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Indicative Sale Plan

Key Highlights
• With outline planning application pending for up to 83 units

• Extends to approximately 3.6 ha (8.9 acres)

• Unconditional and/or Conditional offers invited by 12 noon 26th February 2021 

RESIDENTIAL DEVELOPMENT OPPORTUNITY FOR SALE BY INFORMAL TENDER

LAND SOUTH OF 
COWARDS LANE
Codicote, Hertfordshire, SG4 8UN



Introduction
On behalf of the landowner and Warden Developments (‘the 
Promoter’), Savills (UK) Ltd (‘Savills’) is pleased to offer for 
sale the freehold interest in the land south of Cowards Lane, 
Codicote (hereafter referred to as ‘the Property’).

We previously marketed this scheme in 2019 however the 
Promoter has continued to progress the planning application 
and is seeking a fresh approach to the disposal.

The Property comprises an area of open agricultural grazing 
land, extending to approximately 3.6 ha (8.9 acres). An outline 
planning application has been submitted for up to 83 residential 
dwellings with all matters reserved except for access. 

The method of disposal is by informal tender and the deadline 
for bids to be submitted is 26th February 2021. Interviews may 
be held thereafter.

Offers are invited on an unconditional and subject to planning 
basis (conditional upon the pending outline application being 
granted only). Preference will be given to clean bids and to 
parties who can clearly demonstrate they have undertaken full 
analysis of the site and understood all of the obligations to be 
placed upon them. 

The full Information Pack can be found at www.savills.com/
codicote. An index of the documentation included is provided 
at Appendix 1.

Location
The Property is located to the south of Codicote, lying 
approximately 2.3 km (1.45 miles) north of the village of Old 
Welwyn, 5.3 km (3.3 miles) north of Welwyn Garden City, 6.8 
km (4.2 miles) south-west of Stevenage and 8.8 km (5.5 miles) 
east of Harpenden. 

Codicote is a village in North Hertfordshire with a population 
of approximately 3,344 residents. There are a variety amenities 
available within the village centre including several pubs, shops, 
restaurants, a pharmacy, post office, supermarket and sports 
and community centre. Education needs are provided for by 
Codicote Church of England Primary School, which has an 
‘Outstanding’ Ofsted rating.

Rail services are available from Welwyn North Train Station, 3.4 
km (2.1 miles) to the south-east of the Property. Train journeys 
are available to Cambridge (approximately 54 minutes in 
duration) and also to London Kings Cross (approximately 33 
minutes in duration). 

Description 
The Property extends to approximately 3.6 hectares (8.9 
acres) and comprises an area of open agricultural grazing 
land. The Property has undulating topography, rising from the 
north east corner to a ridge and falling away at the southern 
boundary. The Property is bound by Cowards Lane to the 
north, residential development to the west, Hollards Farm to 
the east and open countryside to the south. The screening 
along the boundary is varied but generally formed by trees and 
hedgerows.

Planning
The Property falls in the jurisdiction of North Hertfordshire 
District Council (‘NHDC’). The Property was allocated for 
residential development in the North Hertfordshire (Submission 
Draft) Local Plan 2017 under Policy CD1. The Local Plan 
(2011-2031) was submitted for examination in June 2017. The 
Inspector has published the proposed Main Modifications for 
consultation until 14th February 2019. 

The Promoter submitted the following outline planning 
application in June 2017. Due to the delays in the Local Plan 
examination, the application is yet to be determined. The Case 
officer has advised that the application will be reported to 
committee with a recommendation of approval. 

REF. DECISION 
DATE

DESCRIPTION DECISION

17/01464/1 17th April 
2019

Outline application 
for a residential 
development for up 
to 83 dwellings (all 
matters reserved 
except access)  

TBC

A copy of the planning application documents, including an 
update Planning note (January 2021), can be found within 
the Information Pack online at www.savills.com/codicote 
or sourced from NHDC website under the above planning 
reference. 

Section 106
The Section 106 Agreement has been agreed in principal 
between NHDC and the Promoter. We include a summary 
document of the Section 106 financial contributions being 
sought within the Information Pack.



Access
Vehicular access will be provided from the High Street and 
will comprise a re-alignment of Cowards Lane connecting to 
the new access road into the proposed scheme. The proposed 
access plan with visibility splays is included within the 
Information Pack.

Technical
A comprehensive technical Information Pack has been put 
together and made available to all parties. We advise that all 
interested parties make themselves fully aware of the reports 
and with the content therein.

Archaeological Evaluation 
Heritage Network undertook an Archaeological Evaluation 
(June 2018). The report concludes:

“The geophysical survey showed up a number of readily 
identifiable anomalies, none of which suggested a high level 
of archaeological significance. The subsequent trial trenching 
has demonstrated that these are the result of post-medieval 
and modern quarrying, or else form post-medieval and modern 
field boundaries and drainage features.  On the basis of the 
evaluation results, the risk that the proposed development 
might have a negative impact on remains of archaeological 
significance may be considered to be Low for all periods, 
except for the post-medieval and modern, which may be seen 
as Moderate to High. However, the significance of these later 
remains may be considered to be Low.”

Flood Risk Assessment & Surface Water Drainage 
Strategy 
Scott White and Hookins conducted a Flood Risk Assessment 
and Surface Water Drainage Strategy (December 2018). The 
report concludes:

“The development lies within Flood Risk Zones 1 as indicated 
on the Environment Agency flood map. On this basis the site is 
considered to be at a low risk of flooding. The flood mitigation 
considerations in Section 4 indicate that no increase in flood 
risk, either on site or downstream, has been introduced as a 
result of the development and no flood risk reduction measures 
are required.”

Heritage Impact Assessment 
Heritage Network undertook a Heritage Impact Assessment 
(March 2017). The report concludes; 

“The present study has demonstrated that development on the 
site has a Low potential for encountering below-ground features 
and deposits of early prehistoric, early – middle Iron Age and 
Saxon date. The risk increases to Medium to High for the later 
prehistoric, late Iron Age and Roman periods, and to High for 
the medieval, post-medieval and modern periods. In conclusion, 
there do not appear to be any overriding heritage issues that 
would prevent the allocation of the present site for development 
on heritage grounds, but any development of the site is likely 
to require a programme of intrusive and non-intrusive site 
investigation, leading to proposals to mitigate the impacts on 
any remains that might be discovered, through the planning 
process.”

Preliminary Ecological Appraisal
Landscape Planning Limited produced an Ecological Appraisal 
(May 2018). The report concludes;

• Within the rear boundary of a property adjoining the north 
western boundary, a small stand of Japanese Knotweed was 
located within an area of recently cleared bramble. 

• Before a reserved matters or detailed planning application is 
considered, a reptile survey would be required to establish a 
presence of reptile species on site, focusing efforts along the 
site boundaries;

• It is also recommended that a great crested newt survey 
would be required to establish the presence  / absence of 
great crested newts within the three closest waterbodies;

• A bat activity survey is recommended to identify the species 
foraging or commuting across the site;

• Due to the presence of Roman Snail on adjoining land, a 
protected species, a survey for the presence of this species 
shall take place within the boundary habitat on site favoured 

by this species and if required a license application made and 
issued before development begins;

• The development should include a series of bird nesting boxes 
and bat boxes of differing specifications to enhance the site;

• Retention of boundary hedges and trees and enhancement of 
these features were required;

• Future landscaping should condition the inclusion of native 
species within a percentage of the planting and the inclusion 
of species associated with a biodiverse site.

Great Crested Newt Briefing Note
Aspect Ecology produced a Great Crested Newt Briefing Note 
(June 2018). It concludes;

“This note presents the findings of the eDNA survey of the 
ponds to be present at the site in order to confirm the presence 
or likely absence of Great Crested Newts. Ponds P1, P2 and P3 
were subject to eDNA survey, which returned negative results 
for each, confirming the absence of this species. On this basis, 
it is considered highly unlikely that Great Crested Newts would 
be present within the site, and no further specific survey work or 
mitigation is recommended for this species.”

Preliminary Land Contamination & Geotechnical 
Assessment
LBH Wembley Engineering conducted a Preliminary Land 
Contamination and Geotechnical Assessment (May 2017). The 
report concludes;

“No land contamination risks have been identified from the 
past usage of this site. […] There are many mature trees present 
across the site; hence deepening of shallow foundations to 
the proposed houses within the influence of past or retained 
trees will need to be considered. Observation of potential relic 
sinkhole indicates that the site may have experiences chalk 
dissolution in the past. This is possibly related to subsidence of 
the superficial deposits due to dissolution of underlying chalk. 
However, the land now appears to be stable and there are no 
obvious signs that dissolution issues are on-going.”

We ask that all interested parties undertake thier own technical 
due diligence.

Tenure / Vacant Possession
The land will be sold freehold with vacant possession. A 
copy of the land registry documentation can be found in the 
Information Pack.

Overage
All parties should offer a planning and sales overage as part of 
their offer submission. 

Ransom Strip
The landowner will retain a 0.5 metre ransom strip along all 
boundaries. 

Rights Of Way 
The Property will be sold subject to and with the benefit of all 
rights, covenants and agreements and declarations affecting 
the Property. 

Viewings / Meeting with Savills
All viewings are to be undertaken from the public highway 
unless organised through Savills. 

Bids
Offers are invited on an unconditional and subject to planning 
basis (conditional upon the pending outline application being 
granted only). Preference will be given to clean bids and to 
parties who can clearly demonstrate they have undertaken full 
analysis of the site and understood all of the obligations to be 
placed upon them.

Offers are to be received by 12 noon on 26th February 2021 
and sent in a sealed envelope to Savills, Unex House, 132-134 
Hills Road, Cambridge, CB2 8PA. The envelope should be 
marked ‘‘Land south of Cowards Lane, Codicote - AJ”. E-mail 
offers will be acceptable, addressed to ajones@savills.com.



The vendor will not be bound to accept the highest or indeed 
any offer and may withdraw the property from the market at 
any time.

Bid Submission
The following is to be submitted as part of any bid:

•  Confirmation whether the offer is unconditional or 
conditional upon the pending planning application;

•  Confirmation of the proposed planning and sales overage 
provision;

•  Outline of board approval process;
•  Proof of funding;
• Details of solicitors to be instructed;
• Details of the anticipated purchase timetable;
• Confirmation that a 10% non-refundable deposit will be paid 

on exchange of contracts;
•  Details of track record and any nearby land interests;
•  Purchaser to provide a legal undertaking to cover reasonable 

abortive legal costs.

Timing
The method of disposal is by informal tender and the deadline 
for bids is 12 noon on 26th February 2021. Interviews will 
be held shortly thereafter. The intention is that a purchaser 
will be selected and legal proceedings commenced ahead 
of the Planning Control Committee date. Should the offer be 
conditional upon the pending application, completion would 
take place following the Committee date. 

As part of the Heads of Terms process, we will set out a 
detailed timescale for exchange and completion. This will 
include a series of legal meetings to ensure the timetable is 
achieved.

VAT
Please note that VAT will be charged on the sale of the 
Property.

Important Notice
Savills and the vendors give notice that (i) these particulars are 
produced in good faith and are set out as a general guide only 
and do not constitute any part of an offer or contract. They are 
believed to be correct but any intended purchaser should not 
rely on them as statements or representations of fact but must 
satisfy themselves as to the correctness of each of them; and 
(ii) no person in the employment of the agents, or the vendors 
has authority to make or give any representation or warranty 
whatever in relation to this property, (iii) intending purchaser 
seeking to rely on any survey, report assessment or statement 
produced for the vendors by any third party must make their 
own arrangements with the relevant third party.

Please be aware that all plans are subject to the purchaser’s 
surveys and due diligence.

Further Information
The full Information Pack relating to the entire  Property can be 
found within the online Data Room, accessed at 
www.savills.com/codicote 
Please ensure that in the first instance all enquiries are made to 
one of the individuals dealing with the sale.

Codicote Appendix
Planning 
• Application Form
• Design and Access Statement
• Photos
• Planning Statement
• Proposed Access – Rev D
• Site Location Plan
• Site Location Plan – Rev A
• Illustrative Layout – Rev E
• PPS Planning Update Letter – 4th December 2018
• PPS Planning Update, January 2021
• Draft S106 Heads of Terms, January 2021

Technical 
• Archaeological Evaluation – June 2018
• Ecological Appraisal – May 2018
• Flood Risk Assessment & Surface Water Drainage Strategy 
(Rev C) – December 2018
• Great Crested Newt eDNA Survey Technical Breifing Note – 
Aspect Ecology 
• Heritage Impact Assessment 
• Landscape and Visual Appraisal - Appendix (Part 1 of 2) 
• Landscape and Visual Appraisal - Appendix (Part 2 of 2) 
• Landscape and Visual Appraisal 
• Preliminary Land Contamination – Appendix (Part 1 of 3)
• Preliminary Land Contamination – Appendix (Part 2 of 3)
• Preliminary Land Contamination – Appendix (Part 3 of 3)
• Preliminary Land Contamination Geotechnical Assessment 
• Topographical Survey
• Transport Assessment
• Travel Plan 

Legal 
• Official Copy (Register) – HD425403
• Official Copy (Title Plan) – HD425403

Contact
Abigail Jones
+44 (0) 1223 347 094 
+44 (0) 7807 999 647 
ajones@savills.com

Rebecca Saunders
+44 (0) 1223 347 271 
+44 (0) 7870 183 420  
rebecca.saunders@savills.com

Savills
Unex House 
132-134 Hills Road 
Cambridge CB2 8PA
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Savills, their clients and any joint agents give notice that: 1. They are not authorised to make or give any representations or warranties in relation 
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