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3952 28 Hertfordshire County 

Council - Passenger 

Transport Unit

CodicoteDocument Section:

CommentRepresentation:

In terms of Public Transport, the main bus corridor through Codicote is the High St.  Site 32 is furthest from available bus services.  Bus services through Codicote include the 314/315 
Welwyn Garden City-Kimpton/Hitchin and 44/45 Luton-Stevenage routes.  Both are approx 2 hourly.  Current bus service frequencies are therefore not sufficiently attractive as an 
alternative to the car.

5560 1 Smith

CodicoteDocument Section:

ObjectRepresentation:

Location 29. The only access would be on to Cowards Lane at a very narrow section and this then leads on to the Welwyn Road at a very dangerous junction. It would require widening 
of Cowards Lane and a roundabout on to the Welwyn Road with another roundabout at the end of Rabley Heath Road. The additional traffic generated could cause significant problems.

Location 30. The smallest of the 4 sites, it would have the least visual and traffic impact.

Location 31. Development of this site would lead to a lot of extra traffic in the area of the school, particularly early in the morning.

Location 32. The extra traffic generated from this site would all have to exit Valley Road on to Bury Lane at a difficult junction.

All of these sites, being in land designated as being Green Belt, would open the gates to further Green Belt development which could not be resisted in view of the precedent set by 
these sites

6304 1 Street

CodicoteDocument Section:

ObjectRepresentation:

STOP Don't wreck our village.We would like to register our opposition to the proposed building sites for new homes in Codicote for the following reasons- the school in Codicote is 
already oversubscribed, the traffic congestion/parking is already horrendous, making a village too large will destroy the community, the fields proposed for building are regularly used for 
people walking and children playing, especially the land NE of close, they are also greenbelt. Do not destroy a thriving village community and fill the pockets of the large profit driven 
development companies who do nothing to engage with the community. If you must proceed please consult with the likes of urbansplash who are developing truly sustainable housing 
considering community and environment, not just concreting every bit of land to gain as much profit as possible.
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0037 7 Savills on behalf of Warden 

Developments

Site 29Document Section:

SupportRepresentation:

Further to the Land Allocations Additional Suggested Sites Consultation document published by the Council seeking representations on the additional 125 sites we wish to make the 
following comments.
Site number 29 which is located to the south of Cowards Lane Codicote due to its size presents the opportunity to provide additional residential dwellings to support the existing wide 
range of services and facilities including community facilities which are already located with the settlement as well as the Infant and Junior School.
Furthermore, the site would also have the potential to contribute to providing affordable housing, sheltered housing and even a nursing home for existing and future residents for which 
there is a need in this locality. Consideration is also being given to the provision of a doctors surgery facility which would be of huge benefit to local residents as well as supporting future 
residents associated with any new development.
We would comment that the development of this particular site would ensure a comprehensive approach which would be able to deliver an appropriate level of development which is 
commensurate with its scale and character within one location. Furthermore as far as we are aware the site is not with a conservation area, or an area of archaeological interest or the 
subject of any wildlife designations.
We understand that the site is available for development and could easily be brought forward within five years of the adoption of the Local Development Framework Land Allocations 
which would assist in the Council reaching their housing targets.
For these reasons we consider that site number 29 should be included in the LDF Land Allocations DPD.

0289 9 Codicote Parish Council

Site 29Document Section:

ObjectRepresentation:

Codicote is large enough, this site would have a detrimental impact on the boundary.

0365 64 Natural England - East of 

England Region

Site 29Document Section:

CommentRepresentation:

This site appears to be directly adjacent to the County Wildlife Site 43/042  Hollards Farm Meadow, and any potential adverse impacts on the site from development would need to be 
addressed.

0459 86 CPRE - The Hertfordshire 

Society

Site 29Document Section:

ObjectRepresentation:

This is a greenfield site in the Green Belt, just outside the boundary of the Excluded Village of Codicote.  In accordance with emerging policies in the Core Strategy Preferred Options, 
this site should not be released for development, other than possibly as a rural exception site under draft Core Policy E.

3950 66 Hertfordshire County 

Council - Historic 

Environment

Site 29Document Section:
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CommentRepresentation:

Requirement for Pre-application or Pre-determination Archaeological Assessment

The sites below have known archaeological remains within them or have archaeological potential.  We would therefore wish that - in accordance with Government policy in PPG 16 and 
the current draft PPS 15 - the LPA requests that pre-application or pre-determination archaeological assessments should be included within all development briefs and other proposals 
for the sites, if they are formally adopted as development sites in the local development plan. Such assessment would, depending upon the size and location of the proposals, range in 
scope from additional desk-based research to more extensive archaeological field survey and evaluation.  The purpose of the archaeological assessment would be to provide sufficient 
information about the archaeological resource and in particular the extent of archaeological remains worthy of preservation in situ, to enable the LPA to determine any specific 
application for development.

3952 29 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 29Document Section:

CommentRepresentation:

Plot 29: A vehicle access onto Cowards Lane, although classified as a local access road, is very narrow which makes the access corridor to the development site impractical without 
widening Cowards Way to accommodate two way traffic.  The development could be developed to provide the necessary width of carriageway and vehicle to vehicle inter-visibility along 
the site frontage. The plot of this size could accommodate a large development. Consequently, it would generate a significant increase in traffic and may overload this area of road 
network. The application should be supported by a Transport Assessment, which sets out the transport implications of the development proposals and identify measures required to 
overcome any transport impact of the proposals such as the junction appraisal with the B656 (High Street).

3963 6 Welwyn and Hatfield District 

Council

Site 29Document Section:

CommentRepresentation:

* Development on the edges of the village of Codicote would be contrary to the aim of the North Hertfordshire Core Strategy Preferred Options Paper (September 2007) for the 
following reasons:

It would undermine the spatial strategy which seeks to locate growth in accordance with the settlement hierarchy. Within the settlement hierarchy, Codicote is identified as a larger village 
where development only within the boundary of the settlement is allowed.

The additional suggested sites are outside of the boundary of the village of Codicote and their development would therefore be contrary to the spatial strategy as set out in Core Policies 
C and F.

* There are significant constraints on the capacity of infrastructure to deal with waste water. The East of England Capacity Study identifies significant capacity difficulties at Rye Meads 
sewage treatment works which serves much of the north of Welwyn Hatfield, as well as Codicote and Knebworth, and other areas proposed for new housing developments within the 
East of England.

*We note that the SA/SEA for Codicote highlights a weakness that Codicote has no doctor's surgery (page 224).
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* Development of the four sites promoted around the edge of Codicote would erode the very narrow bands of countryside which separate Codicote from surrounding settlements.

* Sites 29, 31 and 32 are particularly open and exposed. Development here would be highly visible from Welwyn Hatfield.

* Development of sites 29 and 30 would lead to further coalescence between Codicote and Welwyn village.

The SA/SEA identified that sites 29 to 32:

* Do not meet SA objective 2(a) to minimise development of greenfield land and other land with high environmental and amenity value. The sites are all green field and agricultural land 
grade 3.

* Do not meet SA objective 3(b) to protect and enhance landscapes. The landscape character area assessment recommends these are improved and conserved.

* Do not meet SA objective 3(d) to reduce pollution from any source. The sites are all situated in a source protection zone.

* Significantly, it also found the location of each of the sites is likely to promote commuting.

4252 1 Roads

Site 29Document Section:

ObjectRepresentation:

The land in question is not suitable for development for numerous reasons. Firstly, it would close the gap between Codicote and Welwyn, whereas it is important to maintain the two 
villages as seperate entities. Secondly, there is already far too much traffic volume through both villages, and a further development will make this situation worse. Thirdly, the area 
cannot cope with the increased requirement for water supply and drainage, plus schooling, medical care etc. Over the years there have been numerous planning applications for this 
site, all of which have been rejected for the above (and other) reasons. Nothing has changed to alter this situation.There is not a shortage of housing in the area, and further 
development will only serve to make the area far less attractive, and will have a negative effect on the property values for existing residents.

4771 4 Morris

Site 29Document Section:

ObjectRepresentation:

Residential development is not in keeping with current intelligent predictions that Britain will be unable to rely on imports to feed the nation and needs to raise the level of its own 
productivity. I object to residential building and suggest that  farming is encouraged at this site.
I also object on the grounds of sustainability: 
*Codicote has little industry thus new residents will undoubtedly need to travel for work. The rail network already struggles,(the local MP has no faith in it, maintaining a London home at 
tax payers expence), thus traffic will increase. The B656 is already over used particularly during rush hour.
*Codicote has a small school and no provision at all for older children; again the B656 will be put under strain.
*Where in the plan is there provision of community resources for example: health centre, library, sports centre.
*Where in the plan is there provision for a greater range of shops 
*Where in the plan is there provision of entertainment facilities for youths 
*Where in the plan is there provision of entertainment for adults 
*Where in the plan is there provision for additional policing resources

4785 1 Green
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Site 29Document Section:

ObjectRepresentation:

The size of this site and the likely density of housing on it will have a considerable impact on both the character of the southern part of the village and on the vehicle movements in 
Cowards Lane and on the B656.

4787 2 Green

Site 29Document Section:

ObjectRepresentation:

This is the largest site that is being proposed for development in Codicote and were it to go ahead the number of dwellings that are likely to be built on it would have a substantial impact 
on the character of the southern end of the village.  Moreover, the traffic arising from these dwellings would put additional pressure on the B656 & Cowards Lane; there is also the 
question of how such traffic could safely be brought into the flows on those two roads. Of all the sites it is also the one that is farthest from the village school and shops which, again, 
would generate more traffic at peak times than others that have been put forward.

4871 24 Smith

Site 29Document Section:

ObjectRepresentation:

I object to all sites that alter the Green Belt boundary.
I object to the loss of agricultural land for the following reasons:
Food security is now a national priority;
Open green spaces are a valuable amenity for all;
This country has been in breach of European bio-diversity regulations for the past six years;
A survey of rare and endangered species needs to be undertaken;
Fields are necessary for water management.

6299 4 Williamson

Site 29Document Section:

CommentRepresentation:

Whilst I agree that Codicote could sustain some additional housing we must not loose sight of the fact that the primary school is single form entry, and has recently reduced its intake to 
30 children per year. Transportation of older children to secondary schools in neighbouring Welwyn Garden City and Hitchin can also be overcrowded. These factors must be taken into 
account as any developments are likely to attract families with school age children due to the excellent provision available.

Site 29 at the South of the village, off Cowards Lane again has traffic as it's main concern. Cowards Lane is regularly congested due to it's single lane width in many places, and a new 
access leading straight on to the lower end of the High Street would be in very close proximity to the existing junctions with Cowards Lane and the Rabley Heath road.
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0289 10 Codicote Parish Council

Site 30Document Section:

SupportRepresentation:

Codicote Parish Council would support the development of approximately 12 properties for affordable housing and key worker houses.
Possibly shared equity for local people.

2959 31 English Heritage

Site 30Document Section:

CommentRepresentation:

Site 30 lies within Codicote Conservation Area and will require careful planning and a development brief to avoid harmful development.

3232 2 Yates Barker Parry Town Planning 

Ltd

Site 30Document Section:

SupportRepresentation:

The identified strengths are acknowledged and endorsed.  On the matter of the weaknesses it is contradictory to describe the existing use as garden and outbuildings (which it is) and 
then describe the site as a greenfield site classified as grade 3 agricultural land.  It is a walled garden formerly used for growing fruit, vegetables, flowers etc for domestic use and for a 
long time been laid to lawn.  Judged against PPS3 it is a brownfield site and it is not agricultural land.

Codicote is a large village well served by pubs, restaurants, a post office, a fishmonger, a butcher, other shops (including a chemist) and a school.  The only day to day facility which it 
lacks is a doctors surgery but these are to be found nearby in either Welwyn or Kimpton.  The village is also on a bus route and significantly contains a complex of retirement homes thus 
confirming that it is not a dormitory but a balance community in which one can exist without dependence upon private motor vehicles.

Neither the proximity to listed buildings nor a location within a Conservation Area precludes sensitive development as is evinced by several recent schemes allowed in Codicote; 
including buildings in close proximity to this particular site.

The land remains available and it is commended for inclusion in the Preferred Options.

3950 47 Hertfordshire County 

Council - Historic 

Environment

Site 30Document Section:

CommentRepresentation:

Requirement for Pre-application or Pre-determination Archaeological Assessment

The sites below have known archaeological remains within them or have archaeological potential.  We would therefore wish that - in accordance with Government policy in PPG 16 and 
the current draft PPS 15 - the LPA requests that pre-application or pre-determination archaeological assessments should be included within all development briefs and other proposals 
for the sites, if they are formally adopted as development sites in the local development plan. Such assessment would, depending upon the size and location of the proposals, range in 
scope from additional desk-based research to more extensive archaeological field survey and evaluation.  The purpose of the archaeological assessment would be to provide sufficient 
information about the archaeological resource and in particular the extent of archaeological remains worthy of preservation in situ, to enable the LPA to determine any specific 
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application for development.

3952 30 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 30Document Section:

CommentRepresentation:

Plot 30: A vehicle access onto Heath Lane, although is the classified C44 local access road, is very narrow which will require widening along the access road to accommodate two-way 
traffic. The frontage of the development could be developed to provide the necessary width of carriageway and vehicle to vehicle inter-visibility for traffic egressing the site.  The 
development would generate a significant increase in traffic and may cause queuing at the nearby junction the application should be supported by a Transport Assessment, which sets 
out the transport implications of the development proposals and identify measures required to overcome any transport impact of the proposals such as the junction appraisal with the 
B656 (High Street).

3963 7 Welwyn and Hatfield District 

Council

Site 30Document Section:

CommentRepresentation:

* Development on the edges of the village of Codicote would be contrary to the aim of the North Hertfordshire Core Strategy Preferred Options Paper (September 2007) for the following 
reasons:

It would undermine the spatial strategy which seeks to locate growth in accordance with the settlement hierarchy. Within the settlement hierarchy, Codicote is identified as a larger village 
where development only within the boundary of the settlement is allowed.

The additional suggested sites are outside of the boundary of the village of Codicote and their development would therefore be contrary to the spatial strategy as set out in Core Policies 
C and F.

* There are significant constraints on the capacity of infrastructure to deal with waste water. The East of England Capacity Study identifies significant capacity difficulties at Rye Meads 
sewage treatment works which serves much of the north of Welwyn Hatfield, as well as Codicote and Knebworth, and other areas proposed for new housing developments within the 
East of England.

* We note that the SA/SEA for Codicote highlights a weakness that Codicote has no doctor's surgery (page 224).

* Development of the four sites promoted around the edge of Codicote would erode the very narrow bands of countryside which separate Codicote from surrounding settlements.

* Sites 29, 31 and 32 are particularly open and exposed. Development here would be highly visible from Welwyn Hatfield.

* Development of sites 29 and 30 would lead to further coalescence between Codicote and Welwyn village.

The SA/SEA identified that sites 29 to 32:

* Do not meet SA objective 2(a) to minimise development of greenfield land and other land with high environmental and amenity value. The sites are all green field and agricultural land 
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grade 3.

* Do not meet SA objective 3(b) to protect and enhance landscapes. The landscape character area assessment recommends these are improved and conserved.

* Do not meet SA objective 3(d) to reduce pollution from any source. The sites are all situated in a source protection zone.

* Significantly, it also found the location of each of the sites is likely to promote commuting.

4416 1 Colston

Site 30Document Section:

ObjectRepresentation:

I live in what was the old farm (Lodge Farm) attached to Codicote House / Codicote Lodge.  Site 30 is the original kitchen garden for the big house.  Access to this plot is via a fairly 
narrow drive off Heath Lane into Lodge Farm.  There are 6 dwellings making up Lodge Farm and 4 of those families currently have young children.

Whilst a single dwelling on site 30 would not make a great deal of difference to the flow and volume of traffic through Lodge Farm, multiple housing would seriously change the dynamic 
of what is considered, by both current owners and others within the village, to be a lovely unspoilt conversion of the original 'home' farm.  The traffic situation alone would prove to be 
problematic; as it is the exit from Lodge Farm on to Heath Lane is unsighted towards the direction of Kimpton until the front of ones vehicle is actually in Heath Lane.  There have been 
many 'near misses', particularly with the buses that run between Codicote and Kimpton. The owners of Codicote House still use the Heath Lane entrance / exit occasionally but they also 
have an alternative entrance / exit on the Heath Hill side of Codicote Park.

The junction of Heath Lane on to Codicote High Street can also be dangerous as vans regularly park on that corner, thereby making it impossible to see traffic coming up from the south 
without pulling out into the High Street.

Codicote is fairly well served by public transport (buses) when travelling North (Hitchin) or South (WGC).  However, this is not the case for transport towards Harpenden and St. Albans.  
Multiple housing on this site would therefore greatly increase the volume of cars being used in the area as the nearest supermarkets are a car drive away.

It should also be noted that many old species of English fruit still thrive in the old kitchen garden; I understand that some species were thought to have disappeared from England until a 
study was carried out a few years ago.

4416 2 Colston

Site 30Document Section:

ObjectRepresentation:

Site 30 is the original Walled Garden of Codicote House. For many years it provided all the fruit and vegetables for the estate and continues to contain many old varieties of fruit trees, 
many of which were thought formally to have been lost. The garden is therefore of historical and environmental importance.
The home farm buildings were converted to 6 dwellings in 2000/ 2001 under extremely careful and considered conditions in order to maintain and conserve the important architectural 
and historical features of this Grade 2 listed area. The residents continue to preserve the integrity of the original home farm and adhere to the covenants put in place when planning 
permission for the conversion was granted.
Lodge Farm is home to many children aged from new born to teenagers and the access driveway to the houses is narrow and winding. In addition the exit on to Heath Lane is not that 
well sighted. It is very difficult to persuade the milkman, refuse and recyclig collectors to drive slowly and I consider that these 3 alone cause a considerable risk to any children playing 
outside their homes. Any increase in traffic to additional homes on the same location would endanger lives and completely alter the dynamic of Lodge Farm.
One house built within the Walled Garden would be acceptable but any more would be inappropriate and would attract considerable opposition.
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4502 2 Omer

Site 30Document Section:

SupportRepresentation:

I would support development on this site, as long as it is the form of a  shared ownership scheme  for local people. We have had such schemes in Codicote in the past, eg the bottom of 
Valley Road and off Newtown, and they have worked well.

4575 1 Norris

Site 30Document Section:

ObjectRepresentation:

I am strongly against any development of this historic site. The increase in traffic entering and leaving Lodge Farm would substantially increase the risk of accidents. The area which is a 
safe haven for young children in which to play would be transformed by the addition vehicular traffic. Once this space is lost it is lost forever.

4576 1 Norris

Site 30Document Section:

ObjectRepresentation:

I object most strongly to any development of this site the current access is inadequate and any additional traffic would transform this safe and peaceful area. There would also be health 
and safety issues that arise from extending the use of what is currently a gravel access drive.

4771 3 Morris

Site 30Document Section:

ObjectRepresentation:

Residential development is not in keeping with current intelligent predictions that Britain will be unable to rely on imports to feed the nation and needs to raise the level of its own 
productivity. I object to residential building and suggest that  farming is encouraged at this site.
I also object on the grounds of sustainability: 
*Codicote has little industry thus new residents will undoubtedly need to travel for work. The rail network already struggles,(the local MP has no faith in it, maintaining a London home at 
tax payers expence), thus traffic will increase. The B656 is already over used particularly during rush hour.
*Codicote has a small school and no provision at all for older children; again the B656 will be put under strain.
*Where in the plan is there provision of community resources for example: health centre, library, sports centre.
*Where in the plan is there provision for a greater range of shops 
*Where in the plan is there provision of entertainment facilities for youths 
*Where in the plan is there provision of entertainment for adults 
*Where in the plan is there provision for additional policing resources

4871 25 Smith

Site 30Document Section:

ObjectRepresentation:

I object to all sites that alter the Green Belt boundary.
I object to the loss of agricultural land for the following reasons:
Food security is now a national priority;
Open green spaces are a valuable amenity for all;
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This country has been in breach of European bio-diversity regulations for the past six years;
A survey of rare and endangered species needs to be undertaken;
Fields are necessary for water management.

5535 1 Wiscarson

Site 30Document Section:

ObjectRepresentation:

The area of Lodge Farm would be devastated by the addition of affordable housing:

1.The access road from Heath Lane is small, with a gravel surface and is in fact owned jointly by the owners of the houses at Lodge Farm. It not the appropriate size for a main access 
point to any housing development and would alter the whole semblance of the surrounding area beyond recognition.  The children who live at Lodge Farm use the area to play in and any 
change to this road would raise significant safety concerns. 

2. The Lodge Farm area is a peaceful, quiet and safe area which would be unrecognizable if the proposed developments take place. 

3. Since inception in 2001, the Council has taken a very strict attitude to any building projects on this property, including our own proposal for a small extention. It would be illogical if the 
proposals were approved.

In short, we strongly object to the proposals.

6299 2 Williamson

Site 30Document Section:

CommentRepresentation:

Whilst I agree that Codicote could sustain some additional housing we must not loose sight of the fact that the primary school is single form entry, and has recently reduced its intake to 
30 children per year.  Transportation of older children to secondary schools in neighbouring Welwyn Garden City and Hitchin can also be overcrowded. These factors must be taken into 
account as any developments are likely to attract families with school age children due to the excellent provision available.

Sites 30 and 31 would cause additional traffic onto Heath Lane, which could be a problem at peak times such as school pick up and drop off when access can already be difficult. It is 
also not easy seeing down the High Street looking south when exiting Heath Lane due to cars parked outside the Red House in the lay-by. This junction is already quite dangerous.

If Codicote is to develop then the best of the options available would be a small development on site 30, with further limited development on site 31.
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0289 11 Codicote Parish Council

Site 31Document Section:

ObjectRepresentation:

Codicote is large enough, this site would have a detrimental impact on the boundary.

0365 65 Natural England - East of 

England Region

Site 31Document Section:

CommentRepresentation:

This site appears to be directly adjacent to the County Wildlife Sites 43/033 Codicote Lodge icehouse and 43/018 Heath Plantation, and any potential adverse impacts on these sites 
from development would need to be addressed.

0459 87 CPRE - The Hertfordshire 

Society

Site 31Document Section:

ObjectRepresentation:

This is a greenfield site in the Green Belt, just outside the boundary of the Excluded Village of Codicote.  In accordance with emerging policies in the Core Strategy Preferred Options, 
this site should not be released for development, other than possibly as a rural exception site under draft Core Policy E.

3950 21 Hertfordshire County 

Council - Historic 

Environment

Site 31Document Section:

CommentRepresentation:

Requirement for Pre-application or Pre-determination Archaeological Assessment

The sites below have known archaeological remains within them or have archaeological potential.  We would therefore wish that - in accordance with Government policy in PPG 16 and 
the current draft PPS 15 - the LPA requests that pre-application or pre-determination archaeological assessments should be included within all development briefs and other proposals 
for the sites, if they are formally adopted as development sites in the local development plan. Such assessment would, depending upon the size and location of the proposals, range in 
scope from additional desk-based research to more extensive archaeological field survey and evaluation.  The purpose of the archaeological assessment would be to provide sufficient 
information about the archaeological resource and in particular the extent of archaeological remains worthy of preservation in situ, to enable the LPA to determine any specific 
application for development.

3952 31 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 31Document Section:

CommentRepresentation:

Plot 31: Any vehicle access to the highway along this section of Heath Lane would be considered acceptable, if the access was located centrally along the site frontage in accordance 
with the safety requirements of a classified local access road.  This would to provide the optimum vehicle to vehicle inter visibility in accordance with the Design Manual for Roads and 
Bridges.   The site of this size could accommodate a large development which with the adjacent sites to the east of Heath Lane would generate a cumulative increase in traffic and may 
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overload this area of road network and may cause concern for existing users such as emergency service vehicles. The application should be supported by a Transport Assessment, 
which sets out the transport implications of the development proposals and identify measures required to overcome any transport impact of the proposals especially where Heath lane 
joins the B656 (High Street).

3963 8 Welwyn and Hatfield District 

Council

Site 31Document Section:

CommentRepresentation:

* Development on the edges of the village of Codicote would be contrary to the aim of the North Hertfordshire Core Strategy Preferred Options Paper (September 2007) for the following 
reasons:

It would undermine the spatial strategy which seeks to locate growth in accordance with the settlement hierarchy. Within the settlement hierarchy, Codicote is identified as a larger village 
where development only within the boundary of the settlement is allowed.

The additional suggested sites are outside of the boundary of the village of Codicote and their development would therefore be contrary to the spatial strategy as set out in Core Policies 
C and F.

* There are significant constraints on the capacity of infrastructure to deal with waste water. The East of England Capacity Study identifies significant capacity difficulties at Rye Meads 
sewage treatment works which serves much of the north of Welwyn Hatfield, as well as Codicote and Knebworth, and other areas proposed for new housing developments within the 
East of England.

* We note that the SA/SEA for Codicote highlights a weakness that Codicote has no doctor's Surgery (page 224).

* Development of the four sites promoted around the edge of Codicote would erode the very narrow bands of countryside which separate Codicote from surrounding settlements.

* Sites 29, 31 and 32 are particularly open and exposed. Development here would be highly visible from Welwyn Hatfield.

* Development of sites 29 and 30 would lead to further coalescence between Codicote and Welwyn village.

The SA/SEA identified that sites 29 to 32:

* Do not meet SA objective 2(a) to minimise development of greenfield land and other land with high environmental and amenity value. The sites are all green field and agricultural land 
grade 3.

* Do not meet SA objective 3(b) to protect and enhance landscapes. The landscape character area assessment recommends these are improved and conserved.

* Do not meet SA objective 3(d) to reduce pollution from any source. The sites are all situated in a source protection zone.

* Significantly, it also found the location of each of the sites is likely to promote commuting.

4502 3 Omer
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Site 31Document Section:

ObjectRepresentation:

I do not support development in this area of Codicote.
There are 2 other sites, 30 and 32 which are more suitable in my view.
I do not think that Codicote should develop all 4 sites

4771 2 Morris

Site 31Document Section:

ObjectRepresentation:

Residential development is not in keeping with current intelligent predictions that Britain will be unable to rely on imports to feed the nation and needs to raise the level of its own 
productivity. I object to residential building and suggest that  farming is encouraged at this site.
I also object on the grounds of sustainability: 
*Codicote has little industry thus new residents will undoubtedly need to travel for work. The rail network already struggles,(the local MP has no faith in it, maintaining a London home at 
tax payers expence), thus traffic will increase. The B656 is already over used particularly during rush hour.
*Codicote has a small school and no provision at all for older children; again the B656 will be put under strain.
*Where in the plan is there provision of community resources for example: health centre, library, sports centre.
*Where in the plan is there provision for a greater range of shops 
*Where in the plan is there provision of entertainment facilities for youths 
*Where in the plan is there provision of entertainment for adults 
*Where in the plan is there provision for additional policing resources

4785 2 Green

Site 31Document Section:

ObjectRepresentation:

This site will greatly increase the traffic movements on the Heath Lane (an already busy road) and safe access to the site will be hard to achieve particularly in relation to traffic coming 
up the hill into Codicote from Codicote Bottom.  Additionally, the development of this site brings housing unsuitably near one of the few remaining areas on the perimeter of the village 
that have an attractive rural environment.

4787 1 Green

Site 31Document Section:

ObjectRepresentation:

This site will greatly increase the traffic movements on the Heath Lane (an already busy road) and safe access to the site will be hard to achieve particularly in relation to traffic coming 
up the hill into Codicote from Codicote Bottom.  Additionally, the development of this site brings housing unsuitably near one of the few remaining areas on the perimeter of the village 
that have an attractive rural environment.

4871 26 Smith

Site 31Document Section:

ObjectRepresentation:

I object to all sites that alter the Green Belt boundary.
I object to the loss of agricultural land for the following reasons:
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Food security is now a national priority;
Open green spaces are a valuable amenity for all;
This country has been in breach of European bio-diversity regulations for the past six years;
A survey of rare and endangered species needs to be undertaken;
Fields are necessary for water management.

6299 3 Williamson

Site 31Document Section:

CommentRepresentation:

Whilst I agree that Codicote could sustain some additional housing we must not loose sight of the fact that the primary school is single form entry, and has recently reduced its intake to 
30 children per year.  Transportation of older children to secondary schools in neighbouring Welwyn Garden City and Hitchin can also be overcrowded. These factors must be taken into 
account as any developments are likely to attract families with school age children due to the excellent provision available.

Sites 30 and 31 would cause additional traffic onto Heath Lane, which could be a problem at peak times such as school pick up and drop off when access can already be difficult. It is 
also not easy seeing down the High Street looking south when exiting Heath Lane due to cars parked outside the Red House in the lay-by. This junction is already quite dangerous.

If Codicote is to develop then the best of the options available would be a small development on site 30, with further limited development on site 31.
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0289 12 Codicote Parish Council

Site 32Document Section:

SupportRepresentation:

Codicote Parish Council would support the development of approximately 12 properties for affordable housing and key worker houses.
Possibly shared equity for local people.

0459 88 CPRE - The Hertfordshire 

Society

Site 32Document Section:

ObjectRepresentation:

This is a greenfield site in the Green Belt, just outside the boundary of the Excluded Village of Codicote.  In accordance with emerging policies in the Core Strategy Preferred Options, 
this site should not be released for development, other than possibly as a rural exception site under draft Core Policy E.

2959 32 English Heritage

Site 32Document Section:

CommentRepresentation:

Site 32 needs to be assessed to judge whether there is an impact on the setting of the Grade II* listed The Bury to the north.

3950 63 Hertfordshire County 

Council - Historic 

Environment

Site 32Document Section:

CommentRepresentation:

Requirement for Pre-application or Pre-determination Archaeological Assessment

The sites below have known archaeological remains within them or have archaeological potential.  We would therefore wish that - in accordance with Government policy in PPG 16 and 
the current draft PPS 15 - the LPA requests that pre-application or pre-determination archaeological assessments should be included within all development briefs and other proposals 
for the sites, if they are formally adopted as development sites in the local development plan. Such assessment would, depending upon the size and location of the proposals, range in 
scope from additional desk-based research to more extensive archaeological field survey and evaluation.  The purpose of the archaeological assessment would be to provide sufficient 
information about the archaeological resource and in particular the extent of archaeological remains worthy of preservation in situ, to enable the LPA to determine any specific 
application for development.

3952 32 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 32Document Section:

CommentRepresentation:

Plot 32: The development lies at an end of a system of cul-de-sacs, which are very narrow particularly where 'The Close' meets at the junction of Valley Way. This makes the access 
corridor to the development site impractical without widening 'The Close' to accommodate two-way traffic necessary for the development.  The access corridor to the development could 
be reconfigured to provide the necessary width of carriageway and vehicle to vehicle inter-visibility along the frontage to accommodate a small scale development this would generate a 
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significant increase in traffic and may overload this system of cul-de-sacs. The application should be supported by a Transport Statement which sets out the transport implications of the 
development proposals and identify measures required to overcome any transport impact of the proposals such as the junction appraisal with Bury Lane.

3963 9 Welwyn and Hatfield District 

Council

Site 32Document Section:

CommentRepresentation:

*Development on the edges of the village of Codicote would be contrary to the aim of the North Hertfordshire Core Strategy Preferred Options Paper (September 2007) for the 
following reasons:

It would undermine the spatial strategy which seeks to locate growth in accordance with the settlement hierarchy. Within the settlement hierarchy, Codicote is identified as a larger village 
where development only within the boundary of the settlement is allowed.

The additional suggested sites are outside of the boundary of the village of Codicote and their development would therefore be contrary to the spatial strategy as set out in Core Policies 
C and F.

* There are significant constraints on the capacity of infrastructure to deal with waste water. The East of England Capacity Study identifies significant capacity difficulties at Rye Meads 
sewage treatment works which serves much of the north of Welwyn Hatfield, as well as Codicote and Knebworth, and other areas proposed for new housing developments within the 
East of England.

* We note that the SA/SEA for Codicote highlights a weakness that Codicote has no doctor's surgery (page 224).

* Development of the four sites promoted around the edge of Codicote would erode the very narrow bands of countryside which separate Codicote from surrounding settlements.

* Sites 29, 31 and 32 are particularly open and exposed. Development here would be highly visible from Welwyn Hatfield.

* Development of sites 29 and 30 would lead to further coalescence between Codicote and Welwyn village.

The SA/SEA identified that sites 29 to 32:

* Do not meet SA objective 2(a) to minimise development of greenfield land and other land with high environmental and amenity value. The sites are all green field and agricultural land 
grade 3.

* Do not meet SA objective 3(b) to protect and enhance landscapes. The landscape character area assessment recommends these are improved and conserved.

* Do not meet SA objective 3(d) to reduce pollution from any source. The sites are all situated in a source protection zone.

* Significantly, it also found the location of each of the sites is likely to promote commuting.

4387 1 Herbert

Site 32Document Section:
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ObjectRepresentation:

Given the history of flooding on the land on which The Paddocks now resides, I feel that the potential for this to occur in future can only be increased if development is allowed on this 
land with its associated runoff.
Valley Road with its retricted width caused by parking on both sides of the road probably couldn't cope with the increased traffic caused by a development site of this size.

4502 1 Omer

Site 32Document Section:

ObjectRepresentation:

I am not in support of this suggested land use for Codicote.
The access points, such as the Close, Valley Road and Bury Lane are roads which are already difficult for cars.
In addition, the area is used as an amenity for walkers in the village

4771 1 Morris

Site 32Document Section:

ObjectRepresentation:

Residential development is not in keeping with current intelligent predictions that Britain will be unable to rely on imports to feed the nation and needs to raise the level of its own 
productivity. I object to residential building and suggest that  farming is encouraged at this site.
I also object on the grounds of sustainability: 
*Codicote has little industry thus new residents will undoubtedly need to travel for work. The rail network already struggles,(the local MP has no faith in it, maintaining a London home at 
tax payers expence), thus traffic will increase. The B656 is already over used particularly during rush hour.
*Codicote has a small school and no provision at all for older children; again the B656 will be put under strain.
*Where in the plan is there provision of community resources for example: health centre, library, sports centre.
*Where in the plan is there provision for a greater range of shops 
*Where in the plan is there provision of entertainment facilities for youths 
*Where in the plan is there provision of entertainment for adults 
*Where in the plan is there provision for additional policing resources

4772 1 collins

Site 32Document Section:

ObjectRepresentation:

Whilst walking on this land at the weekend with my kids, I mentioned to my 7 year old that they might build houses here and she was shocked that she might no longer be able to pick 
blackberries, climb on the  dead trees or catch the crickets in this space.

It also has lovely views over the south and east of Codicote and is a great dark area at night for viewing stars without any lights nearby. It is a lovely piece of 'wild' on the doorstep of 
codicote, used by dog walkers and anybody that wants the feel of the countryside within 2 minutes of their home.

It would be such a shame to build houses here.

4871 27 Smith

Site 32Document Section:

ObjectRepresentation:

Printed: 01/03/2010 12:25:01



Representation for 

Land Allocations: Additional Suggested Sites July 2009

Site 32

AgentRep No.Ref. Applicant

I object to all sites that alter the Green Belt boundary.
I object to the loss of agricultural land for the following reasons:
Food security is now a national priority;
Open green spaces are a valuable amenity for all;
This country has been in breach of European bio-diversity regulations for the past six years;
A survey of rare and endangered species needs to be undertaken;
Fields are necessary for water management.

6299 1 Williamson

Site 32Document Section:

ObjectRepresentation:

Whilst I agree that Codicote could sustain some additional housing we must not loose sight of the fact that the primary school is single form entry, and has recently reduced its intake to 
30 children per year.
Transportation of older children to secondary schools in neighbouring Welwyn Garden City and Hitchin can also be overcrowded. These factors must be taken into account as any 
developments are likely to attract families with school age children due to the excellent provision available.

Regarding the individual proposed sites I would object strongly to site 32, as this is already an area with high population density and The Paddocks at the bottom of Valley Road has no 
mains gas, so utilities could be a problem. Access would have to be onto the Rabley Heath road as Bury Lane is already congested at peak times.

6337 1 Shaw and Shaw-Guichard

Site 32Document Section:

ObjectRepresentation:

We've recently moved to Codicote and are most concerned about the prospect of houses being built on plot 32 as mentioned in the Parish Magazine dated September 2009. 
We feel that this is the worst possible site for houses as it would impact most heavily on Codicote as a village. Access to this plot would inevitably result in an increase of traffic as well as 
the use of heavy machinery on the High Street, Valley Road and adjacent roads, which have not been designed to cope with this level of usage.
It is also a plot which is located on a slope at the bottom of the village. This would inevitably affect the views of a large number of Codicote residents. It would also dramatically increase 
the noise levels of the east side whilst building is in progress. 
It is also worth pointing out that this area is widely utilised by locals of all ages to walk dogs, play games, ride horses, in brief enjoy the country side and nature that is so precious in this 
part of the world. There are two oak trees which should be considered as vital natural habitats, each probably hosting a thousand species, and no matter what course of action is taken, 
should not be removed for fear of damaging the local eco-system.
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