figure 10 - one of the four garden pavilions glimpsed between the mature trees of the hospital grounds 

 

4.3 Open Spaces, Trees and Landscape 

 

The outdoor spaces at Radcliffe Asylum in Nottingham were thoughtfully designed to enhance residents' 

quality of life. Spanning 50 acres, the grounds featured well-maintained lawns, vibrant flower beds, and 

diverse plantings, creating a serene and therapeutic environment. Over time, these spaces were expanded 

to include cricket and football pitches, tennis courts, and bowling greens, which provided essential 

recreational opportunities and reflected the importance of nature in patient care. This character has remained. 
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The retention of many mature trees and landscaped grounds throughout Upper Saxondale has been a critical 

factor in the successful cohesion between the former hospital buildings and areas of new development. The 

Conservation Areaôs parkland setting provides public amenity space for residents and frames views of the 

settlementôs historic buildings.    

 

The remaining tennis courts, bowling greens and open green spaces are significant features within the 

conservation area, embodying the historic emphasis on outdoor activities as part of the asylum's therapeutic 

approach. The character of these spaces, and their relationship to the built form is central to honouring the 

site's legacy and the role of outdoor recreation in promoting well-being. 

 

 

 
Figure 11 - The attractive public gardens enhance the setting of the former ward buildings 

 

 

 

 
Figure 12 - mature trees lining Serpentine Close 
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Figure 13 ï Open space and views out in the north of the Conservation Area.  

 

 
Figure 14 - Open space in the north of the Conservation Area 
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Figure 15 ï Approaching the woodland in the South of the Village 

 

 
Figure 16 ï Woodland in the South of the Village 

 

 

4.3.1 Open Spaces, Trees and Landscape SWOT Analysis 

 

Strengths - what are the positives of the open spaces, 

trees, and landscape 
Weaknesses - what are the negatives of the open spaces, 

trees, and landscape 

The strong connection the built form has to the 

open spaces, emphasising outdoor leisure. This 

connects to the intangible heritage and intent of the 

original design of the hospital. 

 

The woodland and paths create walking routes, 

which contribute to the sociability of the place, 

again referencing the hospitals original design 

intentions.  
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There is a good childrenôs play park 

 

Opportunities ï what could make the open spaces, trees, 

and landscape better?  
Threats - what would make an open spaces, trees and 

landscape worse?  

 

 

 

 

Trees and greenery contribute significantly to the 

character of the the area, so the loss of trees 

through natural decay, disease or by felling is a 

threat.  

 

Works to Trees 

 

You must contact the Local Planning Authority (LPA), Rushcliffe Borough Council, before any works 

(cutting OR pruning) are carried out to trees within the Upper Saxondale Conservation Area 

Six weeksô notice is required before any works to trees within the Conservation Area is carried out, even 

if they are not protected by Tree Preservation Order (TPO).  

 

You can use a Standard notification forms (a section 211 notice) to inform us of the works you would like 

to undertake. 

 

 

This flow chart outlines the decision-making process regarding works to trees. 

 

 

4.4 Public Realm 

 

Boundary treatments in the Conservation Area are a mixture of low brick walls, hedges, metal railings and 
timber fencing, although timber fencing is less common. Particularly during the summer months these 

manmade elements become subservient to the greenery produced by hedges, shrubs, wide grass verges, 
trees and lawned front gardens.  

 

 
Figure 17 ïSmall trees and shrubs soften man made boundary treatments and contributes to a sense of unity within the 
streetscene.   

 

https://www.rushcliffe.gov.uk/media/lgepdp11/conservation-area-tree-notification.pdf
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attachment_data/file/777646/TPO_flowchart_5.pdf
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Throughout Upper Saxondale asphalt is used as the surface treatment for highways and pavements while 

block paving is found on private driveways and some footpaths. Hard landscaping is most prevalent in the 
central core of the settlement. This includes the sculpture path which heads southwards from Shaftesbury 

Avenue known as the Millennium Walk.   
 

 
Figure 18 ï Millenium Walk is paved with block paving and is punctuated with a series of sculptures.  

 

 
Figure 19 ï Cheery trees line Millenium Walk which significantly contribute to the character of the area. 

 


































