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1533 5 Fisher

SandonDocument Section:

ObjectRepresentation:

We have been informed recently that Mr Wright the DEVELOPER has put in yet more plans for substantial housing developments in Sandon.
Of particular interest is the inclusion of sites for agricultural dwellings on a now totally defunct farm - plans 87 and 88.
With reference to Plan 86 the situation of the planned development, being so far from the centre of the village, is such that all houses would have to have cars (usually more than one 
per dwelling) which would exit into the very narrow and dngerous lane, arable and necessary agricultural land would be further eroded and the number of cars speeding through the 
village would be hugely increased thus endangering ever further children, pedestrians and wild life.

On the above grounds we object to all three proposed developments.

1803 5 Lonergan

SandonDocument Section:

CommentRepresentation:

I understand there are 3 sites for proposed development in SANDON.  2 new farms and 1 site for residential development.

In terms of the use of further sites for development of agriculture i.e.
another 2 farms in SANDON, I have no objections as this is in keeping with the rural area & associated 'greenbelt'.

However, in relation to the removal of green belt land whereby residential properties are built in it's place, I would like to object.  Removal of green built land is harmful to the countryside 
overall as it has a significant adverse impact upon wildlife & the rural balance of SANDON.

2266 6 Cottam

SandonDocument Section:

CommentRepresentation:

With reference to your letter dated 16 July 2009 regarding three possible sites in Sandon for housing development, you have asked for views on these by local people. However I 
understand that neighbours of two of the sites (86 and 87) were not informed about the proposal, so in future please could you notify more than just the immediate next door neighbours, 
especially as one of the Sandon proposals gives the impression of many dwellings. (In the case of 87 - Land North of Rockells Farm - there is only one house nearby whose garden and 
land are only a few yards away across the Bridleway, and they had heard nothing about it until I happened to mention it TODAY!) How can neighbours express views if they are not 
notified at all? 
(I found it rather confusing that under Land Allocations for Residential Greenfield sites 6640Kb two more sites are shown in Payne End and Dark Lane.) 
CAG Consultants do not seem to be entirely accurate in their report and photography - although in their website they claim to be "cutting edge, well established and efficient". On the 
page for Site 86 - they have shown a photograph of the ROAD to Buckland from Notley Green with no photo of the field in question which is about 200 yards to the left beyond the field 
on the skyline of the photo. They have also not turned around whilst taking photographs and seen that across the narrow road from Rockells Farm there is an old house which is Listed 
Grade II * - this is regarding Site 88 where they have written 'Site is not located near to listed buildings'. 
The constant reference to existing rural services refers presumably to: 
1 The JMI school. Support for the school does not always come from Executive style home owners, as may be planned for the Gannock site (86). 
2 The Part-Time Post Office . This is open for an hour and a half on 2 mornings a week.
3 "Regular" bus service. There is a bus on Monday mornings taking people to Buntingford for 1 hour, where there is a very small Market; a bus on Tuesdays taking people to the Hitchin 
mkt. again for only a short time; a bus on Wednesdays taking people to Royston Mkt. for a short time. That is the extent of our "Regular bus service"
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2301 6 Cottam

SandonDocument Section:

CommentRepresentation:

It is evident from the considerable amount of detail in the CAG report, that there is a wide criteria against which all these applications have to be judged.
However under the heading of the 'Objectives of the Land Allocations DPD', the main issues affecting Sandon should be the promotion of 'Sustainable Communities' by delivering 
adequate affordable housing, and protecting the environment.
 A 'Prosperous Community' will probably only be realised by allowing private enterprise to set up sustainable economic operations within the planning legislation.

At present there is a thriving village school which attracts pupils from the surrounding villages and even some children from nearby towns. However a recent government report stated 
that currently 750,000 people are on waiting lists for an affordable home in rural areas of England. 
In England the lack of affordable housing for families on moderate incomes has led the Housing Federation and National Association for Small Schools and the Association of Teachers 
and Lecturers to warn that children are being driven out of villages and hamlets, as young people with families are moving from the countryside to live in cheaper urban areas, and this 
could lead to the closure of more rural schools.

5362 1 Shaw

SandonDocument Section:

ObjectRepresentation:

1.Sandon being a small community would find itself under pressure to sustain a large sudden influx of new residents and has a lack of facilities i.e shops, public transport, schools.  

2.To access the A505 and/or A10 roads and travel to work or for food shopping etc will have an environmental impact as Sandon is not within walking distance of any shops or populated 
work areas.  It is statistically proven that country lanes, such as the ones present in Sandon, have a higher rate of fatal car accidents owing to their shape and poor visibility and placing a 
large amount of vehicles on Sandons roads, as would be the case with a large development, could be seen as careless and dangerous.

3.The development area borders on an area containing grade two listed barns and a farmhouse. A large new build development would look out of place especially if we are to protect the 
immediate surrounding area given the development land is within part of the original Gannock Green Farm and is part of its heritage.

4.We personally would not appreciate the noise and building pollution that would obviously come into our home.
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0459 117 CPRE - The Hertfordshire 

Society

Site 86Document Section:

ObjectRepresentation:

This site is described as residential garden and paddock, but is effectively a greenfield site in the designated Rural Area.  In theory, it could accommodate up to 200 dwellings at a 
density of 30 dwellings per hectare, but that would create an isolated new settlement in the Rural Area.  The land is classified grade 2 agricultural.

1537 5 McElroy

Site 86Document Section:

ObjectRepresentation:

 I am very much more surprised and even shocked to learn that there is a proposal to build a very large number of houses on Site 86, at Gannock Green. The site behind the current 
barn conversions is a large one, some 15 or 16 acres. It is a beautiful area, full of wildlife, with recent sightings of the rare red kite. On environmental grounds alone, this looks like a very 
detrimental proposal. Secondly, the area is well outside of the village envelope. Thirdly, the proposal is not for a few additional houses, sympathetically designed to fit in with the present 
barn conversions. It is for a very large number of houses which would swamp and totally alter the area as well as putting a severe strain on the few amenities in the village. For these 
reasons, I would be strongly opposed to the proposal.

1546 11 Scrivens

Site 86Document Section:

SupportRepresentation:

In reaching a decision on whether to approve these sites you should take into account Richard Tiffins comment to me in an email 9th Jan 2005 'New dwellings must be supported by an 
agricultural justification as required by Government advice PPS 7. Otherwise there will be a strong presumption against new dwellings in the countryside'.
I have to question the wisdom of using consultants in general and CAG Consultants in particular. Their report, as indicated below is erroneous and by managing to extend their report to 
675 pages they have made it very difficult to find the relevant bit (for me Sandon at about page 550). 
You state Please note that in this consultation we are not asking either for your views on the original 159 sites (shown in grey on the maps). It is wrong that these 159 'grey' sites are still 
shown as they are The Scott Wilson suggested sites for Gypsies and Travellers. These should by now have been removed from the records as the criteria have changed from rural to 
urban locations. In 2008 NHDC confirmed that none of the Scott Wilson sites were appropriate for Gypsy and Traveller sites. A note to this effect should have been included in the 
current Land Allocation document.
The Scott Wilson report (though also flawed) was much easier to read. 
I have examined the sites and make comments on them in turn.
86, Land at Gannock Farm 6.55 hectares
There has been considerable development in Gannock over the last few years in conversion of barns into dwellings. If it were deemed that further development in Sandon was desirable 
then this site would seem to be ideal provided that the housing was sympathetic to the area e.g. being low density and not of the budget type. Consider.

1561 3 Camps

Site 86Document Section:

ObjectRepresentation:

We object to the proposal to change the land shown as Sandon site 86, from agricultural to residential use on the following grounds:-

It is in an area classified as the "Rural Area beyond the Green Belt". Policy 6 of the North Herts Local Plan prevents any development in the rural area.
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Any development (housing) would be reliant on private transport and would be contrary to Policy 1 of Hertfordshire County Structure Plan Review 1991-2011.

The exit would be onto a very narrow country lane which would be totally inadequate to deal with the large numbers of private cars. The lane is a rat run for cars from the A10 to the 
A505 by passing Royston.

There is a public footpath running through the site which is used regularly by local residents and ramblers.

Over this part of Sandon we have observed three pairs of red kite and a pair of montagu's harriers with a juvenile. In addition there is an annual visit of frogs and toads to the various 
ponds with already high mortality on crossing the roads.

We have no doctors, no Secondary School, no shops other than a Post Office which opens two mornings a week for one and a half hours. We have a limited bus service (three buses a 
week), no main drainage and overhead electricity which is likely to break down in windy conditions.

1776 5 de Uphaugh

Site 86Document Section:

ObjectRepresentation:

We are residents of Sandon (address below) and we wish to register our strong objection to the proposed change of use in Site 86 of the Local Development Framework. The existing 
site is a beautiful paddock and residential garden and is a Greenfield site. Any change to this status would lead to increased car use on what is a very narrow piece of road between 
central Sandon and Gannock. It would also change the character of rural Sandon. Our objection is strong and absolute if it is zoned as executive homes. If, however, it is zoned as for 
use as affordable homes and only affordable homes with absolutely no wriggle room for Bidwells to 'upgrade ' it later on further consultation for the use of executive homes our objection 
would be less strong. We would, however, still not welcome it.

1777 5 de Uphaugh

Site 86Document Section:

ObjectRepresentation:

We are residents of Sandon (address below) and we wish to register our strong objection to the proposed change of use in Site 86 of the Local Development Framework. The existing 
site is a beautiful paddock and residential garden and is a Greenfield site. Any change to this status would lead to increased car use on what is a very narrow piece of road between 
central Sandon and Gannock. It would also change the character of rural Sandon. Our objection is strong and absolute if it is zoned as executive homes. If, however, it is zoned as for 
use as affordable homes and only affordable homes with absolutely no wriggle room for Bidwells to 'upgrade ' it later on further consultation for the use of executive homes our objection 
would be less strong. We would, however, still not welcome it.

1794 5 Boscawen

Site 86Document Section:

ObjectRepresentation:

I am writing with regard to the current consultation of the North Hertfordshire Local Development Framework and in particular to Site 86 in Sandon to which I have a very strong 
objection.

We live at Wheat Hill, about 800 metres along the same road from the potential site and believe that under no circumstances should the site be developed for further housing for the 
following reasons:
 
1. It is a greenfield site and should remain so.
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2. It is on a very small lane that has huge flooding issues in winter and certainly could not take the potential traffic from the new development. This evidence was a significant reason why 
this was deemed unsuitable for gypsies and travellers in a consultation less than a year ago.
3. There are no good public amenities to support this - no doctor or hospital, a full school, a very reduced public transport service and no shops to service such new housing.
4. It would create yet another broken community in what is already a small village with a very broken community feel to it.

I hope these objections are carried forward and stop this site being developed.

2266 3 Cottam

Site 86Document Section:

CommentRepresentation:

Until the barns were developed as five additional expensive houses, this was a big tillage farm, Grade 2 Land, producing food for the nation. It appears that three householders are 
clubbing together to develop this site, and the number of houses proposed is not mentioned, but it implies many. What is needed in this village is affordable houses for our own young 
people to be able to live here when they grow up. Whatever houses are built, there will be more cars as there is no Agricultural work to speak of. 
It is strange that one big field that has been turned into a beautiful wooded area of interesting trees could be considered for development - perhaps access to the other two properties 
was needed through thIs plantation. Is a small housing estate envisaged? Are there going to be more "executive homes" or could we have the affordable ones here? That is mentioned 
as a possibility at Site 86, which is a mile out of the village "centre", if Sandon has one. (Sandon is 5 miles long north to south, and consists of 7 Hamlets plus outlying farms and 
cottages.) Not long ago a suggestion for affordable homes at Site 88 was turned down on the grounds that it was too far from the village centre - Gannock is about the same distance, 
and Site 88 was thought by many at that time to be ideal for affordable homes, therefore the same criterion should apply to Gannock. Wherever houses are built, there will be cars in an 
isolated village like Sandon. 
Access to Site 86 might be difficult on the busy narrow road it lies on.

2301 5 Cottam

Site 86Document Section:

CommentRepresentation:

The CAG report suggests that this site 'may' provide affordable housing, but there is no specific indication about the type or number of houses which might be built.

The 'Strengths' comment that this project has 'the potential to support existing rural services', although is difficult to imagine what these services referred to are, other than supporting 
the school, since there are now only limited facilities in the village.

Any housing developments in the village will increase

2718 5 Boscawen

Site 86Document Section:

ObjectRepresentation:

I am writing with regard to the current consultation of the North Hertfordshire Local Development Framework and in particular to Site 86 in Sandon to which I have a very strong 
objection.RRI live at Wheat Hill, about 800 metres along the same road from the potential site and believe that under no circumstances should the site be developed for further housing 
for the following reasons:RR1. It is a greenfield site and should remain so.R2. It is on a very small lane that has huge flooding issues in winter and certainly could not take the potential 
traffic from the new development. This evidence was a significant reason why this was deemed unsuitable for gypsies and travellers in a consultation less than a year ago.R3. There are 
no good public amenities to support this - no doctor or hospital, a full school, a very reduced public transport service and no shops to service such new housing.R4. It would create yet 
another broken community in what is already a small village with a very broken community feel to it. RRI hope these objections are carried forward and stop this site being developed.

2927 5 Sandon Parish Council
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Site 86Document Section:

ObjectRepresentation:

Sandon is located in the Rural Area beyond the Green Belt and is a selected Village beyond the Green Belt. It has two defined village character areas at Church End Green and to the 
Southern Edge of the village.

Site 86 is located 1.4 km from the village centre (located at the village school) and 1 km from the edge of Church End Green Village character area. It extends to 6.55 hectares which 
can only be described as a large scale development area.

In this locality, the existing countryside, village and character should be maintained. It is not an area that should be considered for large scale development opportunities and the 
surrounding countryside and the character of thew small settlement must be protected and restraint on development in such a rural area is essential.

The Greenfield site is 1 km from the main village area and the overall character of Sandon is one of scattered buildings, surrounded by open green spaces and this essential character of 
Sandon must be maintained. Sandon is a reasonably remote rural village in regards to local towns and services and has limited bus services.

Any development of the proposed site would significantly and adversely affect the essential nature, character and visual quality of Sandon and its surrounding area. Gannock is a 
reasonably new development comprising a range of converted barns, it is not part of the Sandon Village Character Area and in fact by virtue of its distance from the village settlement 
itself and the main service provided in the village, let alone surrounding areas as the site is not serviced by any bus services or other forms of transport. The site is an open green space, 
adjacent to the development at gannock Farm and any proposed development would be entirely contrary to local and national planning policy both in terms of sustainability and 
development of land in the open countryside.

The development would impose stresses upon the village service at the school and as mentioned, the development would lead to increased commuting.

Whilst it is accepted that the site could offer access to affordable housing, it should be noted that there has recently been a planning consent for the required number of affordable 
housing units in Sandon itself, in a location that is part of the existing village area and easily within walking distance of the existing village services and bus stop, there is no additional 
need for affordable housing in Sandon.

Finally whilst the site itself is not with a designated conservation area, it is within the Weston-Green End Plateaux Land Conservation Area which requires that the landscape be 
improved and conserved - the development of such a form as proposed cannot be seen to be either conserving or improving this area but would be of clear detriment to the area.

The site is entirely inappropriate for consideration for residential development of any scale being remote from the village area of Sandon and as such is entirely out of character in the 
locality and will lead to commuting within the surrounding areas and the village itself and increased pressures upon the limited services offered within the village.

3328 2 Mellor

Site 86Document Section:

ObjectRepresentation:

Any development at this site would have an adverse visual impact on the close proximity complex of Grade II listed barn conversions

The site is in open countryside and any development would be an intrusion on the rural landscape. 

The site size is nearly the size of Sandon Village and a residential zoning would effectively create a new settlement in the countryside. 
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There is a planning policy presumption against the creation of  new dwellings in the countryside.

3950 77 Hertfordshire County 

Council - Historic 

Environment

Site 86Document 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 85 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 86Document Section:

CommentRepresentation:

Plot 86: The vehicle access to this plot is considered acceptable. The development land is located along Gannock Green that is classified as a local access road subject to a derestricted 
speed limit.  Any access along the Baldock Road would have to be located almost central along the frontage to take advantage of maximising the vehicle to vehicle inter-visibility.  The 
applicant would have to achieve the visibility requirements of a classified local distributor road in accordance with Sightlines at Junctions Design Manual for Roads and Bridges Volume 6 
(Road Geometry) Section 1 (Highway Link Design) Table 2.

This site of this size could accommodate a large development and would generate a significant increase in traffic and may overload this area of the rural road network and may cause 
concern for existing users such as emergency service vehicles. As the development would be over 100 dwellings, 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. The developer should be aware of 
the access limitations with the junction with the A505.

In terms of public transport, there are no bus stops within 400m of the site.  Sandon is served by the 23/24/25 bus routes but these provide limited services only and would not 
satisfactorily serve this development should a stop be provided.  Given the size of Sandon, residents are likely to need to travel further a field to access a wider range of services and 
therefore this site scores low in terms of sustainability and would not be supported.

4095 39 Anglian Water Services Ltd

Site 86Document Section:

CommentRepresentation:

Wastewater Treatment Works (WWTW) - Sandon
WWTW capacity - Major upgrades
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Foul Sewerage Network capacity - Major upgrades
Surface Water Network capacity - Unsewered

4410 1 Smyth

Site 86Document Section:

ObjectRepresentation:

Since the land designated in plan R/r01 in the original land allocation documents, is within the "development limits specified", I am only concerned in this proposal with the "development 
density". With 69 dwellings on this land, this would permit something less than 477 sq. m per property, since access roads have to be included in this area. However, I would like to 
register my strong disapproval of the plan to include "site 86" in this development. My reasons are the following;

This site is NOT in the area designated for development.
The Masterplan which envisages 00 dwellings in a total area of 6.1 Ha. would only allow considerably less that 290 sq. m. per dwelling, since the roads would have to be included in this 
area.
The father of the present owner had several houses built for his workers, in which they still live. It seems rather perverse to envisage demolishing peoples houses just to build new 
dwellings, at higher density!
It is recognised that the site is relatively remote from the town, and this has certain consequences;
4.1 The use of the car becomes virtually essential for families young and old. This means that the properties MUST have adequate parking facilities, to avoid the blinkered planning in 
other areas of the town where vehicles have to be kept on narrow roads! This mistake should not be repeated.
4.2 It is highly questionable whether a bus service could be afforded that would limit the use of the car.
4.3 A path devoted exclusively to cyclists would be helpful, but it would need to lead approximately to the town centre and should be in existence before the new development.
5.   However suitable the development plan may be for some other locations, it most certainly is quite unsuited to the other properties located on the Western fringe of the town, and 
should be denied.

4871 50 Smith

Site 86Document 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.

5209 1 French Barker Parry Town Planning 

Ltd

Site 86Document Section:

ObjectRepresentation:

The listed strengths may outnumber the listed weaknesses but any realistic ranking of the bullet points makes this an inappropriate site and it is objected to for inclusion as an LDF 
housing site.
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It is not clear which part of the site is shown on the Councils photograph but the attached aerial photograph shows the land in question.  It is located off an unclassified road, bound 
mostly by open, rolling agricultural land and, if developed as proposed, would be piecemeal, sporadic and unsustainable. 

The nearest part of any settlement (Church End, Sandon) is 1km away uphill and, whilst Sandon does have a school, there is nowhere to buy day to day convenience goods (milk, 
papers), no pub and a (very) part-time post office and, the bus service is negligible.

Grade 2 land should be protected unless there is no alternative and the site is immediately adjacent to a group of listed buildings forming part of a historic farmstead.

There can be few, if any, sites less suited for residential development and it should be discounted as a viable option to meet the housing needs of the district principally owing to the 
wholly inappropriate location.

See Att

5536 1 Ayton

Site 86Document Section:

CommentRepresentation:

As a resident of Sandon, I am concerned at the potential scale of residential development that this site could generate if brought forward - over 14 acres.
1.The land is designated agricultural and in the case of Gannock Farm is part of a large private garden filled with a variety of interesting trees, adding significant amenity to the local 
area, all of which would be lost to development.
2.The site is not on the fringe or within the village boundary, so could not be considered infill.
3.The site is part of a small cluster of converted barns and an old farmhouse ( listed I assume)and adds significant amenity/aesthetic value to this cluster, which would be lost if a new 
housing estate was adeveloped adjacent.
4.Access is via a narrow country lane which would struggle to cope with significantly more traffic movements.
5.The site is isolated from the main part of the village - as the map in the document shows.
6.The village has an infrequent local bus service but it does not even pass this site.
7.Pedestrian access from the site to the village to reach the bus stop, the local school and outreach post office ( no shop and open 3 hours per week only) would be difficult and 
dangerous - along the narrow country lane which is not wide enough for cars to pass along the whole stretch and with no pedestrian path or lighting. 
8. The strengths and weakness analysis in the document is only broadbrush and does not address the fundamental issue that large scale development would destroy the rural nature of 
this location. At this early stage there is no indication of the scale of development proposed, only a reference in the document to "large numbers of dwellings on the site" - SA Objective 
5b. However assuming, say, 60% of the site is developable at a density of 15 dwellings per acre, this would create enough space for 126 new dwellings - far from "supporting existing 
rural services within the village" (5a), it would place an intolerable burden on them such as they exist and in effect create an entirely new village at Gannock and a demand for new 
services and amenities.  
Whilst there is a need for new housing stock in the village, this does not appear to be a suitable location due to its isolated location away from the main fabric of the village. Some small 
scale development in keeping with the existing barn structures may be viable, but large scale new housing would seem to me to be totally unrealistic for this site.
Mike Ayton
The Six Bells, Sandon

6285 1 Moresco

Site 86Document Section:

CommentRepresentation:

- location is very isolated in grade 2 agricultural area which has been adapted for gardens and paddocks 

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



Representation for 

Land Allocations: Additional Suggested Sites July 2009

Site 86

AgentRep No.Ref. Applicant

- no safe vehicular access, public transport, railway station within 3 miles 
- no mains drainage, robust electricity supply (currently via overhead cable) 
- no medical facilities, secondary schools, recreational facilities and only very limited specialised employment opportunities 
- the only access road is a narrow unmarked country lane which is prone to flooding, and during winter months is not gritted 
- flood risk on the site is only limited by the recently man-made lake in the centre of the site 
- site also contains a natural pond, woodlands and vegetation which host a variety of wildlife and wildfowl such as muntjac, foxes, fallow deer, including a particularly rare example of 
white deer 
- sitings of Red Kite, Marsh Harrier, Hobby, Buzzards etc have recently been documented on www.hnhs.org/birds/sightingsarchive.php 
- site is in very close proximity to areas mentioned in http://observatory.hertslink.org/portal/your_patch/North Hertfordshire District Council/No41.pdf with nationally important features 
listed under Natural Environment and Archaeology 
- public footpath crosses the site, and right-to-roam route encircles it 
- site is surrounded by a ditch which restricts entry and exit to the one unused agricultural gateway 
- listed buildings neighbour the site 
- Gannock Green comprises just a handful of homes which would be overwhelmed by the development 
- development would substantially increase private car usage 
- access to and from the A505 by narrow country lane is already problematic at the dangerous junction 
- development, even with affordable housing, is unlikely to be within the economic reach of local Sandon residents and therefore any housing project would result in becoming a 
commuter community only 
- the very few limited existing amenities could not sustain any increased demand resulting from such a development 
- members of the promotor 'The Gannock Partnership' were actively opposed to the neighbouring land development site proposed by the Council in 2008

6300 1 Chandler

Site 86Document Section:

ObjectRepresentation:

My wife and I are the owners of 'Newlands' at Gannock Green, Sandon, Herts SG9 0RH, a house which is presently occupied by my wife's parents. I am writing to you in connection with 
the development of Site 86 being proposed by The Gannock Partnership (Bidwells) on land which is currently used as paddocks.RRI would like to express our strong reservations to the 
proposed development on the following grounds:
the site is currently designated as Grade 2 agricultural land. Any housing development would radically alter the rural character of the surrounding area, potentially creating a precedent 
from which it would be impossible to draw back;
any housing development would impose onerous requirements on local infrastructure. Sandon is a relatively isolated village with no shops or regular transport facilities;
Gannock Green is accessed from Sandon village and the A505 by a relatively narrow lane which is treacherous at the best of times, but particularly in icy/wintry conditions. I am 
concerned that the need for an additional access to this lane and the significant increase in the volume of traffic would be dangerous. Indeed, I understand that prior requests for 
additional access to the lane have been rejected on these grounds;
lastly, we purchased our property, which forms part of a listed development, some ten years ago. One of the attractions was its rural outlook, with all the associated benefits (wildlife, 
walls, noise levels, etc.). Any development would run the risk of changing this environment.

6301 1 The Landowners Barton Willmore LLP

Site 86Document Section:

SupportRepresentation:

The allocation of the site for residential use is supported.
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In the context of PPS3, the site is 'deliverable' for new housing development, subject to the grant of planning permission, for the following reasons:

The site is available now;

The site offers a suitable location for development now and would serve to enhance the community of Sandon;

The site is achievable because there is a reasonable prospect of housing being delivered on the site within five years.

It is considered that the strengths of the site as reported in the consultation document are correctly identified. Additional strengths of the site include the following:

Potential to provide general needs housing, for which there is an acknowledged need;

Potential to incorporate sustainable construction technologies and renewable energy generation in response to climate change objectives;

Clearly defined existing boundaries including the existing ditch feature;

Absence of land ownership constraints;

Available vehicular access to the site away from the listed barns;

Site has an established history of previous use because it is already used as a residential garden area.

It is considered that the weaknesses of the site that have been identified could be fully addressed at the site specific level through a planning application, as follows:

Development of the site could be accompanied by a Travel Plan in order to minimise commuting and private car use. Travel Plan measures could include enhanced bus service 
provision, including the funding of a new bus stop, in order to improve public transport options to and from the village;

The site is not a true 'greenfield' site and is not cultivated for agriculture. It has a history of previous use and is currently predominantly residential garden and paddock land, including 
goal posts and other associated domestic features;

Proximity to Listed Buildings does not present a constraint, because the design of any new development on the site could be effectively designed in order to protect and enhance the 
setting of the Listed Building. Furthermore, new buildings could be sited at sufficient distance away from sensitive architectural features.

Overall, the principle of further development of the site would accord with the provisions of PPS7, which states at Section 9(i) that Local Planning Authorities 'should make sufficient land 
available, either within or adjoining existing villages, to meet the needs of local people'.
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Site 87

AgentRep No.Ref. Applicant

0459 118 CPRE - The Hertfordshire 

Society

Site 87Document Section:

ObjectRepresentation:

This land is classified grade 2 agricultural, and is located in an isolated area in the designated Rural Area.  The site of 6.22 hectares is being proposed for allocation to provide one 
agricultural worker's dwelling.  In our view, the appropriate way to deal with this would be by means of a specific planning application, rather than by allocating the land in a Local 
Development Document.

1537 6 McElroy

Site 87Document Section:

CommentRepresentation:

Your consultation paper dated July 2009 reached me only very recently. At least one of the proposed sites for a new farm dwelling at Green End surprised me as I had understood that 
farming had creased there, so the idea of a new farm dwelling is rather surprising. There may be good reason for it and I have not had time to explore the situation.

1546 12 Scrivens

Site 87Document Section:

ObjectRepresentation:

In reaching a decision on whether to approve these sites you should take into account Richard Tiffins comment to me in an email 9th Jan 2005 'New dwellings must be supported by an 
agricultural justification as required by Government advice PPS 7. Otherwise there will be a strong presumption against new dwellings in the countryside'.
I have to question the wisdom of using consultants in general and CAG Consultants in particular. Their report, as indicated below is erroneous and by managing to extend their report to 
675 pages they have made it very difficult to find the relevant bit (for me Sandon at about page 550). 
You state Please note that in this consultation we are not asking either for your views on the original 159 sites (shown in grey on the maps). It is wrong that these 159 'grey' sites are still 
shown as they are The Scott Wilson suggested sites for Gypsies and Travellers. These should by now have been removed from the records as the criteria have changed from rural to 
urban locations. In 2008 NHDC confirmed that none of the Scott Wilson sites were appropriate for Gypsy and Traveller sites. A note to this effect should have been included in the 
current Land Allocation document.
The Scott Wilson report (though also flawed) was much easier to read. 
I have examined the sites and make comments on them in turn.
87 and 88, Rockells Jersey farm
From NHDC Land Allocations ¿ Additional Sites Page 107 it states 'two sites are promoted as possible locations for a new farm dwelling'. It is possible that permission might be granted 
for one on each and this has to be considered. The existing farm which is now largely redundant as a farming operation and is solely used for equine grazing and the taking of hay 
already has one dwelling; for its current use there would not be a need for an operative and hence another dwelling. A requirement of PPS 7 is that there should have been a proven 
need e.g. an existing caravan having been used for a period; no such proven need exists. 
87, Land north of Rockells Farm 6.22 hectare
The CAG Consultants report indicates under 1. that the site consists of one dwelling ¿ obviously they have not visited the site, otherwise they would have simply observed that there is 
none. Hence one must conclude that the rest of the report is suspect. That said, this site is clearly wrong for development. NHDC page 109 shows a photograph of the road between 
Notley Green and Five Houses and though this is near to (200 Metres distant) the site in question it is not adjacent to it. The site in question is up an unmade track, 'Notley Lane' and has 
no nearby services and is isolated and remote. Reject.

1561 4 Camps

Site 87Document Section:

ObjectRepresentation:
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Site 87

AgentRep No.Ref. Applicant

Referring to Sandon Sites 87 and 88 we fail to see the need for a dwelling since this is a defunct farm.

2266 4 Cottam

Site 87Document Section:

CommentRepresentation:

This large triangular field - 6.22 hectares - has never had a dwelling on it, and it seems a strange proposal to put an Agricultural workers dwelling on it when there is unlikely to be work 
on the neighbouring farms, and it is not a very big unit to make a living off as a agricultural worker. Access is up a track (BOAT) that is ,enjoyed by walkers and riders in a rural setting 
with the mound of the oldest windmill in Hertfordshire just across the track. Also across the track is a cottage home (not listed). The land surrounding this site is tilled by Contractors, as 
all the tillage farms in Sandon are worked in this way, and the big Dairy unit nearby has given up, as Rockells has, so no employment available there.

2301 4 Cottam

Site 87Document Section:

CommentRepresentation:

This site is an isolated field with present access only from a bridleway, although the misleading picture in the report appears to suggest that the field abuts with the road.
It is difficult to see a reason for 'one agricultural worker's dwelling' to be sited here on 6.22 hectares, as it seems probable that there is no direct agricultural need for it, as local farmers 
have been reducing their workforces in recent years, as more mechanisation and contracting out has taken place.
If more houses for agricultural workers were needed, the expectation should be that farmers 
would be supporting housing applications.

3328 3 Mellor

Site 87Document Section:

ObjectRepresentation:

The farm use has lapsed and a farmhouse already exists. An attempt to gain planning permission for a second farm dwelling has already been firmly refused on many grounds. 

The proposed site area for a single "agricultural workers dwelling" is huge
- it would remove 6 hectares of agricultural land for a purely domestic purpose and change the rural nature of this pristine open countryside site. 

There is a planning policy presumption against the creation of a new dwelling in the countryside.

3950 110 Hertfordshire County 

Council - Historic 

Environment

Site 87Document Section:

CommentRepresentation:

Mitigation of archaeological impact by condition

I consider that (without prejudice to any future advice) for the sites listed below, in the event of development proposal, any archaeological issues can probably be dealt with by condition, 
should planning permission be granted.

3952 86 Hertfordshire County 

Council - Passenger 

Transport Unit
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Site 87

AgentRep No.Ref. Applicant

Site 87Document Section:

CommentRepresentation:

Plot 87: An access from Notely Lane which is very narrow makes the access corridor to the development site impractical without improving the accessibility by widening or introducing 
passing places to accommodate two-way traffic.  The development plot could accommodate a single dwelling that would not generate a significant increase in traffic along the rural lanes 
and would not cause concern for other users such as residents and emergency service vehicles. Therefore the access route leading to the new proposal must be carefully assessed to 
calculate the amount of capacity the route to the development can offer and may involve passing places where applicable.

4095 40 Anglian Water Services Ltd

Site 87Document Section:

CommentRepresentation:

Wastewater Treatment Works (WWTW) - Unsewered
WWTW capacity - N/A
Foul Sewerage Network capacity - Unsewered
Surface Water Network capacity - Unsewered

4871 49 Smith

Site 87Document 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.

5536 3 Ayton

Site 87Document Section:

ObjectRepresentation:

1.This site is a field surrounded by fields on all 4 sides and with no direct road frontage. I am concerned that the photograph accompanying the proposal is therefore misleading as the 
road shown in the photo is a few hundred metres from the site boundaries.R2. What is the proposed means of access?R3. There is a private dwelling close to the southwest "V" corner 
of the site, but I am not aware of any farm buildings on the site and cannot see any justification in planning terms for permitting residential development here.R4. The address title refers 
to Rockalls Farm but the site is a separate land parcel to the existing farm buildings and bears no relation to the farm or other outbuildings.R5.Permitting residential development here 
would create a precedent for every field in NHDC to be considered for development.

6255 1 Wright Barton Willmore LLP

Site 87Document Section:

SupportRepresentation:

The allocation of the site for development is supported. However the proposed use (one agricultural worker's dwelling) is questioned. It is considered that Rockells Jersey Farm 
represents a clear opportunity for appropriate rural redevelopment, including general residential use, in order to replace the obsolete farming buildings that it currently accommodates. It 
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Site 87

AgentRep No.Ref. Applicant

should be noted that a planning application in respect of the redevelopment of the site to provide for an additional dwelling was considered by NHDC in March 2009 (ref 08/03029/1).

In the context of PPS3, the site is 'deliverable' for development, subject to the grant of planning permission, for the following reasons:

The site is available now;

The site offers a suitable location for development now and would serve to enhance the community of Green End;

The site is achievable because there is a reasonable prospect of housing being delivered on the site within five years.

It is considered that the strengths of the site as reported in the consultation document are correctly identified. Additional strengths of the site include the following:

Potential to provide general needs housing, for which there is an acknowledged need;

Potential to incorporate sustainable construction technologies and renewable energy generation in response to climate change objectives;

Clearly defined existing boundaries;

Absence of land ownership constraints;

Available vehicular access to the site;

Site has an established history of previous use associated with Rockells Jersey Farm.

It is considered that the weaknesses of the site that have been identified could be fully addressed at the site specific level through a planning application, as follows:

The site is not cultivated for agriculture;

An Archaeological Desk Based Assessment has been previously provided to NHDC in the context of the recent planning application. It concludes that remains of archaeological 
significance are not anticipated and also that development of the site is unlikely to have an effect on significant below ground deposits.

Overall, the principle of further development of the site would accord with the provisions of PPS7, which states at Section 9(i) that Local Planning Authorities 'should make sufficient land 
available, either within or adjoining existing villages, to meet the needs of local people'.
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Site 88

AgentRep No.Ref. Applicant

0459 119 CPRE - The Hertfordshire 

Society

Site 88Document Section:

ObjectRepresentation:

This land is classified grade 2 agricultural, and is located in an isolated area in the designated Rural Area.  The site of 6.22 hectares is being proposed for allocation to provide one 
agricultural worker's dwelling.  In our view, the appropriate way to deal with this would be by means of a specific planning application, rather than by allocating the land in a Local 
Development Document.

1546 13 Scrivens

Site 88Document Section:

ObjectRepresentation:

In reaching a decision on whether to approve these sites you should take into account Richard Tiffins comment to me in an email 9th Jan 2005 'New dwellings must be supported by an 
agricultural justification as required by Government advice PPS 7. Otherwise there will be a strong presumption against new dwellings in the countryside'.
I have to question the wisdom of using consultants in general and CAG Consultants in particular. Their report, as indicated below is erroneous and by managing to extend their report to 
675 pages they have made it very difficult to find the relevant bit (for me Sandon at about page 550). 
You state Please note that in this consultation we are not asking either for your views on the original 159 sites (shown in grey on the maps). It is wrong that these 159 'grey' sites are still 
shown as they are The Scott Wilson suggested sites for Gypsies and Travellers. These should by now have been removed from the records as the criteria have changed from rural to 
urban locations. In 2008 NHDC confirmed that none of the Scott Wilson sites were appropriate for Gypsy and Traveller sites. A note to this effect should have been included in the 
current Land Allocation document.
The Scott Wilson report (though also flawed) was much easier to read. 
I have examined the sites and make comments on them in turn.
87 and 88, Rockells Jersey farm
From NHDC Land Allocations ¿ Additional Sites Page 107 it states 'two sites are promoted as possible locations for a new farm dwelling'. It is possible that permission might be granted 
for one on each and this has to be considered. The existing farm which is now largely redundant as a farming operation and is solely used for equine grazing and the taking of hay 
already has one dwelling; for its current use there would not be a need for an operative and hence another dwelling. A requirement of PPS 7 is that there should have been a proven 
need e.g. an existing caravan having been used for a period; no such proven need exists. 
88, Rockells Jersey farm 17.98 hectares.
The CAG Consultants report is almost identical to the one for site 87, which as stated above is erroneous and hence suspect. It differs, though under 3a). it additionally states 
'However the site is large and opposite a designated woodland' ¿ is it and which one? The nearest is Tichney wood which is 70 metres distant, separated by a field and the other side of 
the road. 
Under clause 3c) it states 'Mitigation ¿ undertake an archaeological survey' (which it does not state for site 87. Why for site 88 and not for site 87?
It is stated under clause 3d) 'Land is not situated near a water course'. Incorrect, on the south-western boundary (marked blue on the NHDC plan) is a water course described (in a letter 
to me 5th March 1979 from Thames Water Lea Division) as being Sandon Tributary to The river Rib. Additionally when rejecting an earlier planning application for this site, one of the 
concerns raised (in addition to sustainability and access concerns) was the liability of the site to flooding.
Under 2a) it states 'The site is a Greenfield site'. Certainly the majority of it is Greenfield, but adjacent to the existing dwelling is a redundant and dilapidated farmyard. If permission were 
to be granted for a new dwelling it should be in the existing farmyard, but as shown above, there does not seem to be a current need. Reject.

1561 5 Camps

Site 88Document Section:

ObjectRepresentation:
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Site 88

AgentRep No.Ref. Applicant

Referring to Sandon Sites 87 and 88 we fail to see the need for a dwelling since this is a defunct farm.

2266 5 Cottam

Site 88Document Section:

CommentRepresentation:

This unit of land (17.98 hectares) made a viable farm when the acreage of Site 87 was included, and is now let for grazing and the taking of hay. However the buildings are now half 
demolished, and this is where it was hoped affordable homes could have been built, (now the said homes are supposedly being put in Pocket Park, a small wildlife area in Dark Lane, 
which will be lost to that area of the village - the most populated part. Could the Council not reassess their decision on this? 
This is the site mentioned above as having a Grade 2* listed building nearby, missed by the consultants. As any new dwellings should be supported by need in the countryside, and the 
existing farmhouse is still attached to the land at Site 88, it seems this criterion is not met.

2301 3 Cottam

Site 88Document Section:

CommentRepresentation:

This site has already had one application turned down for a larger development, and this application for 'one agricultural worker's dwelling' does not have any justification for the purpose 
as described. This site has an existing adjoining house on it, which forms at present one farming property, and therefore the application suggests that if this additional dwelling were to 
be approved, then site 87 could be sold or developed separately with this planning permission.

3328 4 Mellor

Site 88Document Section:

ObjectRepresentation:

The farm use has lapsed and a farmhouse already exists. An attempt to gain planning permission for a second farm dwelling has already been firmly refused on many grounds. 

The proposed site area for a single "agricultural workers dwelling" is huge
- it would remove 18 hectares of agricultural land for a purely domestic purpose and change the rural nature of this part of Green End. 

The huge site size and the lack of a precise dwelling location make it difficult to comment further but it is likely that any development could have a serious access problem and scenic 
impact on the road scene through the hamlet. 

There is a planning policy presumption against the creation of a new dwelling in the countryside.

3950 111 Hertfordshire County 

Council - Historic 

Environment

Site 88Document Section:

CommentRepresentation:

Mitigation of archaeological impact by condition

I consider that (without prejudice to any future advice) for the sites listed below, in the event of development proposal, any archaeological issues can probably be dealt with by condition, 
should planning permission be granted.

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



Representation for 

Land Allocations: Additional Suggested Sites July 2009

Site 88

AgentRep No.Ref. Applicant

3952 87 Hertfordshire County 

Council - Passenger 

Transport Unit

Site 88Document Section:

CommentRepresentation:

Plot 88: An access from the Sandon Road which is very narrow makes the access corridor to the development site impractical without improving the accessibility by widening or 
introducing passing places to accommodate two-way traffic.  The development plot could accommodate a single dwelling that would not generate a significant increase in traffic along 
the rural lanes and would not cause concern for other users such as residents and emergency service vehicles. Therefore the access route leading to the new proposal must be carefully 
assessed to calculate the amount of capacity the route to the development can offer and may involve passing places where applicable.

4095 41 Anglian Water Services Ltd

Site 88Document Section:

CommentRepresentation:

Wastewater Treatment Works (WWTW) - Unsewered
WWTW capacity - N/A
Foul Sewerage Network capacity - Unsewered
Surface Water Network capacity - Unsewered

4871 48 Smith

Site 88Document 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.

5536 2 Ayton

Site 88Document Section:

CommentRepresentation:

1.Rockalls Jersey Farm is a dilapidated collection of farm buildings surrounded by attractive farmland and a range of detached houses that make up Green End.
2.The existing buildings are an eyesore.
3.Proposals to improve this site should therefore be encouraged.
4.If the farm is no longer a going concern, then it should be replaced with another agricultural use or converted to a private dwelling in keeping with scale and nature of the surrounding 
residential units in Green End.

6255 2 Wright Barton Willmore LLP

Site 88Document Section:

SupportRepresentation:
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Site 88

AgentRep No.Ref. Applicant

The allocation of the site for development is supported. However the proposed use (one agricultural worker's dwelling) is questioned. It is considered that Rockells Jersey Farm 
represents a clear opportunity for appropriate rural redevelopment, including general residential use, in order to replace the obsolete farming buildings that it currently accommodates. It 
should be noted that a planning application in respect of the redevelopment of the site to provide for an additional dwelling was considered by NHDC in March 2009 (ref 08/03029/1).

In the context of PPS3, the site is 'deliverable' for development, subject to the grant of planning permission, for the following reasons:

The site is available now;

The site offers a suitable location for development now and would serve to enhance the community of Green End;

The site is achievable because there is a reasonable prospect of housing being delivered on the site within five years.

It is considered that the strengths of the site as reported in the consultation document are correctly identified. Additional strengths of the site include the following:

Potential to provide general needs housing, for which there is an acknowledged need;

Potential to incorporate sustainable construction technologies and renewable energy generation in response to climate change objectives;

Clearly defined existing boundaries and available vehicular access, plus established history of previous use and associated buildings;

Absence of land ownership constraints.

It is considered that the weaknesses of the site that have been identified could be fully addressed at the site specific level through a planning application, as follows:

The site is not cultivated for agriculture. Ecological surveys were undertaken in order to inform the recent planning application and no significant effects on protected species are 
anticipated following redevelopment;

An Archaeological Desk Based Assessment has been previously provided to NHDC in the context of the recent planning application. It concludes that remains of archaeological 
significance are not anticipated and also that development of the site is unlikely to have an effect on significant below ground deposits;

An appropriate Flood Risk Assessment and land remediation strategy would be agreed with the Environment Agency.

Overall, the principle of further development of the site would accord with the provisions of PPS7, which states at Section 9(i) that Local Planning Authorities 'should make sufficient land 
available, either within or adjoining existing villages, to meet the needs of local people'.

6358 20 Environment Agency

Site 88Document Section:

CommentRepresentation:

Sandon Tributary
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The site is adjacent to the Sandon Tributary and part of the site lies within flood zones 3 and 2, which is land assessed as having a high and medium risk of flooding. 

The Sandon Tributary is defined as a main river watercourse at this location. We would expect a buffer zone of at least 8 meters, measured from the top of bank of the Sandon Tributary 
to be left free from any permanent development, including fences, other obstructions, hard standing and formal planting.  This is required in order to retain access to the watercourse for 
the riparian owner and / or the Environment Agency to carry out its flood defence functions and to provide an ecological buffer zone to protect the river environment. 

Surface water flood risk assessment

If the application site is over 1 ha, we would expect the applicant to submit a surface water flood risk assessment to demonstrate that surface water runoff from the site can be effectively 
managed.
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