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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. 

 

Normanton-on-the-Wolds Conservation Area was designated in 1990. 

Prior to this reappraisal of January 2024, the Normanton-on-the-Wolds 

Conservation Area was reviewed in September 2009.  

 

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.  

  

Normanton-on-the-Wolds 

Conservation Area: 

 

Intimate Village Core  

The centre of Normanton-on-the-

Wolds is defined by high brick 

walls, dense hedgerows and 

overarching tree canopies, 

creating a strong sense of 

enclosure and seclusion. 

 

Contrasting Rural Fringe  

Encircling the built-up area, a 

patchwork of paddocks and small 

pastures opens out into 

expansive views of farmland, 

providing a striking counterpoint 

to the villageôs wooded heart. 

 

Generous Private Grounds  

Many of the larger historic 

residences occupy substantial 

garden plots, where specimen 

trees, formal lawns and ancillary 

outbuildings contribute to the 

villageôs distinctive character. 

 

Architectural Diversity  

A rich mix of building stylesð

from vernacular brick and stone 

cottages to more ornate Victorian 

and Edwardian villasðreflects 

Normanton-on-the-Woldsô long-

standing evolution and local 

craftsmanship. 

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 Normanton-on-the-Wolds 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 

 

 

  

Normanton-on-the-Wolds 

Conservation Area: 

Summary of Key Issues  

 

Alterations to Listed and key 

unlisted properties  ï Rear 

extension at Avenue Farm is 

unsympathetic to the Listed 

farmhouse and some of the 

outbuildings are in need of 

attention.  

 

 

Public Realm  ï Area of hard 

standing on village green 

detracts from rural character, 

poor road drainage, unsightly 

electricity pylons and overhead 

wires in the south of the village, 

unsightly bin storage area at 

entrance to Chapel Yard, lack of 

street lighting which if introduced 

would need to be of an 

appropriate design.  

 

Agriculture and landscape  ï 

Threat to archaeological 

earthworks from intensive arable  

farming, potential for better 

planting schemes along 

roadsides.  

 

Development Pressures  ï 

Greenfield land on the outskirts 

of the village could be lost to 

housing development. Highways 

and Transportation ï Large 

number of parked cars near The 

Plough Inn, traffic noise from the 

A606. 

 

The replacement of smaller 

dwelling with larger dwellings 

contemporary in design has the 

potential to erode the overall 

character of the conservation 

area. 

 

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 Normanton-on-the-Wolds 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.   

 

Normanton-on-the-Wolds is situated alongside the A606, Melton Road, which runs roughly northwest to 

southeast through the centre of Rushcliffe Borough. As its name suggests the village is located within the 

Nottinghamshire Wolds Character Area. Nearby settlements include the large village of Keyworth around one 

mile to the south, Plumtree almost immediately to the west and Tollerton a mile to the northwest. The rolling 

landscape around the village consists of open arable fields and pasture punctuated by areas of woodland.

 

Figure 1- A Map of the Borough of Rushcliffe 

 

2.1 The Normanton-on-the-Wolds Conservation Area 

 

This small Conservation Area contains four Listed Buildings and was designated in 1990 as part of the 

Borough Councilôs proposals to create ten new Conservation Areas.  

 

Normanton is a small, secluded village with a fairly simple plan, but interest is provided by the presence of a 

back lane. This very green village was formerly on the main road to Melton (the village is now by-passed) 

and contains a succession of large houses set well back in their own grounds.  
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From the northern end of Old Melton Road, past the small green and around the bend, all the way down to 

The Plough Inn, a continuous enclosed feeling is provided by red brick walls, tall hedgerows, verges and 

mature trees which also gives the village a unity of character. 

 

During the review of 2025 there was great desire by residents of Old Melton Road and those of the wider 

village to maintain the status quo and retain Old Melton Road within the Conservation Area. Old Melton Road 

was historically the main thoroughfare to Melton Mowbray.  

 

   

 Conservation Area Boundary covers 34.3 ha (approximate) 

 Number of Grade I listed buildings 0 

 Number of Grade II* listed buildings 0 

 Number of Grade II listed buildings 4 

   

 A full list of Normanton-on-the-Wolds Conservation Areaôs Listed buildings can be found in 

Appendix 1 

Details accurate as of [Date] 

   

 

3 Historical Contexts 
 

3.1 Location and Historic Activities 

 

The small village of Normanton-on-the-Wolds has long been closely linked with its neighbour, Plumtree. 

Normanton has Saxon origins, with archaeological evidence in the form of four Saxon burials discovered 

along the Fosse Way, likely dating to the 5th or 6th century. Before the Norman Conquest, the manor at 

Normanton was held by a landowner named Unfac. Following the conquest, the land was granted to Roger 

de Busli, who held the manor at the time of the Domesday Survey, where the village is listed as Normantone. 

De Busli also held other nearby settlements, including Normanton-on-Soar and Normanton-on-Trent. 

 

In the later medieval period, land ownership in Normanton appears to have changed several times. During 

the reign of Henry II, Simon of Keyworth donated seventeen acres of arable land to Haverholm Priory. This 

land was later transferred to other religious orders, including the Knights Hospitaller (also known as the 

Knights of Malta). A royal charter issued by King John in 1201 confirmed the gift of land in Gamston and 

Normanton-on-the-Woldsðfifteen bovatesðto Geoffrey Luteral (or Loteral) from Gerbode de Escaud. The 

Luteral family retained these lands into the reign of Richard II, alongside holdings in West Bridgford, 

Basingfield, and Keyworth. 

 

The landscape at this time was likely divided into a number of small agricultural plots. The frequent 

appearance of the word Plattðmeaning 'plot of land'ðin local place names supports this idea. The survival 

of ridge and furrow earthworks further indicates that open field farming was practiced in the area. 

 

Following the Dissolution of the Monasteries in the 1530s, monastic lands became Crown property, including 

those at Normanton. In 1548, these were sold to Thomas Brende, and again in 1553 to John, Earl of Bedford, 

and Edmund Downing. From this point, much of the land appears to have been tenanted and then gradually 

sold off in parcels under Edward VI. During the 16th and 17th centuries, ownership changed hands regularly, 

sometimes through mutual agreement and at other times through legal proceedings. 
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By the time of the enclosure under Charles II, the loss of open fields was noted as "to the great loss of the 

church of Plumtree, to which it is parish" (Thoroton 1790). During the reign of George III, Normanton-on-the-

Wolds covered approximately 1,000 acres and consisted of around twenty dwellings. The village continued 

to grow into the 19th century. In 1797, Methodists from Plumtree established a chapel in the village, which 

was enlarged in 1827. By the reign of William IV, the settlement had expanded to around 33 dwellings. 

  

Despite the growth in the number of dwellings, census records show that, the villageôs population fluctuated 

greatly in the nineteenth century:  

  

 
 

The village still shows traces of its past. Place names like Toothill, meaning a lookout hill, suggest the 

presence of a beacon at some time. There are still some extensive earthworks including water mill complex 

from the medieval period of the villageôs history.  Many of the buildings in the village are historic in either date 

or location. In 1540 for example, the land on which Normanton Grange now stands was owned by Haverholm 

Priory.    

  

The village grew substantially during the twentieth century as a commuter village, and now has a pub, The 

Plough Inn, although the Wesleyan Chapel is now a private dwelling. 

3.2 Archaeology 

 

In the stream valley to the northeast of Manor House, Normanton, there are prominent earthworks that have 

previously been suggested as the site of ñWarby.ò Notably, a large mound is located south side of the stream 

and may represent the remains of a defensive feature, such as a burh or small fortification. 

 

In the field to the southwest of this mound, a number of low banks are visible, which were investigated by 

Houldsworth in 1954. These earthworks include a well-constructed pond bay spanning the stream valley, 

with a sharply defined profile now covered in shrubs. Surrounding this are a series of field banks, likely of 

post-medieval origin, although their precise date remains uncertain. 

 

The mound itself appears to be a natural featureða tump formed by the diversion of the streamðrather than 

a man-made structure. No clear evidence has been found to confirm the presence of a former settlement in 

this area. 
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3.3 Historical Mapping  

  

 
Figure 2 - Chapman's Map of 1774 

 

 
Figure 3 - Sanderson's Map of 1836. Note the long avenue of trees extending south eastwards from Avenue Farm 
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Figure 4 - Ordnance Survey map of 1900. The medieval earthworks of Pond Bay to the east of the village are clearly shown. 

  

Following a period of gradual expansion, the village extended further in the mid-20th century with the 

development of The Leys, situated between Melton Road and Clipstone Road. This residential area reflects 

typical suburban growth of the time. While it contributes to the overall character of the village as a peaceful 

and well-maintained area, it does not possess notable architectural or historic interest worthy of conservation 

via planning controls associated with a Conservation Area. 

 

4 Spatial Analysis 
 

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

character. 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. 

 

4.1 Plan, Form and Layout  

 

Normanton-on-the-Wolds has a simple linear layout. The main thoroughfare of Old Melton Road was once 

the principal route between Nottingham and Melton Mowbray before the A606 Plumtree Bypass was built in 

the early twentieth century to the west of the village.  
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In the north of the village, Old Melton Road runs in an easterly direction from Plumtree before turning 

southeast at the small village green. The Road then continues for half a mile before rejoining the A 606.  

 

A second road, Back Lane runs parallel with Old Melton Road through the village centre. Residential 

properties in Normanton-on-the-Wolds are generally large and set back from the highways behind walls and 

hedges. There are the odd properties which front the highway (see Figure 1). The villageôs grandest 

properties have ranges of outbuildings.   

 

 
Figure 5 ï Old Melton Road 

 

Figure 6 - Back Lane 
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Figure 7 ï The Lawns fronting the highway on Back Lane 

 

Below is a map that describes the current plan, form and layout of the village. 

 

 
Figure 8 - Normanton on the Wolds Maps 

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

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

Rushcliffe Borough Council - 100019419 
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4.2 Landmarks, Focal Points and Views 

 

Although the Conservation Area includes a number of grand historic properties, these tend to be partially 

obscured behind boundary walls and vegetation, rather than dominating the village street.  

 

Avenue Farmhouse is perhaps the most visible of these historic properties in its position to the east of Old 

Melton Road. The villageôs two main focal points are the small village green with its red telephone kiosk in 

the north of the village (see Figure 10) and the Plough Inn Public House (see Figure 24) in the south. Between 

these two points the subtle curves in Old Melton Road and Back Lane produce some pleasing views of the 

street scene while views of the open countryside can be appreciated from certain vantage points on the 

eastern edge of the built-up area. 

 

 
Figure 9 ï Normanton House 

 

 

 
Figure 10 -Village Green 
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4.3 Open Spaces, Trees and Landscape 

 

Trees and hedges are a dominant feature throughout the Conservation Area and are key to the maintenance 

of the enclosed rural feel along the villageôs two main roads (see  Figure 11). Grass verges also contribute 

to this rural character, being particularly prominent on the approaches to the village and at the bend in Old 

Melton Road opposite the Village Green. The remnants of an avenue of trees in the grounds of Avenue Farm 

are an important historic feature in the landscape to the southeast of the village. 

 

 
Figure 11 Hedge rows along Back Lane 

 

 

 
Figure 12 ï Views along the site of the Old Mill and Scheduled Monument.  

 

Beyond the built-up area, the site of a medieval watermill has been formally scheduled; here, the buried 

earthworks of the mill race, pond and dam lie largely concealed beneath mature trees and scrub, 

underscoring the importance of maintaining these open, wooded enclosures for both their ecological value 

and their tangible link to the villageôs agricultural heritage. 
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Figure 13 ï Views within the site of the wooded area formerly part of the Old Mill site 

 

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 

Mature hedgerows, avenue plantings and remnant 

woodlands create an attractive, seasonally varied 

landscape. 

 

Boundary hedges 

 

A strong verdant character surrounds the village, 

with extensive paddocks and field margins 

supporting a range of vegetation 

 

Regular sightings of red deer, muntjac, badgers 

and foxes underline the ecological value and 

tranquillity of the setting. 

 

Loss of veteran and specimen trees to disease, 

storm damage or safety-driven felling has eroded 

the canopy cover in places. 

 

The absence of a dedicated, publicly accessible 

open-space focal point means there is no single 

ñgreen heartò for community gatherings. 

 

Opportunities ï what could make the open spaces, trees, 

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

landscape worse?  

Formalising regular maintenance plans with private 

landowners to ensure young and mature trees 

thrive. 

 

Extending Tree Preservation Orders to safeguard 

high-value specimens and ancient hedgerows. 

 

Introducing community-led planting days or ñadopt-

a-hedgerowò schemes to bolster local stewardship 

 

Pressure from outward village expansion and new 

development that could encroach upon 

surrounding fields and paddocks. 

 

Incremental loss of historic hedgerows through 

piecemeal removal or boundary realignments. 

 

Emerging tree diseases and the impacts of climate 

change, which may further weaken remaining 

veteran trees. 
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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 Normanton-on-the-Wolds 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 

 

Roads and pavements in Normanton-on-the-Wolds are paved with asphalt but several properties have gravel 

driveways which create a more informal and rural feel. The village is particularly well connected to the 

surrounding countryside by a number of footpaths.  

 

 
Figure 14 ï Brick wall and gravel drive way 

 

Boundary treatments in the village centre are a mixture of high brick walls and mature hedgerows creating a 

feeling of enclosure along the highway. There are also less frequent examples of cottages which front directly 

onto the highway, timber fencing and metal railings.   

 

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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Figure 15 ï K6 Telephone Box  

 
Figure 16 - Wall mounted Post box 

 

 

A Victorian wall-mounted post box is located on Back Lane, and a K6 Telephone Kiosk now functioning as a 

book exchange offering a historical feature that contributes to the villageôs period character and visual 

interest. 

 

 

Figure 17 - Stone Gate Piers off the Village Green 
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Adjacent to the K6 telephone kiosk is a pair of stone gate piers, which serve as a visual marker of the historic 

route and enhance the understanding of the villageôs evolution and heritage landscape. 

Figure 18 - Timber post and rail fencing at Avenue Farm (with Avenue House in the background) 

5 Buildings of the Conservation Area and Key Characteristics 
 

5.1 Building types and Activity 

 

The complex pattern of land ownership in Normanton-on-the-Wolds and its development over time has given 

rise to a rich and diverse built environment, where architectural styles and forms are markedly individualistic, 

yet collectively contribute to the villageôs character and identity. 

 

The older buildings in Normanton-on-the-Wolds include two substantial country houses: the Georgian 

Normanton Grange and Normanton House, a late 16th century farmhouse with later Queen Anne, Georgian, 

Regency and Victorian additions. Other historic buildings include a Georgian farmhouse with its associated 

outbuildings (Avenue Farm), an 18th century public house (The Plough Inn), a former Wesleyan Chapel, a 

number of traditional cottages and a handful of 19th century detached houses.  

 

Many of these buildings can be seen on the historical maps shown in Figure 3.  

 

Despite their differences, the newer buildings complement rather than compete with the villageôs historic core. 

Their individuality echoes the original spirit of aspiration and personal expression that shaped the older 

properties. The continued architectural variety contributes to a coherent but eclectic townscape, reinforcing 

the villageôs identity as both historically rich and dynamically evolving. 

 

 






























