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GLOSSARY 

TERM DEFINITION 

Blight Where the value of a property has been reduced 

by inclusion within the boundaries of a 

development proposal. 

Injurious affection The depreciation in value of the retained land as 

a result of the proposed construction on, and use 

of, the land acquired by the acquiring authority for 

a development scheme. 

Part 1 Claim In circumstances where no land is taken on the 

exercise of statutory powers granted under a 

DCO, compensation may be payable when there 

is a reduction in the value of land caused by the 

execution of such powers. The right to 

compensation is set out under Part 1 of the Land 

Compensation Act 1973 and as such is known as 

a ‘Part 1 Claim’. 

Property Cost 

Estimate 

means the document provided at Appendix C 

Severance Severance occurs when the land or land over 

which rights are to be acquired contributes to the 

value of the land which is retained, so that when 

severed from it the retained land loses value. 

The Applicant North Falls Offshore Wind Farm Limited 

The Project North Falls Offshore Wind Farm 
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ACRONYMS 

ACRONYM DEFINITION 

AfL Agreement for Lease 

DCO Development Consent Order 

DM Dalcour Maclaren 

FID Final Investment Decision 

GW Gigawatt 

ISIN International Securities Identification Number 

NSIP Nationally Significant Infrastructure Project 

OCP Offshore Converter Platform 

OSP Offshore Substation Platform 

RWE RWE Renewables  

SSER SSE Renewables  

WTG Wind turbine generator(s) 
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1. INTRODUCTION 

1.1.1 This Funding Statement (Document Reference: 6.4) is submitted by North 

Falls Offshore Wind Farm Limited (“the Applicant”) as part of its application 

to the Secretary of State for a development consent order (“DCO”) for the 

construction, operation and decommissioning of North Falls Offshore Wind 

Farm (“the Project”).  

1.1.2 In February 2017, the Crown Estate launched an opportunity for existing wind 

farms to apply for project extensions. The Applicant applied for a lease to 

develop an extension to the western boundary of the existing Greater Gabbard 

Offshore Wind Farm. The Applicant was awarded an Agreement for Lease 

(“AfL”) by the Crown Estate in August 2019 for Greater Gabbard Extension 

(now North Falls Offshore Wind Farm), which was signed in September 2020. 

1.1.3 The Project is a Nationally Significant Infrastructure Project (“NSIP”) which 

would authorise the construction, operation and maintenance of up to 57 wind 

turbine generators (“WTG”); up to two offshore substation platforms (“OSP”) 

or up to one OSP and up to one offshore converter platform (“OCP”); array 

cables which link the WTGs with each other and the OSP(s)/OCP; platform 

interconnector cables linking the OSP(s)/OCP; export cables between the 

OSP(s) and landfall; onshore export cables from landfall connecting to an 

onshore substation; and a connection to a National Grid connection point.  

1.1.4 This Funding Statement should be read alongside the Application documents. 

1.1.5 This Funding Statement has been prepared in accordance with the 

requirements of Regulation 5(2)(h) of the Infrastructure Planning (Applications: 

Prescribed Forms and Procedure) Regulations 2009 and the Department for 

Communities and Local Government Guidance ‘Planning Act 2008: Guidance 

related to procedures for compulsory acquisition’ (2013). 

 



   

 

 

 

 

Page 8 of 31 

2. PURPOSE OF DOCUMENT 

2.1.1 This Funding Statement is submitted because it will be necessary to 

compulsorily acquire land and rights for the purposes of developing the Project 

and these powers have been sought in the DCO. Accordingly, this Funding 

Statement details the nature of the claims that the Applicant may be liable for, 

the likely quantum of those claims, how the Applicant is funded and how it will 

meet any claims for compensation resulting from the exercise of compulsory 

purchase powers.



   

 

 

 

 

3. CORPORATE STRUCTURE 

3.1.1 The Project is a joint venture by RWE Renewables (“RWE”) and SSE 

Renewables (“SSER”).  

3.1.2 The Applicant is a company registered in England with company number 

12435947 and is a wholly owned subsidiary of North Falls Offshore Wind Farm 

Holdco Limited (company number 12430982). 

3.1.3 North Falls Offshore Wind Farm Holdco Limited is jointly owned by RWE 

Renewables UK Swindon Limited (company number 02550622) (50%) and 

SSE Renewables Offshore Windfarm Holdings Limited (company number 

SC436251) (50%).  

3.1.4 RWE Renewables UK Swindon Limited is, via a number of one hundred 

percent owned companies, ultimately owned by RWE AG, a German company 

(ISIN DE0007037129). SSE Renewables Offshore Windfarm Holdings Limited 

is, via a single one hundred percent owned company (SSE Renewables 

Limited), ultimately owned by SSE plc (company number SC117119). See 

Figures 3.1 and 3.2 for a visualisation of the corporate structure for the 

Project. 
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Figure 3.1 
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Figure 3.2 
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3.1.5 SSER is a leading developer, owner and operator of renewable energy across 

the UK and Ireland, with a portfolio of around 4GW of onshore wind, offshore 

wind and hydro generation. Part of the SSER strategy is to drive the transition 

to a net zero future through the world class development, construction and 

operation of renewable energy assets. The consolidated accounts for SSER 

for the year ending 2023 can be found in Appendix A. 

3.1.6 RWE is one of the world’s leading renewable energy companies. It has one of 

the largest portfolios of offshore wind farms, photovoltaic plants and battery 

storage facilities in the world, with a combined pro-rata capacity of 

approximately 9GW. The financial statements for RWE for the year ending 

2023 and can be found in Appendix B. 

3.1.7 RWE commissioned the UK’s first commercial-scale offshore wind farm in 

2004, and now owns 10 operational offshore wind farms in the UK with a total 

installed capacity of 3.86GW. SSER has successfully installed 2.5 GW of 

offshore wind capacity in the UK including the Greater Gabbard, Beatrice, 

Seagreen, and with Dogger Bank A, Dogger Bank B, and Dogger Bank C 

Offshore Wind Farms in construction. Both SSER and RWE (alone or as part 

of a developer consortium) have recently consented or are in the process of 

consenting a range of other offshore wind farms including: 

• Five Estuaries off the east coast of England;  

• Dogger Bank South offshore wind farms, off the north east coast of 

England; 

• Berwick Bank offshore wind farm off the east coast of Scotland; 

• Ossian offshore wind farm off the east coast of Scotland; and 

• Dogger Bank D offshore wind farm, off the north east coast of England. 
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3.1.8 This provides the Applicant with valuable lessons learned and experiences 

from funding the construction and operation of offshore wind farms, which will 

be used to inform the development of the Project.
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4. PROJECT COST 

4.1.1 The current cost estimate for the Project as applied for is between £2.5 and 

£4.5 billion. This includes construction costs, operational costs, development 

costs, project management costs, financing costs, land acquisition costs and 

associated compensation payable to affected landowners.  

4.1.2 There is some optionality in the design envelope applied for in the DCO, in 

consideration of possible co-ordination with Five Estuaries Offshore Wind 

Farm and the possibility of an offshore connection point. This will likely have 

an impact on the cost assessments. There are three possible grid connection 

options: 

• Option 1: An onshore electrical connection at a National Grid connection 

point within the Tendring peninsula of Essex, with a project alone onshore 

cable route and onshore substation infrastructure. 

• Option 2: An onshore electrical connection at a National Grid connection 

point within the Tendring peninsula of Essex, sharing an onshore cable 

route and onshore cable duct installation (but with separate onshore export 

cables) and co-locating separate project onshore substation infrastructure 

with Five Estuaries Offshore Wind Farm. 

• Option 3: Offshore electrical connection, supplied by a third-party. 

4.1.3 Options 1 and 2 would likely have different requirements as to the extent of 

land and rights required for the Project, depending on the level of co-ordination 

with Five Estuaries – however the precise extent of land and rights acquisition 

will not be known until detailed design of the onshore elements. As Option 3 

does not provide for an onshore connection point, no compulsory acquisition 

powers would need to be exercised. This may have a resulting impact on 

project cost. 
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4.1.4 In the event that the Applicant elects to proceed with Option 2, funding for the 

additional cable ducts associated with that option would be secured either by 

a commercial agreement between the Applicant and Five Estuaries, or 

alternatively through the anticipatory investment framework being developed 

by Ofgem. 

4.1.5 The Applicant has sought advice from expert chartered surveyors, Dalcour 

Maclaren Limited (“DM”) in relation to possible heads of liability for: compulsory 

acquisition of land and rights in land and imposition of restrictions; blight; 

severance; injurious affection; Part 1 Claims and all other potential claims. This 

advice is contained in Appendix C. 

4.1.6 Overall DM’s professional opinion is that the total contingent liability associated 

with the acquisition of land or rights in land compulsorily amounts to a 

maximum precautionary figure of approximately £38,989,262.00. This includes 

10% as contingency and further allowance for compound interest which 

amounts to an additional 5%. The contingency is to allow for unknown interests 

and other factors that may arise throughout the course of the Project, that 

cannot reasonably be foreseen at such an early stage. A contingency of 10% 

has been utilised based on experience of other large scale linear underground 

cable projects and is considered to be a worst-case scenario for the various 

heads of liability.  

4.1.7 The following claim items have been considered in this assessment. Any 

figures for the below claim items are based on professional judgment and 

experience of similar schemes:   

• Acquisition of freehold land and land rights (and imposition of restrictions). 

• Compensation arising from temporary works. 

• Injurious affection and severance.  

• Blight.  
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• Loss of development.  

• Claims arising under Section 10 of the Compulsory Purchase Act 1965.  

• Claims arising under Part 1 of the Land Compensation Act 1973.  

• Claims arising under Section 152(3) of the Planning Act 2008. 

• Business loss claims.  

• Third party professional fees.  

Acquisition of Freehold Land 

4.1.8 It is proposed that the freehold of plots will be acquired for the substation, to 

include any landscaping and mitigation land, and Bentley Road widening. The 

value of those plots has been assessed by reviewing the market value of the 

land in its existing use but disregarding the fact that the land is being 

compulsory acquired. Consideration has been given as to whether any 

development value and hope value might exist. Disturbance costs associated 

with the freehold acquisition have also been included.  

Acquisition of Land Rights 

4.1.9 It is proposed that permanent rights will be acquired to install, access, inspect, 

maintain, repair, alter, renew, replace the cables and associated apparatus. 

Permanent rights will also be sought for certain mitigation land and utilities 

required to service the substation. Restrictions will also be imposed on the land 

so as to ensure that the rights can be exercised without impediment. 

Disturbance costs associated with the acquisition of land rights have also been 

included.  
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Compensation arising from Temporary Works 

4.1.10 This comprises a number of heads of claims including: 

• Compensation for loss or damage will arise as a consequence of temporary 

occupation of land for the undertaking of temporary works for the cable 

installation, substation construction, and other associated works including 

use of accesses, visibility splays, environmental mitigation measures and 

drainage.  

• The compensation is assessed having measured the extent of the Order 

Land over each holding, the nature of the works involved and the existing 

land uses.  

• The estimate covers loss of crops, business losses, losses associated with 

above ground structures, reinstatement costs and extra field workings, 

construction compounds, claimants justified time and loss of subsidies and 

grants. Loss of subsidies includes all losses associated with the Basic 

Payment Scheme (BPS), and future replacement schemes, being the 

governments rural grants and payments in support of the farming industry.  

• The understanding of the likely impact on individual businesses is still 

incomplete due to minimal evidence being presented to date and, in 

consequence, general assumptions have been made and an assessment 

has been included in the Property Cost Estimate.  

• The assessment does not include the cost of any physical mitigation works 

which will be undertaken by the Applicant.  

Injurious Affection 

4.1.11 Injurious affection is the depreciation in the value of the land retained by the 

owner as a result of the proposed construction on, and use of, other land 
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acquired from that owner for the Project. It is the impact of the whole of the 

proposed scheme that is to be considered not just the effect on the area 

acquired from the owner. Compensation is claimable potentially both for the 

construction of the works and their subsequent use.  

4.1.12 An assessment has been made where the project may depreciate the value of 

property, which includes residential properties close to the substation. The 

valuation takes into account the market value of the relevant property and the 

estimated depreciated value caused directly by the Project.  

4.1.13 A review has been undertaken of businesses which are affected, an 

assessment has also been made in relation to possible claims.  

Severance 

4.1.14 Severance occurs when the land, or land over which rights are to be acquired, 

contributes to the value of the land which is retained so that, when severed 

from it, the retained land loses value. In this instance, the majority of land along 

the route is agricultural and, once the underground cables are installed, it is 

considered that there should be no permanent severance of land.  

4.1.15 As assessment has been made where land is severed either permanently or 

temporarily as a direct result of the Project and the Property Cost Estimate 

takes this into account.  

4.1.16 An allowance has been made for temporary severance as a result of the 

Project and is included as part of the disturbance compensation figure.  

Blight 

4.1.17 Based on negotiations to date, DM have not been made aware of any attempts 

to sell any of the affected land or property that has resulted in the land or 

property only being able to be disposed of at significantly lower value. Nor have 
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DM been made aware of any parties who are intending to serve a blight notice 

or who have served a blight notice in respect of the Project. The risk of 

receiving a valid blight notice has been assessed by the Applicant as being 

relatively low as the qualifying criteria are unlikely to be met. Should any claims 

for blight arise as a consequence of the threat of compulsory acquisition of 

land or rights over land related to the Project, the costs of meeting any valid 

blight notice claim will be met by the Applicant. To ensure that the funding 

assessment caters for any ‘blight risk’ properties, we have included a 

contingent liability for blight claims, however our assessment suggests that the 

likelihood of a blight claim being received is nil. 

Loss of Development 

4.1.18 It is acknowledged that certain land parcels may have development potential 

and the implementation of any such development (upon grant of permission 

under the Town and Country Planning Act 1990) may be prevented or 

restricted as a result of rights granted and restrictions imposed under the DCO.  

4.1.19 Where the compulsory acquisition of rights and imposition of restrictions 

pursuant to the powers in the DCO restricts or prevents such development 

potential, any proven and mitigated loss of development value will be 

compensable.  

4.1.20 We have assessed compensation for loss of development value on a worst-

case scenario basis, for the purposes of this document. 

Claims arising under Section 10 of the Compulsory Purchase Act 1965, 

Part 1 of the Land Compensation Act 1973 and Section 152(3) of the 

Planning Act 2008 

4.1.21 Section 10 of the Compulsory Purchase Act 1965 (CPA) and Section 152(3) 

of the Planning Act 2008 provide an entitlement to compensation, subject to 

meeting certain criteria, to the owners of a property interest who suffer damage 
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to their property interest as a result of the execution of works. This entitlement 

arises where no land is acquired from the owner and equates to a restricted 

form of nuisance claim. Claimants can include those whose rights or 

easements over land are interfered with as a result of the works (for example, 

a right of way over land being occupied for the Project). The basis of valuation 

is as set out in this document in Section 5.  

4.1.22 Based on the information provided to date, the Applicant is only aware of a 

small number of rights which might give rise to a valid and quantifiable claim. 

It is recognised that, even with detailed land referencing information, no 

absolute guarantee can be given that there are no other rights which could be 

affected in such a way as to give rise to a justified claim. It is further recognised 

that, should rights exist, they may be interrupted during construction, e.g. a 

restriction or temporary interruption to a designated right of way, and as such 

a claim for temporary injurious affection could arise. However, it is assumed 

that, as far as possible, alternative arrangements will be made to mitigate the 

impact on any rights.  

4.1.23 The view taken, therefore, is that the likelihood of valid and sustainable claims 

being made under s10 CPA is moderately low. We do, however, provide an 

allowance for such costs as a contingency within the Property Cost Estimate.  

4.1.24 Acquiring Authorities may be liable, under Part 1 of the Land Compensation 

Act 1973, to pay compensation for the depreciation in the value of an interest 

in land which is attributable to the use of public works where no land has been 

taken from the claimant. Compensation is limited to depreciation in the market 

value of the qualifying interest caused by the use of the land or works but only 

in so far as that depreciation is attributable to “physical factors”.  

4.1.25 The Applicant considers that the likelihood of a successful or substantial claim 

is low based on the particular physical factors which will arise from the use of 

the works and the distance of the works from potential claimants.  
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4.1.26 Whilst the risk of such claims remains low, we have provided as a contingency 

a specific head of claim within the Property Cost Estimate.  

Business Loss Claims 

4.1.27 It is acknowledged that where businesses are disrupted as a consequence of 

the Project, any business losses which are a natural and reasonable 

consequence of the Project (with the Claimant evidencing that they have used 

reasonable endeavours to mitigate that loss) will be recoverable.  

4.1.28 An assessment has been made of the businesses which could be impacted by 

the Project.  

Third Party Professional Fees 

4.1.29 Claimants are entitled to reimbursement of professional costs incurred in 

connection with the claim for compensation and transfer of their interest to the 

Acquiring Authority. The Property Cost Estimate includes an allowance for the 

costs of surveyors and solicitors representing the claimants. This will vary on 

a case-by-case basis, but overall, a 10% contingency has been applied to 

cover possible additional costs.  

4.1.30 The Applicant’s professional costs are not included in the Property Cost 

Estimate.  

Stamp Duty Land Tax (SDLT) 

4.1.31 The Applicant, as the Acquiring Authority, may be liable for any SDLT arising 

as a consequence of the property transactions.  

4.1.32 SDLT is only payable where property or rights are acquired for a value in 

excess of £150,000. We have applied the prevailing rates of 2% for acquisition 
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values between £150,000 and £250,000 and 5% on any balance over 

£250,000. 

4.1.33 An allowance is included within the claim items above where SDLT may be 

payable.  
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5. ASSUMPTIONS AND EXCLUSIONS 

Assumptions 

5.1.1 The Property Cost Estimate has been prepared on the basis of the current 

market land value which would be payable in the event of the Applicant 

acquiring land and rights and imposing restrictions under the terms of the DCO 

rather than by voluntary agreement. Associated disturbance is included.   

5.1.2 The Property Cost Estimate relies on assessments of buildings from vantage 

points and internal property inspections have not been undertaken. In addition, 

further research has been completed via the internet, media, aerial and ground 

photography and from investigations into comparable local valuation evidence.  

5.1.3 Land values are based on market values in the region.  

5.1.4 We have not generally investigated planning history unless otherwise stated 

in this report. Our figures reflect existing use value rather than any other value 

although, where appropriate we have considered potential development 

values or values associated with potential alternative uses.  

5.1.5 We understand that there may be some closures and diversions of the public 

highway. No allowance has been made for any potential claims for 

compensation other than where there are associated losses caused to 

businesses.  

5.1.6 A 10% contingency has been applied throughout.  

5.1.7 The figures, which include the contingency, are inflated by an average of 5% 

per annum for a period of 8 years through to 2032.  
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5.1.8 The valuation date for assessment of compensation is assumed to be July 

2024. It should be noted that the figures stated in the Property Cost Estimate 

may require revision if there are material delays to this.  

Exclusions 

5.1.9 Costs associated with the following property or interest types have not been 

included within the Property Cost Estimate: 

• Operational highways, railways, rivers and other infrastructure; 

• Utility apparatus including but not limited to substations, pipes, cables, 

sewage treatment works, pumping stations, masts and tanks; 

• The Applicant’s professional fees; 

• Costs associated with surveys; and 

• VAT. 
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6. SOURCES OF FUNDING 

6.1.1 The Applicant is confident that the Project will be commercially viable based 

on the reasonable assumption that it will receive the key consents required, 

and that a final investment decision (“FID”) is taken, indicating the final 

unconditional decision of the shareholders to invest in the construction of the 

wind farm and associated infrastructure. 

6.1.2 The Applicant is a special purpose vehicle, which is funded by its parent 

companies on the basis of a rolling budget looking ahead to anticipated 

expenditure. Although the precise funding structure for the Project has not 

been formally agreed, it has the potential to be via a mixture of funding from 

the Project Company’s parent company combined with project financing from 

external investors, secured against the revenue streams of the future wind 

farm. This model has been successfully adopted for other SSER and RWE 

projects in the past.  

6.1.3 SSER and RWE have also indicated that they expect general revenue sources 

to generate sufficient cashflows in order to finance planned portfolio 

investments, including the Project. As a result, it may be possible for the 

Project to be financed without the need for external project financing.  

6.1.4 The Applicant has considered the funding of compulsory acquisition costs in 

line with the approach taken in other DCO applications, including those which 

have been through examination.  

6.1.5 Given SSER and RWE’s history of delivering similar projects and their proven 

track record of securing capital funding, it is expected that the funding structure 

mentioned in 6.1.2 will meet the capital expenditure for the Project along with 

the cost of acquiring the required land and the necessary rights over land 

(whether compulsorily or by agreement) and any compensation payable as a 

result of the exercise of the powers in the DCO. 
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6.1.6 The Applicant has included Article 48 in the DCO which provides that 

compulsory acquisition powers contained in the DCO must not be exercised 

unless a guarantee or alternative form of security is approved by the Secretary 

of State in respect of the liabilities of the undertaker to pay compensation in 

respect of the exercise of compulsory purchase powers. 

6.1.7 Article 48(3) of the DCO ensures that the funding secured by guarantee or 

alternative source of secured funding mechanism will be structured in such a 

way that it is directly accessible to persons entitled to compensation. The 

ability for funding to be directly accessible to persons entitled to compensation 

will be included as a term of the guarantee or alternative form of security.  

6.1.8 Article 48 of the DCO therefore ensures that adequate funding is in place 

before any compulsory acquisition compensation liability arises. 
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7. CONCLUSION 

7.1.1 This Funding Statement provides a robust basis for concluding that the 

compensation arising from the exercise of compulsory acquisition powers 

under the DCO will be met, and that the necessary funding for the development 

of the Project will be secured.  The Secretary of State can therefore be satisfied 

that sufficient funding will be available to develop North Falls, that the Project 

is well-resourced financially and there is no reason to believe that, if the DCO 

is made, North Falls would not proceed.  



   

 

 

 

 

APPENDIX A. CONSOLIDATED SSER ACCOUNTS 2022/2023 
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APPENDIX B. RWE FINANCIAL STATEMENTS 2022/2023 
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APPENDIX C. PROPERTY COST ESTIMATE REPORT 
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1. Introduction 
1.1 Background 

 

North Falls Offshore Wind Farm Project (herein “North Falls” or “the Project”) is an extension of the 

Greater Gabbard Offshore Wind Farm being promoted by North Falls Offshore Wind Farm ("the 

Applicant”). The Project array area is approximately 40 kilometres from the East Anglian Coast. An 

offer from National Grid for an onshore grid connection in Tendring, North Essex has been accepted 

by the Project. This is approximately 24 kilometres from the landfall location near Kirby Brook.   

 

The Project will have a generating capacity exceeding 100 megawatts and is therefore classified as 

a Nationally Significant Infrastructure Project, for which a Development Consent Order (“DCO”) is 

required under the Planning Act 2008. Alongside the DCO application, the Applicant will have to 

submit a Funding Statement to outline costs associated with the construction, operation and 

decommissioning of an offshore wind power generating station. This Property Cost Estimate (“PCE”) 

has been prepared by Dalcour Maclaren (“DM”) with instruction from the Applicant to inform the 

Funding Statement. 

 

The Applicant is seeking to coordinate the development of North Falls with the Five Estuaries 

Offshore Wind Farm Project (“Five Estuaries”) where possible. At this stage of the Project’s 

development the Applicant has reserved some optionality in relation to the National Grid 

connection point. The following grid connection options are included in the Project design 

envelope:  

 

• Option 1: Onshore electrical connection at a National Grid connection point within the 

Tendring peninsula of Essex, with a project alone onshore cable route and onshore 

substation infrastructure; 

 

• Option 2: Onshore electrical connection at a National Grid connection point within the 

Tendring peninsula of Essex, sharing an onshore cable route and onshore cable duct 

installation (but with separate onshore export cables) and collocating separate onshore 

substation infrastructure with Five Estuaries; or 

 

• Option 3: Offshore electrical connection, supplied by a third-party electricity network 

provider.  

 

As specified in Option 2, the onshore design has been developed in collaboration with Five Estuaries 

so that the onshore cable routes run adjacent to one another with the required footprint to 

facilitate construction for both projects covered by each Project’s DCO order limits. This is to enable 

either project to install cable ducting for both projects to realise efficiencies in construction. The 

coordinated design onshore has resulted in three possible build-out scenarios. These scenarios are:  

 

• Scenario 1 – North Falls proceeds to construction and undertakes the additional onshore 

cable trenching and ducting works for Five Estuaries as part of a single construction activity 
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(i.e. ducting for four electrical circuits). North Falls would undertake the cable installation 

and onshore substation construction for its project only (i.e. two electrical circuits). The two 

projects would share accesses from the public highway for onshore cable installation and 

substation construction. The projects would utilise and share the same temporary 

construction compounds for the cable installation works.   

 

• Scenario 2 – Both North Falls and Five Estuaries projects proceed to construction on 

different but overlapping timescales (between 1 and 3 years apart), with onshore cable 

trenching and ducting works undertaken independently but opportunities for reuse of 

enabling infrastructure e.g. haul roads / site accesses etc., with the other project then 

reinstating once complete.  

 

• Scenario 3 – Five Estuaries does not proceed to construction; or both Five Estuaries and 

North Falls projects proceed to construction on significantly different programmes (over 3 

years apart). In the latter case the significantly different programmes would mean that haul 

roads and TCCs are reinstated prior to the second project proceeding.  

 

During construction, the working width required to construct the onshore cable corridor will 

depend on the build-out scenario. These are anticipated as being: 

 

• Scenario 1 – 72m shared between North Falls and Five Estuaries  

• Scenario 2 – 72m shared between North Falls and Five Estuaries  

• Scenario 3 – 38m North Falls only (single project) 

 

The corridor may be wider in certain locations due to trenchless construction methods, complex 

crossings, obstructions or storage areas along the approximately 24km onshore cable route. In 

these instances, a wider corridor of approximately 65m may be required if built as a single project 

or up to 130m if built concurrently or sequentially.  

 

For the purpose of this PCE, scenario 3 has been adopted as this would incur the highest costs to 

North Falls as a result of lack of collaboration with Five Estuaries. Scenario 1 and 2 would see North 

Falls share some costs with Five Estuaries and result in lower overall property related costs.  

 

Scenario 3 requires a total construction area of approximately 289 hectares including an allowance 

for severed areas. The width of the area over which permanent rights will be required for the 

onshore cables is typically 10 metres per circuit for HVAC technology which is the technology to be 

used by North Falls. As there will be two circuits, there will be a minimum easement width of 20m. 

 

Government guidance on compulsory acquisition of land was updated in 2013 and provides 

guidance to acquiring authorities by outlining the expectation that compulsory acquisition should 

only be used as a last resort. This encourages negotiation of property interests by agreement in 

advance of compulsory acquisition powers being sought. The Applicant will demonstrate its 

progress in this regard during the Development Consent Order process. The PCE relates to 

compensation arising from the compulsory acquisition of land and rights and imposition of 
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restrictions, together with other statutory claim liabilities arising out of the Project and is based on 

a detailed assessment of anticipated claims.  

 

1.2 Dalcour Maclaren’s Instruction 

 

DM has represented the Project since instruction in 2020. Consultation and negotiations with 

landowners, tenants and occupiers affected by the Project have been ongoing since 2020. DM have 

an excellent working knowledge of the proposed cable route and associated sites and all plots have 

been assessed to produce this PCE. 

 

1.3 Dalcour Maclaren’s Experience 

 

DM have been working in the utilities and infrastructure sectors since 2004 and have acted for and 

on behalf of numerous statutory undertakers and offshore wind farm developers since then. 

 

During this time, DM have provided strategic advice to clients relating to Compulsory Purchase 

Orders and DCOs. DM have also been responsible for securing voluntary agreements for rights 

associated with large scale projects including option agreements, deeds of easement, leases and 

freehold acquisitions with a broad spectrum of land interests including owners, occupiers and third 

parties. 

 

Advice has been provided to multiple offshore wind DCO projects, including: 

 

Project Description Location Approximate 

Length (km) 

Hornsea Project One Offshore Wind Farm Lincolnshire 40 

Hornsea Project Two Offshore Wind Farm Lincolnshire 40 

Hornsea Project Three Offshore Wind Farm Norfolk 55 

Hornsea Project Four Offshore Wind Farm Humberside 38 

Burbo Bank Extension Offshore Wind Farm Denbighshire 11 

East Anglia ONE North Offshore Wind Farm Suffolk 12 

East Anglia TWO Offshore Wind Farm Suffolk 12 

Dogger Bank A&B Offshore Wind Farm Humberside 32 

Dogger Bank C Offshore Wind Farm Teesside 10 

Sheringham Shoal Extension Project and Dudgeon 

Extension Project  

Norfolk  60 

Outer Dowsing Offshore Wind Farm Lincolnshire 56 

Mona Offshore Wind Farm North Wales  16 

Awel Y Mor Offshore Wind Farm North Wales  12 

Sofia Offshore Wind Farm Teesside 10 

Triton Knoll Offshore Wind Farm Lincolnshire 57 

 

1.4 Limits or Exclusions of Liability 
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To the best of our knowledge, all information provided within this report is accurate and has been 

based on information provided by the Applicant as at the date of submission.  

 

The PCE provides an indication of the compensation for the entire cable route on a holistic basis. 

Given the nature of the information available and enquiries made, this estimate should not be relied 

upon to inform the valuation of individual interests or for the purposes of negotiation. The PCE will 

remain under constant review and will be updated if and when new information becomes available 

that suggests values may change. 

 

A precautionary approach has been taken in the assessment of the required funding in light of the 

requirement for the Applicant to demonstrate that adequate funding is likely to be available to 

enable the compulsory acquisition within the time period authorised in the DCO.  

 

 

 

2. Methodology 
2.1 Value of the Land Taken 

 
The PCE assesses the required funding associated with the acquisition of land and rights and 

imposition of restrictions using extensive experience of other similar projects. 

 

DM has advised the Applicant on the compensation arising from the compulsory acquisition of land 

and rights and the imposition of restriction and is based on a detailed assessment of anticipated 

claims. Whilst that detailed advice is confidential, the approach is explained within this report. 

 

This report sets out an estimate of the total contingent liability for the acquisition of land and rights 

to be acquired and restrictions imposed by the Project for the purpose of delivering the onshore 

works element. This assessment outlines the likely heads of claim associated with a project of this 

nature, if land and rights are acquired via compulsory acquisition and the associated financial figure 

that may be required as payment to all landowners, tenants, occupiers and third parties affected 

by the Project. 

 

The following claim items will be considered in this assessment: 

• Acquisition of freehold land and land rights (including imposition of restrictions)  

• Compensation arising from temporary construction works 

• Injurious affection and severance 

• Blight 

• Claims arising under Section 10 of the Compulsory Purchase Act 1965 

• Claims arising under Part 1 of the Land Compensation Act 1973 

• Claims arising under Section 152(3) of the Planning Act 2008  

• Third party professional fees  
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• Business losses 

• Loss of development  

 

Relevant legislation covering the claim items listed above has also been considered in this 

assessment. This includes the Compulsory Purchase Act 1965, Land Compensation Act 1961 and 

1973 and the Planning Act 2008. 

 

Any figures for the above claim items are based on professional judgement and experience of 

similar schemes. 

 

The values provided represent a current view, rather than a projected view, and allow for existing 

use values and where relevant, potential development values.  

 

2.2 Acquisition of Freehold Land  
 

It is proposed that the freehold of plots will be acquired for the onshore substation, to include any 

landscaping and mitigation land. The value of those plots has been assessed by reviewing the 

market value of the land in its existing use but disregarding the fact that the land is being 

compulsorily acquired. Consideration has been given as to whether any development value and 

hope value might exist. Disturbance costs associated with the freehold acquisitions has also been 

included. 

 

2.3 Acquisition of Permanent Rights 

 

It is proposed that permanent rights will be acquired to install, access, inspect, maintain, repair, 

alter, renew, replace the cables and associated apparatus. Permanent rights will also be sought for 

certain mitigation land and utilities required to service the substation. Restrictions will also be 

imposed on the land so as to ensure that the rights can be exercised without impediment. 

Disturbance costs associated with the acquisition of Land Rights have also been included. 

 

2.4 Compensation arising from Temporary Works 

 

This comprises a number of heads of claims including: 

 

• Compensation for loss or damage that will arise as a consequence of temporary occupation 

of land for the undertaking of temporary works for the cable installation, substation 

construction, and other associated works including use of accesses, visibility splays, 

environmental mitigation measures and drainage  

 

• The compensation is assessed having measured the extent of the Project’s Order Land over 

each holding, the nature of the works involved and the existing land uses  
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• The estimate covers loss of crops, business losses, losses associated with above ground 

structures, reinstatement costs and extra field workings, temporary site compounds, 

claimant’s justified time and loss of subsidies and grants. Loss of subsidies and 

environmental stewardship schemes, being the government’s rural grants and payments in 

support of the farming industry 

 

• Our understanding of the likely impact on individual businesses is still incomplete due to 

minimal evidence being presented to date, consequently general assumptions have been 

made and an assessment has been included in the PCE 

 

• The assessment includes allowances for run off claims, following completion of the 

temporary works 

 

The assessment does not include the cost of any physical mitigation works which will be undertaken 

by the Applicant. 

 

2.5 Injurious Affection and Severance 

 

2.5a Injurious Affection 

 

Injurious affection is the depreciation in the value of the land retained by the owner as a result of 

the proposed construction or use of other land acquired from that owner for the Project. It 

considers the impact of the entire scheme, not just the area acquired. Compensation can be 

potentially claimed both for the construction of the works and their subsequent use. 

 

An assessment has been made where the project may depreciate the value of property, which 

includes residential properties close to the substation and energy balancing infrastructure. The 

valuation takes into account the market value of the relevant property and the estimated 

depreciated value caused directly by the Project. 

 

It is considered that the most likely claims for injurious affection may arise from those residential 

properties which are in close proximity to the substation near Little Bromley. This assessment 

relates to properties where land and rights are to be acquired.  

 

2.5b Severance 

 

Severance occurs when land or rights over land are acquired, contributing to a reduction in the 

value of the retained land owing to its separation from the acquired land. In this instance, the 

majority of land along the route is agricultural therefore once the underground cables are installed 

it is considered that there should be no permanent severance of land.  

 

An assessment has been made where land is severed either permanently or temporarily as a direct 

result of the Project, in particular around the proposed substation. The valuation takes into account 

the market value of the relevant property before and after any permanent severance.  
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An allowance has been made for temporary severance as a result of the Project and is included as 

part of section 2.4 Compensation arising from Temporary Works. 

 

2.6 Blight 

 

Blight claims allow a qualifying interest to call for their land to be acquired early i.e., before the 

acquiring authority would otherwise acquire it.  

 

For a blight notice to be accepted and compensation to be payable, it must be supported by 

evidence that the claimant has made reasonable endeavours to sell the land or property in question 

and that the claimant has been unable to do so or could only do so at a reduced price substantially 

lower than that which it might reasonably have been expected to sell at.  

 

Throughout the course of consultations and negotiations with landowners and occupiers along the 

route, we have not been made aware of: 

 

• any attempts to sell any of the affected land or property that has resulted in the land or 

property only being able to be disposed of at a significantly lower value or  

 

• any parties intending to serve a blight notice. 

 

2.7 Claims arising under Section 10 of the Compulsory Purchase Act 1965, Section 

152 of the Planning Act 2008 and Part 1 of the Land Compensation Act 1973 

 

2.7a Section 10 of the Compulsory Purchase Act 1965 and Section 152 of the Planning Act 2008 

 

Section 10 of the Compulsory Purchase Act 1965 provides compensation provisions to qualifying 

land interests who suffer damage to their interest as a result of the execution of works during 

construction. A claim may arise where no land is acquired from the owner and equates to a 

restricted form of nuisance claim. Claimants can include those whose rights or easements over land 

are interfered with as a result of the works (for example, a right of way over land being occupied 

for the Project). The basis of valuation is as set out in this report under the heading, General 

Assumptions. 

 

Based on the information provided to date, we are only aware of a small number of land interests 

which might give rise to a valid and quantifiable claim e.g. a restriction or temporary interruption 

to a designated right of way. Notwithstanding detailed referencing information, no absolute 

guarantee can be given that there are no other rights which could be affected in such a way as to 

give rise to a justified claim. Therefore, it is acknowledged that should additional rights exist and be 

interrupted during construction, a claim could arise. However, it is assumed that as far as reasonably 

practicable that any impact to rights will be mitigated. Consequently, the likelihood of valid and 
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sustainable claims being made under section 10 is moderately low although an allowance for such 

claims has been included within the PCE. 

 

Section 152 allows for injurious affection claims as a remedy for any party who would otherwise be 

able to make a claim for loss in the value of a claimant’s property caused as a result of nuisance. 

Where this occurs Section 10 of the Compulsory Purchase Act 1965 then applies. As the construction 

works are temporary and limited in duration the likelihood of valid and sustainable claims being 

made under section 152 is moderately low although an allowance for such claims has been included 

within the PCE. 

 

2.7b Part 1 of the Land Compensation Act 1973 

 

Part 1 of the Land Compensation Act 1973 provides compensation provisions for the depreciation 

in the value of an interest in land which is attributable to the use of public works where no land has 

been taken from the claimant. Compensation is limited to depreciation in the market value of the 

qualifying land interest caused by the use of the land or works but only in so far as that depreciation 

is attributable to “physical factors”. 

It is our opinion that the likelihood of successful or substantial claims is low based on the actual 

physical factors that will arise from the use of the works and the distance of the works from 

potential claimants. Whilst the risk of such claims remains low, an allowance for such costs has been 

included within the PCE. 

 

2.8 Third Party Professional Fees 

 

Claimants are entitled to reimbursement of reasonable professional costs incurred in connection 

with submitting a valid claim for compensation and the acquisition of their interests by the acquiring 

authority. Our figures include an allowance for the costs of surveyors and solicitors representing 

claimants. This may vary on a case-by-case basis however a 10% contingency has been applied to 

cover unforeseen additional costs. 

 

2.9 Business Loss Claims 

 
It is acknowledged that certain business may be disrupted as a consequence of the Project. Any 

claims which are accepted by the Applicant will have to demonstrate that they are a natural and 

reasonable consequence of the Project, with the claimant evidencing they have used reasonable 

endeavours to mitigate their proven losses. 

 

An assessment has been made of the businesses which could be impacted by the Project.  

 

2.10 Loss of Development and Minerals 

 

It is acknowledged that certain land parcels may have development potential and the 

implementation of any such development (which has the benefit of planning permission under the 

Town and Country Planning Act 1990) may be prevented or restricted as a result of rights granted 
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and restrictions imposed under the DCO. For the avoidance of doubt, development in this context 

may include but is not limited to residential, commercial or mineral extraction. 

 

Where the compulsory acquisition of rights and imposition of restrictions pursuant to the powers 

in the DCO restricts or prevents such development potential, any proven and mitigated loss of 

development value will be compensable. 

 

We have assessed compensation for loss of development and minerals on a worst-case scenario 

basis, for the purposes of the funding statement.  

 

2.11 Stamp Duty Land Tax  

 

The Applicant, as the Acquiring Authority, may be liable for any SDLT arising as a consequence of 

the property transactions. 

 

Stamp Duty Land Tax is only payable where property or rights are acquired for a value in excess of 

£150,000. We have applied the prevailing rates of 2% for acquisition values between £150,000 and 

£250,000 and 5% on any balance over £250,000.  

 

An allowance is included within the claim items above where SDLT may be payable. 

 

 

 

 

2.12 Contingency and Interest 

 

In view of the level of information available to us at this stage, a general contingency of 10% has 

been added to all items included in the estimate. Additionally, because of the deferment of the 

payments from the date of this assessment, compounded interest has also been added at a rate of 

5% per annum through to 2031, being the estimated timescale for consenting, programming and 

construction. 5% is based on the upper estimate from the forecasted Consumer Price Index (CPI), 

published by the Office for National Statistics. 

 

3. Valuation Assumptions and Exclusions 
3.1 General Assumptions 
 

• The Valuation Date for all estimates is July 2024. 

• The acquisitions of all property interests are progressed under the powers of compulsory 

acquisition afforded under the DCO. 

• Compensation is payable in accordance with the Compensation Code which includes the 

rules set out in Section 5 of the Land Compensation Act 1961 and other applicable legislation 

and case law. 
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• The estimate has been prepared on the basis of current regional market value which would 

be payable in the event of the Applicant acquiring land and rights and imposing restrictions 

under the terms of the DCO rather than by voluntary agreement. Associated disturbance is 

included.  

• The estimate relies on assessments of buildings from vantage points and internal property 

inspections have not been undertaken. In addition, further research has been completed via 

the internet, media, aerial and ground photography and from investigations into 

comparable local valuation evidence.  

• Unless otherwise stated we have not investigated planning history. Our figures reflect 

existing use value rather than any other value although. Where appropriate, we have 

considered potential development values or values associated with potential alternative 

uses. 

• We understand that there may be some closures and diversions of the public highway. No 

allowance has been made for any potential claims for compensation other than where there 

are associated losses caused to businesses.  

• The assessment does not include the cost of any physical mitigation or reinstatement works 

which will be undertaken by the Applicant. These costs form part of the overall budget which 

the Applicant has allocated for the likely costs of implementing the Project under the DCO.  

 

3.2 Exclusions 

 

Costs associated with the following property or interest types have not been included within the 

PCE: 

• Operational highways, railways, rivers, and other infrastructure 

• Utility apparatus including but not limited to substations, pipes, cables, sewage treatment 

works, pumping stations, masts and tanks 

• The Applicant's professional fees 

• Costs associated and already incurred during surveys undertaken prior to the confirmation 

of the DCO 

• Value Added Tax (“VAT”) 
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4. Conclusion 
4.1 Property Cost Estimate 
 

It is our opinion that the likely costs to secure the necessary land, interests, rights and make 

payment of compensation is in accordance with the figures set out in the table below: 

 

Item Net Value (£) Contingency  

(£) @ 10% 

Interest (£) Total (£) 

2.2 Acquisition of freehold land  1,297,005   129,701   786,583   2,083,588  

2.3 Acquisition of permanent rights  

 583,008  

 

 58,301   353,572   936,580  

2.4 Compensation arising from 

temporary works  2,168,772   216,877   1,315,276   3,484,048  

2.5 Injurious affection and severance   

 750,000  

  

75,000   454,846   1,204,846  

2.6 Blight  -     -     -     0  

2.7a Claims arising under Section 10 

of the Compulsory Purchase Act 1965 

and Section 152 of the Planning Act 

2008 

 

 664,500  

 

 66,450   402,993   1,067,493  

2.7b Claims arising under Part 1 of the 

Land Compensation Act 1973 

 

 186,608  

 

 18,661   113,170   299,779  

2.8 Third party professional fees  1,107,209   110,721   492,634   1,304,943  

2.9 Business losses  288,458 28,846  174,939   463,397  

2.10 Loss of development and 

minerals 

 

 17,519,621  1,751,962 10,624,968 28,144,589 

TOTAL  24,270,281  2,427,028 14,718,980 38,989,262 

 

In completing this PCE we have maintained a consistency throughout based on our methodology 

and valuation assumptions and exclusions. For the reasons stated in this report, our estimate of 

property cost is £38,989,262 (Thirty-eight million, nine hundred eighty-nine thousand, two 

hundred sixty-two pounds). 
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