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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 Section69,is6an ar e a
architectural or historic interest the character or appearance of which it
is desirable to preserve or enha

Costock Conservation Area was designated in 1990 as part of the
Borough Council's proposals to create ten new Conservation Areas.
Prior to this reappraisal of January 2024, the Costock Conservation
Area was reviewed in September 2009.

Section 71 of the Planning (Listed Buildings and Conservation Areas)
Act1990hi ghl i ghts the | ocal fprindaterandn
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:

1 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

I To define and reassess current boundaries to accurately reflect
what is now perceived to be of special interest

I 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.

Costock Conservation Area:
Summary of Special Interest

Historic  village core  with
medieval church and Elizabethan
Manor House as focal points.

High brick boundary walls along
roadsides.
trees

Groups of mature

throughout.

Mixture of traditional cottages
and houses and modern infill
development.

Eastern side of the Conservation
Area separated from centre by
Loughborough Road.



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

Generally, the character and appearance of a Conservation Area will be
preserved or enhanced by:
A Providing
system.

controls and regul at

A Applying the extra controls th
minor development, and the protection of trees.

A Environmental enhancement sche
assistance for the repair and restoration of specific buildings.

A Encouraging public bodies suc

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 Costock 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:

1 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)
1 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)
1 The National Planning Policy Framework (NPPF) (Revised -
2021)
1 The National Planning Practice Guidance (2015 - Subject to
Continual Review)
i By Design: Urban Design in the Planning System i Towards
Better Practice (2000)
9 The Planning (Listed Buildings and Conservation Areas) Act
1990

Costock Conservation Area:
Summary of Key Issues

Development  Pressures -
Continuing proposals (o]
residential infill development.

Highways and Transportation -
The A60 currently separates the
two sides of Costock. It detracts
from the villag
creates a noise disturbance, and
poses a safety risk.

Cars parked on both sides of
Main Street results in a zig-
zagging path for vehicles. This
becomes problematic and a
safety issue, especially during
peak times, school pick up and
drop off times.



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

2 Costock 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 (The Fosse Way), 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
Nottinghamdés primary transport | i nk tidn@4 oGtheaMil tarid &ast
Midlands Airport are located about 1 mile from the western border.

Costock is situated in the south of the Borough on the A60 Loughborough Road. The village is situated in an
elevated position in the Nottinghamshire Wolds Character Area and is surrounded by arable and pastureland.
The neighbouring village of East Leake is situated less than a mile to the west along Leake Road while just
over a mile to the south along the A60, lies the village of Rempstone.
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Figure 1- A Map of the Borough of Rushcliffe

2.1 The Costock Conservation Area

Bounded by Church Lane and Chapel Lane, the Costock historic core is picturesque and has a genuine
village feel with winding and secluded lanes, trees and high walls.

The church and Manor House stand close together, the latter being a charming Elizabethan stone house.
The church of St Giles, on the other hand, has undergone major restoration in 1688, 1848 and 1862, although
some of the original 14th century masonry, both internal and external, still remains.
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The eastern part of the small Conservation Area (9.6 hectares) is separated from the remainder by
Loughborough Road which tends to detract from the balance and unity of the village. The 7 Listed Buildings
within the Conservation Area are somewhat dispersed. Highfields House, to the north of the village, bears
the inscription "Sir T Parkyns AD 1729". This was the dower house to Bunny Hall.

Conservation Area Boundary covers 10.7 ha (approximate)
Number of Grade | listed buildings 0]
Number of Grade II* listed buildings 0]
Number of Grade Il listed buildings 7

A full list of Costock Conservation Areab s Li st ed bui | diAppgmsixk an be
Details accurate as of January 2024

3 Historical Contexts

3.1 Location and Historic Activities

The village is recorded in the Domesday Survey of 1086 under the name of Cotingstoche, a combination of
the Saxon ownerés name of Corting or Curtling and
makes no mention of a church or priest in the village but it seems that by the 13th century the church of St
Giles was in use as it still is to this day. Before the north aisle was added in 1848, the building was just a
chancel and a nave and the bell hung in a box where the west window now is. The bell gable and other
substantial alterations to the appearance of the building were the 1862 work of Sir Gilbert Scott. Today the
only obviously medieval masonry in the building is a 14th century niche in the south wall.

There are two large houses of note in the village. The first is the 16th century stone Manor House which has

a typical late medieval plan of two cross wings linked by a central hall. Later additions and alterations have

not reduced the appeal of the building whi ch Ni kol aus Pevsner called @
countyo (The Buildings of England: Nottinghamshire)
timber forest by Elizabeth I. The other noteworthy building is Hall Farmhouse, an early 17th century stone

and brick house which was allegedly linked to the Manor House by an underground tunnel.

In September 1644 the farmland to the south of Costock set the scene for a skirmish between Royalist and
Parliamentarian forces during the English Civil War. A Parliamentarian supply convoy which was travelling
from Nottingham to Leicester was ambushed on the road by a small Royalist force. The Royalists quickly lost
the upper hand and were pursued eastwards over adjoining fields by the Parliamentarian escort. The
engagement ended in eight Royalists killed and sixty captured. The event is recorded in the parish registers
of East Leake church where four of the casualties (two Royalist and two Parliamentarian) were buried under
a slab near the porch.

For centuries Costock was largely an agricultural community and the remains of the pinfold, an enclosure for

stray stock, is still a feature in the village. By the 19th century however, the growth of the domestic stocking

frame industry reduced the vilageb s dependence on agriculture and cal
doubl e between 1801 and 1851. This rapid gr @wgode- pr c
built school which has been in use as the village hall since 1975 when a new primary school was built next

to it.



3.2 Archaeology

The discovery in the village of a Bronze Age, female skeleton at 3 Church Lane is thought to date to around
3000 BC. The skeleton provides archaeological evidence for there being a settlement at Costock long before
the Norman invasion.

Several pieces roman pottery and shards, dated between 43 AD and 409 AD were discovered by the Rector

of Costock, whilst digging in the garden of the Rectory. The pieces were mostly grey ware, and a few pieces
of tile.

3.3 Historical Mapping
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Figure 2 - Chapman's Map of 1774

The map shows the village of &é6Cortlinstockdé in an el
and Loughborough Road. Note the simple form of St Giles to the north of Main Street.
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Figure 3 - Ordnance Survey map of 1816. Chapel Lane and Church Lane are visible to the north of Main Street.
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Flgure 4 - Ordnance Survey map of 1900, W|th the area identified on the map as Costock

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
conservati on asralcdéssribed within this decion.



4.1 Plan, Form and Layout

Costock has a typical village layout of main roads and back lanes. Main Street, which leads to East Leake in
the west, is the main artery from which the back lanes of Chapel Lane and Church Lane loop northwards and
Millers Lane projects southwards.

In the east of the village, Main Street forms a crossroads with a section of Loughborough Road (A60) which
was diverted to the west of the old turnpike route of Old Main Road. The latter of these effectively marks the
eastern extent of the village.

Figure 51 Loughborough Road (A60)

Throughout the village, whether along Main Street or along the back lanes, properties either face directly
onto the highways (some may have a shallow enclosed frontage with a boundary wall (see Figure 6)), or are
set back further behind higher brick boundary walls or hedgerows (see Figure 7).

-




Figure 71 Pomerania with its small, enclosed frontage (central) and The Old Rectory behind a set behind a large wall (right).

Below is a map that describes present day Costock. Note the redirection of Loughborough Road to the west
and the presence of 20th century infill development to the west of Church Lane and east of Loughborough
Road.

Figure 8 - Costock Ordnance Survey (2023)

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

While the village has no single focal point, there are various significant landmarks throughout. Most of the
significant buildings of interest are located to the north of Main Street, on back lanes. The Church of St Giles
is the most eye catching of these buildings, set in an open churchyard which is bordered by a brick wall (see
Figure 9). The other two significant landmark buildings, Hall Farm and the Manor House are less visible,
however. Hall Farm is tucked away behind a screen of vegetation in the northeast corner of the village while
the Manor House, though its grounds dominate the central part of the village, is frequently obscured by its
high brick boundary wall.

Figure 9 - St Giles Church and boundary wall.

Other buildings of significance which also contribute to the character of the area and are more easily seen
include the White House and the Generous Briton Public House (see Figure 10), for example, feature strongly
in views along Main Street. While views along Church Lane and Chapel Lane are also particularly attractive,
the enclosed feel of the village allows for only occasional glimpses of the surrounding countryside.

Grﬂr‘f“m

Brito?

Figure 10 - The Generous Briton Public House, showing stone section along Chapel Lane



Figure 117 View across paddockso n  Mi | | eénto@®psen dountnyside

From Main Street, vi ews of the open countrysi cam
unobstructed vista over fields and paddocks. These open views, rare in the area, provide a scenic glimpse
into the countryside (see Figure 11).

Figure 12 - View down Chapel Lane

Appendix 2 - Conservation Area Boundary and Townscape Appraisal Map illustrates these key views and
other views which link the village to the adjacent countryside.
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4.3 Open Spaces, Trees and Landscape

There are very few public open spaces in the Conservation Area but many of the properties benefit from
extensive and attractive private gardens. Trees are a prominent feature, especially in the historic core of the
village, and hedgerows can also be found around the village where they are used to delineate property
boundaries in place of brick walls.

While the land adjacent to the Pinfold is privately owned, it has been identified as Positive Open Space,
contributing to the character of the area. The land is leased to the Parish Council and the village Christmas
Tree is displayed on it.

Figure 131 Trees in the grounds of the Manor House

11
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Figure 14 - Pinfold on Main Street adjacent to private land, identified as Positive Open Space.

Figure 151 The Cemetery and its boundary wall on Chapel Lane

4.3.1 Open Spaces, Trees and Landscape SWOT Analysis

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

12



Beech hedge contributes strongly to the character | There is not much open green space.
of the corner of Main Street and Church Lane Consequently, the views and positive open space
that does exist becomes more valuable.

Pinfold along with its bench.
Rubbish around the bus stop on Loughborough
Mature trees in private gardens Road due to inadequate waste disposal/bins.

Both the cemetery and Church Yard provide a
pleasant and tranquil open space to sit and reflect.

Grass verges in the area are well maintained and
contribute to the character of the area.

Opportunities T what could make the open spaces, trees, | Threats - what would make an open spaces, trees and
and landscape better? landscape worse?

Loss of mature trees in private properties through
disease, felling or otherwise

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 Costock Conservation Area

Six weeksd notice is required before any wor ks
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

Brick walls (occasionally in conjunction with iron railings or gates), hedges and timber fences are all used
as boundary treatments within the Conservation Area and make a strong contribution to its unique
character. In some cases where properties front directly onto the highway or pavement, the walls of the
buildings themselves become boundaries.

The roads in the village are all surfaced in asphalt, but a large number of private drives are of gravel which
has a more informal quality. Mille r Base maintains a rural aesthetic with its gravel surfacing.

13


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

Figure 16 - Brick boundary walls and gravel drive at The Manor ~ Figure 17 - Timber fencing at Holme Farm
House

Figure 191 Gravel surfacing along Mill Lane

14



5 Buildings of the Conservation Area and Key Characteristics

5.1 Building types and Activity

The older buildings in Costock mainly consist of a mixture of farmhouses, cottages, barns and outbuildings
and country houses. Many of these can be seen on the historical maps shown in 4.1. The Conservation Area
also contains a number of more modern dwellings which are mostly to be found along the southern side of

Main Street.

While there have been new developments within the village, the flood alleviation mounds and ditches and

been maintained to prevent flooding of surrounding land.

5.1.1 Building types and Activity SWOT Analysis

Strengths - what activities/places can you go that makes
the village/town great?

Weaknesses - what activities/places that exist that detract
from making the village/town great?

Pinfold with bench
Church service every Sunday, and ongoing.

Active village hall which is a social centre of the
village

A60 creates a barrier within the village

Increase in traffic along Main Street from the A60
combined with significant number of on street
parking

A60 Layby just outside of the conservation area is
often used for fly tipping.

Opportunities - what activities/places could exist that
would village/town even better?

Threats - what activities/places would village/town worse?

Opportunity to break the flow of traffic down the
A60 and Main Street junction in the interest of
safety.

The parked cars along Main Street and the
potential for more accidents

Developments within East Leake and the impact on
traffic

Hard landscaping contributing to the increase in
flooding risk.

5.2 Key Characteristics and Building Materials

Building materials were largely locally sourced. Bricks for example, were not transported far from where they
were made, with each village having its own brick pit and yard. This led to interesting village-specific sizes,
colours and styles of brickwork. Roofs would have been made from local materials such as thatch until clay

pantiles became popular.

15




5.2.1 Key Characteristics: Historic Core (Zone 1)

The Historic Core of Costock, is a distinctive and historically significant area of the Conservation Area,
anchored by the Church and churchyard of St. Giles and an Elizabethan Manor House. The area is
characterised by its enclosed feel, narrow lanes, and the close-knit arrangement of buildings, which
together contribute to a unique yet charming atmosphere.

Materials:

Walls: Dominated by orange/red brick, usually in
Flemish bond which sometimes creates a chequered
pattern. Blue brick is occasionally used as a
decorative accent. Some brick buildings have rubble
stone plinths. There are also a handful within this
character area that are built entirely in stone. Several
buildings have rendered or painted walls.

Roofs: Dominated by slate tiles with some examples
of orange clay pantiles and plain tiles. Almost all of
Costockdés buildings
close verge where the tiles run to the edge of the
brick gables.

Windows: Mostly timber casements and sliding
sashes in a variety of configurations with many
creating a symmetrical facade and having glazing
bars. There are also examples of stone mullioned
and transomed windows. Stone or arched brick
lintels are most prominent.

Doors: Timber plank and batten panelled and part
glazed are commonest types. Larger properties have
decorative porticos, and most have iron door
furniture.

5.2.2 Key Characteristics: Main Street (Zone 2)

Materials:

Walls: While orange/red brick is dominant within this
character area, Flemish bond is less common.
Similar to the historic core, several buildings have
rendered or painted walls, however buildings
constructed entirely of stone are less visible.

16
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Key Characteristics / Architectural Features:

At the heart of this character area is St. Giles
Church which is Grade Il listed with origins in the
14th century. It has undergone various
restorations in 1688, 1848 by G.G. Place, and
further in 1862 by Gilbert Scott. The building
showcases a combination of dressed coursed
rubble and some ashlar, topped with slate roofs.
The architectural style is predominantly Gothic,
featuring elements such as coped gables with
ridge crosses, buttresses, and a variety of window
designs with cusped tracery.

Another building which contributes to the historic
narrative of the area is the Manor House (Grade
II* Listed). The Elizabethan Manor house and
attached Chapel, (now converted for domestic
use), is late C15, with some late CI7, early C18,
CI9 and C20 alterations.

Key Characteristics / Architectural Features:

The area features a mix of older cottages, houses,
and modern infill developments. It is characterized
by low brick walls and hedgerow borders,
substantial rear gardens, and fringes of countryside
to the south. Additionally, there is a 19th-century
school building that now serves as the village hall.



Roofs: Dominated by slate with examples of orange
clay pantiles and some plain tiles. Many of the roofs
are plain close verge.

Windows: Most of the traditional materials are timber
casements in a variety of configurations with many
creating a symmetrical facade and having glazing
bars. There are a number of arched and segmental
arched windows.

5.2.3 Key Characteristics: Loughborough Road and Old Main Road (Zone 3)

Materials:

Walls: Walls predominantly brick, however most
painted or rendered with white or near white, neutral
tones.

Roofs: Predominately clay pantile with a few
examples of slate. While many of the roofs are plain
close verge, similar to the historic core, there are
also examples of parapet gables within this
character area.

5.2.4 Key Characteristics SWOT Analysis

Key Characteristics / Architectural Features:

Road junction with wide grass verges and
hedgerow lined approaches to village. Cluster of
traditional farmhouses and cottages fronting onto

Old Main Road.

The majority of the boundary treatments are
hedgerows.

Strengths 1 what is it about most existing buildings that
looks good / contributes to the character of thee area?

Weaknesses - what is it about most existing buildings that
does not look good / detracts from the character of the area?

The historic cottages are easily identifiable and
maintain their visibility within the conservation
area.

There are a number of buildings which use Flemish
bond brickwork in a diamond pattern which creates
visual interest. There are also some buildings that
are partially made of stone on the lower courses.

The church and some of the other historical
buildings are hidden gems within the unique layout
of the village.

Opportunities - what could make existing buildings (or
new builds) look good and contribute to the character of the
area?

Threats - what could make existing buildings (or new builds)
look worse and detract from the character of the area?

More residential buildings without onsite parking,
further contributing to the issues.

17




5.3 Listed buildings

Buildings on the Governmentés List of Buildings

buildings and are protected by law. Consent is required from Rushcliffe Borough Council before any works

of alteration, extension, or demolition can be carried out on any listed building.

of

Further information can befoundinRus hcl i f f e Borough Council 6s publ

The complete listofthe Secr et ary of

St ateds Statutory List

of

Historic Interest can also be found at: https://historicengland.org.uk/listing/the-list.

Names of the Listed Buildings and structures in Costock Conservation Area (correct as of December 2023)
are detailed in Appendix 1. All Listed Buildings are shown on the Townscape Appraisal plan, but some smaller

structures such as gravestones may not be shown.

Figure 20 - Cherry Tree Cottage

Brick walled barns with parapet gable ends and
pantiled roofs.

Figure 21 - No. 6 Chapel Lane

Chequered Flemish bond brickwork. The farmhouse
has timber sliding sash windows with stone sills and
rendered white painted walls. lintels, slate roofs and
part glazed timber door.

18
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https://www.rushcliffe.gov.uk/planning-growth/conservation/listed-buildings/
https://historicengland.org.uk/listing/the-list
https://historicengland.org.uk/listing/the-list

Figure 22 - The White House

Rendered and painted walls with string courses at
floor levels, Georgian style timber sliding sash
windows with stone sills and a panelled timber door
with decorative stone surround.

Figure 23 - Hall Farm house, 21 Chapel Lane

17th century rubble stone walls with stone
mullioned windows and a dovecote alongside an
18th century brick extension with larger timber
casement windows, arched brick lintels, corbelled
eaves and plain tile roof.

5.4 Key Unlisted Buildings

Contribution to the established character of the place can also come from buildings which are not recognised
via listing or are not old. A plan with all of the positive contributions to the area can be found in Appendix 2 -
Conservation Area Boundary and Townscape Appraisal Map

The Costock Conservation Area includes a number of unlisted buildings that make a positive contribution
to the character and appearance of the Conservation Area. This may be because of their age, architectural
style, former function, or general contribution to the variety of the townscape. Key unlisted buildings are

highlighted in the Townscape Appraisal in Appendix

2 and some examples of these are shown in the

photographs below. However, it is important to stress that nearly all the buildings within a Conservation
Area can make a positive contribution to the townscape in some way.

Figure 24- Cottages on Main Street

Figure 251 No. 31, Main Street
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Figure 26 - The Old Barn

Figure 28 - No. 61 Main Street

Figure 27 - No. 35 Church Lane
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Figure 291 No. 17, Church Lane Figure 30 - Old Water Pump, 17, Church
Lane

Figure 311 The Cottage, Church Lane.
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