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1. INTRODUCTION 

1.1 This Statement of Reasons (the Statement) relates to the powers of compulsory acquisition 
sought in the application by Ashfield Land Management Limited (Company number 02634101) 
(Ashfield Land) and Gazeley GLP Northampton s.à r.l. a Luxembourg société à responsabilité 
Limitée (private Limited Liability Company) whose registered office is at (Arendt Services) 19 Rue 
de Bitbourg, L-1273, Luxembourg registered with the Luxembourg Register of Commerce with 
registration number B221335) (Gazeley GLP Northampton) (together the Applicant) to the 
Secretary of State under the Planning Act 2008 (the 2008 Act) for powers to construct, maintain 
and operate: 

1.1.1 a Strategic Rail Freight Interchange (SRFI) and warehousing on land located 
between the West Coast Mainline and the Northampton Loop Line; and  

1.1.2 highway works in the vicinity of the A43 and 1.9 km from Junction 15a of the M1, 
south of Northampton (together the Application).   

1.2 As the proposed development the subject of the Application will: 

1.2.1 be situated in England and be at least 60 hectares in area; 

1.2.2 be capable of handling consignments of goods from more than one consignor and to 
more than one consignee and at least four goods trains per day; 

1.2.3 be part of the railway network in England; 

1.2.4 include warehouses to which goods can be delivered from the railway network in 
England either directly or by means of another form of transport; and 

1.2.5 not be part of a military establishment,  

and in relation to the improvement works at Junction 15a of the M1 will comprise alteration of a 
highway in England other than a motorway where:  

1.2.6 the Secretary State or a strategic highways company (such as Highways England) is 
the Highway Authority; 

1.2.7 the speed limit of any class of vehicle is expected to be over 50 miles per hour: and, 

1.2.8 the area of development is greater than 12.5 hectares. 

These elements of the Project (as later defined) are deemed to comprise Nationally Significant 
Infrastructure Projects (NSIP). The Applicant is accordingly submitting an application to the 
Secretary of State under Section 37 of the 2008 Act for a Development Consent Order (DCO) for 
the construction, maintenance and operation of the SRFI and up to 702,097 sqm (Gross External 
Area - GEA) of rail connected and rail served warehousing with storage and distribution 
warehouses and ancillary office accommodation south of Northampton, and between the villages 
of Blisworth and Milton Malsor (the SRFI Site), as well as for the necessary highway works (the 
Project).  

1.3 The Applicant is seeking to assemble in its ownership the land and associated rights over land 
included in the draft Development Consent Order (the Order) (Document 3.1). This land is 
required for the Project and is referred to in this Statement as the Order Land.   

1.4 Section 122 of the 2008 Act provides that an order granting development consent may include 
provision authorising compulsory acquisition of land (or new or existing rights over land), only if 
the decision maker in respect of the Application is satisfied that: 

1)  The land is required for the development; 
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2) The land is required to facilitate or is incidental to the development; or 

3)  The land is replacement land for commons, open spaces, etc. 

1.5 The Application includes a request for the Secretary of State to grant powers of compulsory 
acquisition pursuant to section 122 of the 2008 Act within the terms of the DCO.   

Purpose of the Statement 

1.6 As part of the Application, the Applicant is required to submit to the Secretary of State a 
Statement of Reasons prepared in accordance with the requirements of Regulation 5(2)(h) of the 
Infrastructure Planning (Applications: Prescribed Forms and Procedure) Regulations 2009 (the 
APFP Regulations). 

1.7 This Statement explains why the powers of compulsory acquisition sought in the draft Order are 
necessary to implement the Project and therefore required for the Project. Throughout its content, 
this Statement demonstrates that there is a compelling case in the public interest to grant those 
powers.   

1.8 The Department for Communities and Local Government’s (DCLG) (as was) guidance on 
compulsory acquisition for DCO applications published in September 2013 (the Guidance) 
provides advice on the content of the Statement. Annex 2 of the then DCLG’s guidance on 
compulsory acquisition of February 2010 (the 2010 Guidance), which was replaced in 
September 2013 provided a detailed checklist of what a Statement of Reasons should include. 
Whilst this 2010 Guidance has been superseded, the Applicant still considers that the 2010 
Guidance is helpful to that extent, and this Statement has been drafted to reflect that advice. 
Paragraph 45 of the Guidance cross refers to the ODPM circular 06/2004 Compulsory Purchase 
and the Crichel Down Rules that contained further general guidance on matters related to 
compulsory acquisition. That guidance was replaced on 29 October 2015 (then updated in 
February 2018) and the Applicant has had regard to this replacement guidance (the CPO 
Guidance) which applies to compulsory purchase orders more generally. 

1.9 A substantial amount of information regarding baseline conditions, site selection, the proposed 
development, environmental impact and other relevant matters has been included in the 
documents which accompany the Application. This Statement should be read alongside these 
documents, which are listed in Schedule 1.  

1.10 In relation to the compulsory acquisition powers sought as part of the Application, this Statement 
should be considered together with the following documents: 

1.10.1 Document 4.2, which contains an explanation of how the proposals contained in the 
Order for compulsory acquisition will be funded (the Funding Statement); 

1.10.2 The plans showing the land which would be acquired, (the Land Plans) (Document 
2.2); and 

1.10.3 The suite of books of reference scheduling all owners, lessees, tenants and occupiers, 
those with other interests in the land and those entitled to make relevant claims (the 
Book of Reference) (Document 4.3). 

Structure of the Statement  

1.11 The following sections of this Statement reflect Annex 2 of the Guidance and include: 

 A summary of the Applicant’s purpose in seeking to acquire the Order Land for the 
Project (section 2)  

 A summary of the main elements of the two NSIPs comprising the Project, and the 
associated development (section 3) 

 A description of the Order Land (section 4) 
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 Details of the relevant policy in support of the Application (section 5)  

 The Applicant’s justification for compulsory acquisition, by reference to the Guidance and 
the requirements of Article 1 of the First Protocol to the European Convention on Human 
Rights and Article 8 (sections 6, 7 and 9) 

 Any special considerations affecting the land to be compulsorily acquired (section 8) 

 Other powers of compulsory acquisition being sought under the Order (section 10) and 
other consents (i.e. in addition to the Order) that would need to be obtained to implement 
the proposals for the use and development of the Project (section 11) 

 Any other information of interest to someone affected by the Order (section 13).  
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2. SUMMARY 

2.1 The Applicant is planning to develop the Project within the Order Land.   

2.2 The Order Land benefits from strategic connectivity to key transport infrastructure – namely the 
West Coast Mainline, the Northampton Loop Line, the A43 and the M1. The Project would 
connect into the West Coast Mainline and the Northampton Loop Line, as well as into the A43 
trunk road within approximately 1.9 km of the M1 motorway; it would also bring associated 
improvements to Junction 15a of the M1, as well as other highway improvements in the 
surrounding area all of which are included in the Application. 

2.3 An application has also been made for a DCO for a potential neighbouring development; 
Northampton Gateway Rail Freight Interchange. Though the two proposed developments are 
both independent and separate, some elements of necessary mitigation relating to highway 
improvement and footpath diversion overlap to an extent that should both projects proceed, these 
associated works would interact. Therefore the Applicant's DCO application seeks flexibility to 
construct the Project either independently or concurrently with Northampton Gateway Rail Freight 
Interchange and a decision on the final solutions for these potentially interacting elements of the 
Project would be made following consent, during the final design stage of the Project. 

2.4 The Project directly responds to the Government’s aim of moving more freight on rail in line with 
the National Policy Statement for National Networks (NPSNN). This policy states that there is a 
compelling need for new rail and road infrastructure including the development of SRFIs in the 
UK. The proposed development would make a significant contribution towards the achievement 
of the Government’s vision.  

2.5 All of the Order Land, shown on the Land Plans and described in the Book of Reference, is 
required either for the purposes of the Project, to facilitate the same, or for purposes incidental 
thereto. In order to deliver the Project, the Applicant is seeking the acquisition of a combination of 
freehold ownership, permanent rights (such as rights of access) and temporary rights during 
construction.  

2.6 The Applicant has acquired necessary rights and freehold interests (both outright and by option) 
in much of the Order Land and will continue to seek to do so to secure the interests in land 
required for the Project by agreement where possible on appropriate commercial terms. Seeking 
compulsory acquisition powers whilst, in parallel, negotiations to acquire interests continue, is in 
accordance with both general practice and paragraph 26 of the CPO Guidance. Land included in 
the Order has been scheduled in the Book of Reference even where agreement has been 
reached. There are also areas of publicly maintained highway over which any alterations are 
anticipated to be carried out under licence from the relevant highway authority, and these have 
also been scheduled in the Book of Reference. This is to ensure that, if any minor interests such 
as easements, rights of way, restrictive covenants or similar interests are discovered that have 
not previously been negotiated away, powers are available to override those interests. It also 
reflects that minor interests may still be outstanding and not waived and therefore have to be 
extinguished or overridden by the available statutory process. In such circumstances a relevant 
claim may be made and accordingly scheduling these interests in land is necessary.   

2.7 The Applicant’s purpose in acquiring the Order Land compulsorily, if required, in accordance with 
the provisions of the 2008 Act, is to secure the lands and rights required to construct and then 
operate and maintain the Project within a reasonable commercial timeframe. 

2.8 Compulsory acquisition powers granted by the Order would be restricted in their operation to the 
Applicant and their associated companies unless an assignment of those powers were to be 
approved by the Secretary of State, except in the circumstance where Ashfield Land transfers all 
of its interest to Gazeley GLP Northampton, for which the Secretary of State's approval would not 
be required. 

2.9 The Applicant considers that a compelling case in the public interest for powers of compulsory 
acquisition exists. This is set out further in section 7 of this Statement. 
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3. THE APPLICATION  

3.1 The Project comprises two types of development that are deemed to be nationally significant 
pursuant to the 2008 Act and therefore the Application seeks development consent for: 

3.1.1 A Strategic Rail Freight Interchange at the SRFI Site (NSIP 1), which meets the 
conditions set out in section 26 of the 2008 Act; and 

3.1.2 Highway related development at Junction 15a of the M1 (NSIP 2), which meets the 
tests set out in section 22 of the 2008 Act. 

3.2 Despite the identification of these separate NSIPs, for the purposes of the application 
documentation and environmental impact assessment, the Project has been treated as a single 
scheme since all both NSIPs are inextricably linked and each will not proceed without the other. 
Where a scheme involves development which meets the criteria for more than one type of NSIP 
then such a scheme can be pursued in a single application for a DCO.  

NSIP 1 

3.3 NSIP 1 comprises the construction, maintenance and operation of the SRFI Site (more 
particularly defined in Schedule 1, Part 1 of the Order and Chapter 5 of the Environmental 
Statement (Document 6.1)), which consists of: 

3.3.1 A new railway line from the rail freight terminal to connect with the existing 

Northampton Loop railway line and associated railway control centre; 

3.3.2 A rail freight terminal and rail tracks;  

3.3.3 An express freight dock platform and a new railway line to connect with the existing 

West Coast Main Line; 

3.3.4 A train maintenance depot and refuelling facility; 

3.3.5 Up to 702,097 sqm (GEA) of rail connected and rail served warehousing (including 
ancillary offices) and ancillary service buildings; 

3.3.6 The construction of an access road and main spine road from the A43 into the SRFI 
Site; and 

3.3.7 On-site infrastructure including— 

(a) a bus interchange;  

(b) principal onsite private access roads; 

(c) roundabout junctions; 

(d) footways; and 

(e) permissive cycle tracks. 

3.3.8 On site footways and public bridleways.  

3.4 The works above will be undertaken in a number of phases The principal first phase will involve 
the construction of the rail freight terminal and rail tracks, an intermodal plateau, a new railway 
line between the rail freight terminal and express freight dock platform to connect to the West 
Coast Main Line and onsite infrastructure. Subsequent to this, rail served warehousing will be 
delivered through the life of the Project, in line with commercial demand and to the specification 
of tenants and purchasers. Certain footways, public bridleways and landscaping may be altered 
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to connect into similar elements of the Northampton Loop Line in the event that the Northampton 
Gateway Development Consent Order is granted.   

NSIP 2 

3.5 NSIP 2 is the carrying out of interchange works at Junction 15a of the M1 (more particularly 
defined in Schedule 1, Part 2 of the Order and Chapter 5 of the Environmental Statement 
(Document 6.1)) including: 

3.5.1 predevelopment works to facilitate widening and reconfiguration; 

3.5.2 widening and signalisation of the northern roundabout on the A5123 to the North of the 
M1 carriageway including widening of the northbound A43 approach; 

3.5.3 removal of the existing roundabout on the existing A43 and reconfiguration of the 
accessway to land to the East; 

3.5.4 widening of the A5123 approach and the M1 southbound off-slip approach; 

3.5.5 construction of a signalised junction, two lane free flow slip road on the A43 
southbound and widening of the A43 northbound on the approach to the southern 
junction; 

3.5.6 construction of a new bridge over the Grand Union Canal to the south of the M1 and 
linking it to the A43 including construction of a new signalised junction; 

3.5.7 temporary alteration and diversion of existing public footpath number LA13 

3.5.8 provision of landscaping and habitat creation; 

3.5.9 construction of new retaining walls; and 

3.5.10 construction of surface water attenuation basins.  

3.6 NSIP 2 will be delivered as part of a highways improvement package which is being proposed to 
mitigate the potential impact to the local road network.  

3.7 In order to minimise potential disruption the delivery of the highways improvement works are 
proposed to be coordinated with those being undertaken by the neighbouring SRFI scheme 
should consent be approved for both. Where these works interact, the Applicant proposes that 
coordination is agreed with the Northamptonshire County Council as Highways Authority and 
Highways England in advance of construction of that part of the Project comprised in NSIP 2. 

Associated development  

3.8 Pursuant to section 115 of the 2008 Act, development consent can be granted for an NSIP and 
associated development. The Secretary of State for Communities and Local Government (as 
was) issued guidance on associated development

1
 (the AD Guidance) which sets out its defining 

characteristics and illustrates the types of development that may qualify. Associated development 
must not be an aim in itself. In most cases, it is of a type normally brought forward with the 
primary development

2
 and must be subordinate to, and necessary for, the effective operation of 

the NSIP, and may include measures necessary to mitigate the effects of the primary 
development. It should be of a proportionate scale to the primary development. Examples given 
in the AD Guidance include development undertaken for the purposes of addressing impacts and 

                                                      

1
  Planning Act 2008: associated development applications for major infrastructure projects (Published by Department for 

Communities and Local Government, April 2013) 

2
  AD Guidance para. 5 
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access arrangements (formation of new or improved vehicular or pedestrian access and public 
transport infrastructure and services)

3
. 

3.9 Associated development for the Project (which is more particularly defined in Schedule 1, Part 3 
of the Order and Chapter 5 of the Environmental Statement (Document 6.1)) within the meaning 
of section 115 of the 2008 Act consists of: 

3.9.1 A lorry park including welfare facilities; 

3.9.2 Landscaping and habitat creation; 

3.9.3 Alterations to the A43 access; 

3.9.4 An underpass; 

3.9.5 A primary substation; and 

3.9.6 Other highway improvement works 

3.10 The AD Guidance also clarifies that a degree of overcapacity in infrastructure may be applied for 
as associated development. This clarification indicates that the Applicant may treat some of the 
proposed highways works that do not comprise NSIP 2 as associated development even if the 
potential capacity requirement is based upon the cumulative impact of additional SRFI schemes 
being taken forward locally. 

3.11 As with NSIP2, in order to minimise potential disruption, the delivery of the highways 
improvement works are proposed to be coordinated with those being undertaken by the 
neighbouring SRFI scheme should consent be approved for both. Where these works interact, 
the Applicant proposes that coordination is agreed with the Highways Authority and Highways 
England in advance of construction of that part of the Project. 

3.12 A more detailed description of the works in relation to the Project is provided in the Environmental 
Statement (Document 6.1). 

 

  

                                                      

3
  AD Guidance Annex A 
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4. DESCRIPTION OF THE ORDER LAND  

4.1 The Order Land represents the land and interests required for infrastructure for the Project. It 
comprises approximately 368 Ha of land in total with a significant majority being located at the 
SRFI Site (293 Ha).   

Key Components 

4.2 The key components of the Project are set out in chapter 3, but for land referencing purposes, 
the Order Land has been split into 13 different parts and each part has its own Land Plans and 
Book of Reference. The reference used to identify the plots in each part tallies with the relevant 
Work No. as far as possible and is shown in brackets in bold below (for example (MS)):  

The SRFI Site (W1-9, W11, W12A, W12B, W14, W15 and W16) 

4.2.1 The SRFI Site is located between Milton Malsor and Blisworth, approximately 20km 
northwest of Milton Keynes and approximately 6km south of Northampton. The site is 
bound to the east by the Northampton Loop Line and to the south by the West Coast 
Main Line and the A43 passes through the site to the west.   

4.2.2 The SRFI Site comprises NSIP 1 (Work Nos. 1 to 9) and the following associated 
development: the lorry park (Work No.11), landscaping (Work Nos.12A and 12B), the 
A43 access works (Work No.14), an underpass (Work No.15) and an electricity sub-
station (Work No.16). 

Junction 15a (W10) 

4.2.3 The land required for NSIP 2 (Work No.10) and additional landscaping and habitat 
creation (Work No.13) at Junction 15a of the M1 consists of approximately 49 Ha of 
land comprising primarily existing highway and adjacent verges and associated land. 

Minor highway works  

4.2.4 Work No.17: Northampton Road/Towcester Road foot/cycleway (reference W17A)  

4.2.5 Work No.17: Collingtree Road/ Barn Lane footway (W17B) 

4.2.6 Work No. 18: A43 (south)/ Saint Johns Road (west) /A43 (north)/ Saint Johns Road 
(east) (W18) 

4.2.7 Work No. 19: A43 South/Northampton Road/A43 North (W19) 

4.2.8 Work No. 20: A43 and Tove Roundabout, Towcester Bypass (southwest)/ Towcester 
Road/ A5, (north)/ A43, (northeast)/ A5, Watling Street (southeast) (W20) 

4.2.9 Work No. 21: Abthorpe Road and Abthorpe roundabout/ A43, Towcester Bypass 
(north)/ Brackley Road/ A43, Towcester Bypass (south) (W21) 

4.2.10 Work No. 22: A5076, Upton Way (south)/ Telford Way/ A5076, Upton Way (north)/ 
Water Tull Way/ Duston Mill Lane (W22) 

4.2.11 Work No. 23: A5076, Upton Way (south)/ High Street/ A5076, Upton Way (north)/ 
Duston Mill (W23) 

4.2.12 Work No. 24: A5076/A5123/Upton Way roundabout (Pineham Park) (Danes Camp 
Way) (W24) 

4.2.13 Work No. 25: A5076 (west)/Hunsbury Hill Avenue/ Hunsbarrow Road/ A5076, Danes 
Camp Way/ Hunsbury Hill Road (W25) 



 

11 
 

4.2.14 Work No. 26: Towcester Road/A5076, Danes Camp Way/ A5123, Towcester Road/ 
Mere Way/ Tesco Access (W26) 

4.3 The majority of the sites for minor highway works require works primarily within the existing 
highway boundary, and in some cases require only minor highway works such as alterations to 
existing highway signage and highway markings, with no additional land take. However the parts 
covering W10, W20, W21 and W24 each require some additional land outside the existing 
highway boundary for carriageway widening.   

4.4 A programme of street and highway works including the temporary and permanent stopping up, 
diversion, and replacement of highways, public footpaths and private accesses is proposed to 
manage the impact of the Project on users of the highway and is set out in Articles 11-22 and 
Schedules 3 to 10 of the draft Order. 

4.5 A more full description of each Work is set out in Section 7 of this Statement of Reasons. 

Ownership of the Order Land 

4.6 The Book of Reference identifies those persons with an interest in the Order Land. Land is held 
by a number of individuals, corporations, companies and other legal entities. For all plots, the 
Applicant has sought to obtain details of the relevant interests in land through diligent enquiry and 
served notices under section 42 of the Planning Act 2008 on owners, lessees, tenants and 
occupiers as well as those beneficiaries of rights over land it has identified. 

4.7 Where the owner of interests in land or beneficiary of rights has not yet been ascertained after 
diligent enquiry, the Applicant will continue to seek details of the relevant party and will post site 
notices asking for details of the additional beneficiaries. 

4.8 All known principal owners of the Order Land have been approached and engaged in dialogue to 
ascertain if they would be willing to reach agreement with the Applicant for the acquisition of their 
land for the construction, maintenance and operation of the SRFI or in relation to the highway 
works at Junction 15a and other intersections where the land is not owned by the relevant 
highway authority. 

4.9 The Applicant has secured by agreement interests or rights over the vast majority of the land 
required for the SRFI Site and highway works where relevant. Nonetheless, compulsory powers 
of acquisition are sought over the full extent of the order limits due to the number of third party 
and unknown interests therein

4
. 

Parties outside the Order Land 

4.10 For certain properties that are close to, but outside the Order Land, the Applicant has introduced 
a discretionary scheme of Property Bonds. The Statutory Compensation Code that applies when 
property interests are compulsorily acquired does not provide a route to compensation for owners 
of properties outside the red-line boundary, other than in limited circumstances relating to 
physical factors during the operational phase or where they have rights interfered with during 
construction.  

4.11 In recognition of this, and in response to feedback during consultation, the Property Bonds 
scheme will, in appropriate circumstances, compensate owners for diminution in property values 
resulting from the Project caused by a wider set of factors than those that would otherwise be 
available under the Statutory Compensation Code. 

4.12 To be eligible to qualify for a Property Bond, owners must have, among other factors, owned a 
freehold interest since 1 January 2015. This is to ensure that only those property owners who 

                                                      

4
 See Part 3 of the Book of Reference. 
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had acquired their property prior to being aware of the Project would be entitled to be 
compensated due to the potential effect of the scheme. 

5. POLICY SUPPORT FOR THE PROJECT  

5.1 The Project forms a key part of meeting the Government’s strategy for National Networks as 
outlined in its National Policy Statement

5
. The NPSNN was designated in accordance with 

Section 5(4) of the PA 2008 (as amended) on 14 January 2015.  

5.2 The NPSNN is the principal source of policy guidance for the Project and will form the primary 
basis for decision-making by the Secretary of State. The Application will therefore be determined 
in accordance with the policy framework provided in the NPSNN, taking into account relevant 
representations made. 

5.3 The NPSNN establishes that there is a ‘compelling need’ to improve the road and rail networks in 
England to support economic growth and regeneration, particularly in the most disadvantaged 
areas. In specific relation to SRFI, the NPSNN makes clear that there is a need for an expanded 
network of SRFI across the regions, but accepts that the number of suitable locations for SRFI 
will be limited due to specific locational requirements. The NPSNN promotes an increase in SRFI 
capacity at a wide range of locations to ensure flexibility and to meet with the changing demands 
of the market. 

5.4 The Government's policy context for the development of nationally significant rail and road 
projects in the main reflects the policy contained within the National Planning Policy Framework 
(NPPF) – March 2012 and revised NPPF published in July 2018, whilst also drawing upon the 
guidance that is set out in a number of transport related publications, including “Investing in 
Britain’s Future”, “Strategic Road Network and the delivery of sustainable development” 
(Department for Transport Circular 02/2013) and “Safety and Transport for Everyone: an action 
plan to improve accessibility for all”. 

5.5 The Government's policy also identifies that without improving the road network, including its 
performance, it will be difficult to support further economic development, employment and 
housing and this will impede economic growth and reduce people's quality of life. The 
Government therefore promotes enhancements to the existing national road network of the type 
included in the Project as associated development. Such promoted enhancements include 
junction improvements, new slip roads and upgraded technology to address congestion and 
improve performance and resilience at junctions, which are a major source of congestion. 

5.6 The NPSNN clearly acknowledges the impact the logistics sector plays in the movement of 
freight around noting that the vast majority of freight is transported by road. However, it also 
recognises the growing importance of rail freight playing in logistics and becoming an important 
driver in economic growth, It notes that need for SRFI’s is driven by a combination of: 

 The changing needs of logistics industry 

 Rail freight growth 

 Environmental factors, primarily reducing carbon emissions and removing freight from 

the UK’s roads 

 Economic benefits, including job growth 

5.7 The Government’s vision is to achieve a low carbon sustainable transport system that is an 
engine for economic growth that is safer and improves quality of life in our communities. The 

                                                      

5
 National Policy statement for National Networks – December 2014 
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transfer of freight from road to rail has an important part to play in a low carbon economy and 
therefore helping address climate change.   

5.8 In order to achieve the transfer of freight from road to rail, a network of SRFI’s is needed across 
the regions. The alternative options to address the drivers of need set out in the NPSNN at Table 
4 are considered to be neither viable nor desirable. There is considered to be a compelling need 
for an expanded network of SRFIs. 

5.9 Capacity for SRFIs also needs to be provided at a wide range of locations, to provide flexibility
6
 

but given the locational requirements of SRFIs the number of locations suitable will be limited, 
which restricts the scope to identify viable alternative sites. 

5.10 The NPSNN recognises that SRFIs need to be located alongside major rail routes, close to major 
trunk roads and close to the urban areas that consume the goods being moved.  

5.11 It is clear that National Policy establishes the need for a network of SRFIs across the country in 
locations that have access to road and rail infrastructure and the markets they are intended to 
serve. This means that different regional geographies need to be supplied and there is no policy 
based restriction on the number of SRFIs required. 

5.12 The Project directly responds to the compelling need for and expanded network of SRFI and for 
improved road and rail networks as identified in the NPSNN. The Project would make a 
significant contribution towards achieving the Government's vision.  

5.13 Further analysis of planning policy in support of the Project is contained in the Planning 
Statement (Document 7.1). 

 

  

                                                      

6
 Paragraph 2.58 of the NPS 
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6. COMPULSORY ACQUISITION POWERS AND GUIDANCE  

6.1 Section 120 of the 2008 Act prescribes those matters that may be provided for in an order 
granting development consent. Sections 120(3) and 120(4) provide that an Order may make 
provision relating to, or to matters ancillary to, the development for which consent is granted. The 
matters in respect of which provision may be made include (but are not expressly limited to) the 
matters listed in Schedule 5 to the 2008 Act, for example:  

6.1.1 The acquisition of land, compulsorily or by agreement; 

6.1.2 The creation, suspension or extinguishment of, or interference with, interests in or 
rights over land (including rights of navigation over water), compulsorily or by 
agreement; and 

6.1.3 The payment of compensation.   

6.2 Section 122 of the 2008 Act provides that an order granting development consent may include 
provision authorising compulsory acquisition of land (which may include rights in land), only if the 
decision maker in respect of the Application is satisfied that: 

(a) The land is required for the development; 

(b) The land is required to facilitate or is incidental to the development; or 

(c) The land is replacement land for commons, open spaces, etc (section 122(2)). 

6.3 Section 122(3) states it is also necessary for the decision-maker to be satisfied that there is a 
compelling case in the public interest for the inclusion of powers of compulsory acquisition in the 
Order.   

6.4 The Guidance makes it clear in respect of the section 122(2) condition that the decision maker 
must be in no doubt as to the purposes for which any land is to be compulsorily acquired. The 
Guidance requires:  

(1)  In the case of land required for a project to which the development consent relates, that 
the promoter must be able to demonstrate that the land is needed and the decision 
maker must be satisfied that the land to be acquired is no more than is reasonably 
required for the purposes of the development; and  

(2) In the case of land required to facilitate or land incidental to the proposed development, 
that the land to be taken should be no more than is reasonably necessary for the 
facilitating or incidental purpose and must be proportionate. 

6.5 For the section 122(3) condition the decision maker must be satisfied that there is a compelling 
case in the public interest for the land to be acquired compulsorily. The public benefits derived 
from the compulsory acquisition must outweigh the private loss that would be suffered by those 
whose land is proposed to be acquired.  

6.6 The Applicant submits that this Statement, and the documents provided with the Application, 
show that the Applicant (as promoter) has a clear need for the powers of compulsory acquisition 
it seeks and has a clear purpose in its proposed acquisition powers. The Works Plans (Document 
2.4) and description of the authorised development in the Order demonstrate that the Applicant 
has a clear idea of what the Order Land is required for and that the acquisitions proposed are 
required for the Project to be constructed and used for the purpose of: expanding the UK's SRFI 
capacity, and improving the road and rail network. That the Project is in the public interest is 
demonstrated by the level of national policy support described in Section 5. Detail as to the 
nature of the rights that are sought by the Applicant are included in Part 5 of the Draft Order 
(Document 3.1). 

6.7 The Applicant has conducted searches and enquiries with the Land Registry in respect of 
ownership of land, franchises and rights; conducted numerous site visits; made enquiries of 
agents, surveyors and solicitors acting for those owners known to the Applicant; completed 
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searches with the local and highways authorities; and met with the landowners and occupiers in 
the process of negotiation and through public consultation. In respect of companies in the Book 
of Reference, the Applicant has regularly searched for registered details at Companies House up 
to the date of finalising the Book of Reference for the Application. The Applicant has benefited 
from direct contact with solicitors and surveyors acting on behalf of the owners of land within the 
Order Limits. 

6.8 There are however a number of plots identified in the Book of Reference where it has not been 
possible to identify ownership. The statement "Unknown" is given in the Book of Reference when 
diligent enquiry has been exhausted and it has still not been possible to provide details.   

6.9 The Guidance sets out six general considerations that the promoter must demonstrate to the 
satisfaction of the decision maker: 

6.9.1 All reasonable alternatives to compulsory acquisition (including modifications to the 
Project) have been explored; 

6.9.2 The proposed interference with the rights of those with an interest in the land is for a 
legitimate purpose and is necessary and proportionate;  

6.9.3 The promoter has a clear idea of how it intends to use the land which it is proposing to 
acquire; 

6.9.4 There is a reasonable prospect of the requisite funds becoming available; 

6.9.5 The compulsory purchase of land meets the two conditions in section 122 of the 2008 
Act and is therefore justified in the public interest at that time; 

6.9.6 The purposes for which an order authorises the compulsory acquisition of land are 
legitimate and sufficiently justify interfering with the human rights of those with an 
interest in the land affected. 

6.10 Chapter 7 addresses each of the considerations above and demonstrates how each one has 
been taken into account.  
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7. JUSTIFICATION FOR THE USE OF POWERS OF COMPULSORY ACQUISITION  

7.1 This section sets out below the factors that the Applicant seeks to rely on to demonstrate that the 
conditions in section 122 of the 2008 Act and the Guidance are satisfied. It also explains the 
purpose for acquisition of the relevant plots. 

Requirement for the Order Land (sections 122(2) and 122(3)) 

7.2 All of the Order Land, shown on the Land Plans and described in the Book of Reference, is 
required either for the purposes of the Project, or to facilitate the same, or for purposes incidental 
thereto. The Applicant has secured interests by agreement for a significant proportion of the land 
required for development. Compulsory powers of acquisition are sought over all of this land 
however due to a number of third party and unknown interests affecting them

7
. 

7.3 The Applicant has followed general CPO guidance in seeking to acquire interests by agreement 
before seeking powers of compulsory acquisition. The Applicant is committed to seeking to 
acquire all interests in the Order Land necessary for the delivery of the development through 
private agreement with landowners and continues to negotiate with landowners to achieve that 
objective. Powers of compulsory acquisition are, however, sought to ensure that the remaining 
interests can be acquired in the event that negotiations with any or all of the remaining land 
owners are unsuccessful. In any event, powers of compulsory acquisition will still be required (as 
noted at paragraph 7.2 above) due to the number of unknown interests in the Order Land. 

7.4 The Applicant is seeking the acquisition of a combination of freehold ownership, permanent rights 
(such as rights of access, repair and maintenance) and temporary rights.  

7.5 The nature of the land interests required for the Project are as follows: 

Freehold title 

7.5.1 The Applicant seeks to acquire freehold title where permanent control of the land is 
required or the interference with the interests of the existing owners is such that 
acquisition of a lesser interest in land would not be appropriate. This applies to all land 
required for the SRFI Site (Plots MS_1 to MS_107), landscaping areas, and the 
majority of the land required for the highway works. 

7.5.2 Whilst most land in the Book of Reference is sought for freehold acquisition, Article 28 
of the draft Order operates to allow the compulsory acquisition of new rights instead, 
where detailed design work or developments on the land permit lesser interests to be 
taken. 

7.5.3 With regard to the great majority of the highway works, freehold compulsory 
acquisition is sought to ensure any interests other than those of the relevant highway 
authorities (including the interests of apparatus owners), which might otherwise 
interfere with the delivery of the highway works and their subsequent dedication may 
be dealt with compulsorily if necessary. In every case, the interests of the relevant 
highway authority have been excluded.  

7.5.4 Plots W10/46, MS_26 MS_27 and MS_28 include new bridge structures to support 
new or widened highway carriageway, which will sit above existing Canal & River Trust 
land. The Applicant proposes to acquire freehold at and above the height of the new 
bridges to accommodate the permanent structures, and to acquire a permanent new, 
non-exclusive right over the land below for inspection and maintenance. These plots 
are scheduled in the Book of Reference for freehold acquisition at all heights to allow 
detailed design work to be taken into account.   

                                                      

7
 See part 3 of the Book of Reference (Document 4.3) 
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Creation of new rights 

7.5.5 There are limited plots where new rights of access and to carry out alterations to 
highway signage and markings are required to carry out works on the existing 
highway, but freehold acquisition is not necessary. Some of these require minor works 
to highway land on bridge structures that run above land of which temporary 
possession is required. 

7.5.6 The draft Order is drafted to allow temporary possession to be taken of land scheduled 
for the acquisition of new rights prior to those new rights being permanently acquired 
through the notice to treat or general vesting declaration procedures.  

Temporary possession 

7.5.7 Powers of temporary possession of land are sought in land where activities will only be 
carried out during construction, or where construction plant, equipment and other 
apparatus will need to be laid down but there will be no permanent development. The 
Order permits the Applicant to take possession of this land temporarily, without the 
requirement to exercise permanent powers of compulsory acquisition.   

7.5.8 Schedule 11 of the draft Order lists all the plots for which temporary possession is 
required.   

7.6 The draft Order only permits the Applicant to exercise powers of compulsory acquisition in 
respect of land and interests sought to support the delivery of the Project, comprising NSIP 1 and 
NSIP 2 and the associated highway works. 

7.7 Description of the works, plots and general justification for extent of Order lands 

7.8 The land for NSIP1 (being the SRFI) comprises Work Nos. 1 to 9, 11 and 12A to 16.  The 
Applicant is seeking the freehold acquisition of all plots within the main site, but has already 
secured approximately 84% of the land required for the Main Site by agreement, of which 24% is 
owned outright by the Applicant and 60% is under option.  Outside the SRFI Site, approximately 
92 acres of land is still to be acquired.  

7.8.1 Work Nos.1 to 3 comprise the construction of a new railway lines from the rail freight 
terminal in order to connect with the existing Northampton Loop railway line, a rail 
freight terminal and rail tracks and an express freight dock platform and a new railway 
line to connect with the existing West Coast Main Line railway line. These works are 
situated along the two railway lines, West Coast Main Line and Northampton Loop 
Line, along the southern and eastern boundaries of the site and are the main elements 
of the Project which facilitate the rail freight interchange.  

7.8.2 Work No.4 comprises the construction of a train maintenance depot and refuelling 
facility which is located at the south eastern tip of the site close to the point at which 
the two existing railway lines merge.  

7.8.3 Works No. 5 and No. 6 comprise the construction of rail connected warehousing 
(including ancillary offices), buildings and an education and training facility. This 
warehousing is situated next to the express freight dock platform; and (Work No. 6) rail 
served warehousing (including ancillary offices) and buildings.  These Works overlap 
and include a number of the same plots.   

7.8.4 These warehouses are located throughout the rest of the site and are served by Work 
No.7, the main spine road and new access at the A43, which connects the 
warehousing to both road and rail. 

7.8.5 Work No.8 comprises the construction of a bus interchange on Northampton Road to 
promote travel by bus for users of the site as well as other on-site infrastructure, 
including roads, footways and cycle tracks in and around Northampton Road.   
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7.8.6 Work No.9 comprises the construction of footways, public bridleways and landscaping 
to the east of the Northampton Loop Line including railway overbridges to cross the 
Northampton Loop Line if necessary. 

7.8.7 Work No.11 comprises a lorry park which will contain driver welfare facilities. This will 
allow lorries to park and drivers to rest when delivering or picking up freight for 
transport by road to or from the warehousing. This is located to the west of the site 
near to the A43. 

7.8.8 Work Nos.12A and 12B comprise the provision of landscaping around the boundary 
edges of the main site which includes earthworks and soft landscaping to screen the 
development. Work No. 12B comprises the part of this Work to the east of the 
Northampton Loop Line. This Work will need to be controlled by the Applicant long-
term and is accordingly sought for freehold acquisition. 

7.8.9 Work No.14 comprises alterations to the A43 which are required to create a suitable 
access to the main site from the A43. 

7.8.10 Work No.15 comprises the creation of an underpass under the Northampton Road to 
allow the new spine road to run underneath the existing highway and new pedestrian 
and cycle access points from Northampton Road into the main site to promote 
connectivity for sustainable transport options. 

7.8.11 Work No.16 comprises the provision of a Primary Electricity Substation to serve the 
needs of the main site. 

7.9 Work No. 10 comprises the location of the alterations to Junction 15a of the M1 including the 
widening and signalisation of carriageways, provision of new slipways, construction of a bridge 
over the Grand Union Canal and landscaping works. Most of the land is existing adopted 
highway. There are however seven plots that are not part of the publicly maintained highway and 
are in third party ownership. Out of the 7 plots, 2 are required temporarily and 5 plots are required 
permanently. 

7.10 Work No. 13 comprises land required for ecological mitigation in the form of habitat creation, 
replanting, and the renovation of agricultural buildings and the provision of bat houses. The 
majority of this land is owned by one landowner. The applicant is in negotiations with the 
landowner to purchase the land. 

7.11 Works Nos. 17 – 26 comprise alterations required to various highway intersections. These works 
have been deemed necessary to mitigate the increased traffic generated by the Project following 
detailed traffic analysis. Some of the works packages require the temporary or permanent 
acquisition of third party land, and some of the works packages are to be carried out entirely on 
existing adopted highway. These Works have been split out accordingly below: 

Highway  works packages outside the SRFI Site that require some third party land 

7.11.1 Work No. 17 is located along Northampton Road/Towcester Road and Collingtree 
Road/ Barn Lane. This set of works connects with the main site and comprises the 
construction of a footway, cycleway and associated signage and highway markings in 
two locations (Northampton Road/Towcester Road and Collingtree Road/ Barn Lane 
respectively).   

7.11.2 Work No. 20 is located to the south of the main site at the A43 and Tove Roundabout 
comprising carriageway widening (including but not limited to the circulatory 
carriageway, reconfiguration of carriageway markings and the construction of retaining 
structures). Two plots of agricultural land in third party ownership (W20_2 and W20_3) 
are required permanently to extend the adopted highway. 

7.11.3 Work No, 21 is located to the south of the main site at the Abthorpe Road and 
Abthorpe roundabout comprising reconfiguration of signalisation, carriageway 



 

19 
 

widening, reconfiguration of carriageway markings and the construction of retaining 
structures. One plot of agricultural land in third party ownership (W21_2) is required 
permanently to extend the adopted highway. 

7.11.4 Work No. 24 is located to the north of the main site at the A5076/A5123/Upton Way 
roundabout (Pineham Park) (Danes Camp Way) and comprises of carriageway 
widening, provision of additional lanes and reconfiguration of road markings. Rights 
are required to place road markings on the A5076 which passes over the canal on a 
bridge. However permanent freehold acquisition of the land is not necessary. 

Works packages carried out solely on existing adopted highway  

7.11.5 Work No. 18 is located to the south of the main site at the A43 (south)/ Saint Johns 
Road (west) /A43 (north)/ Saint Johns Road (east) junction and comprises the 
provision of additional signage and carriageway resurfacing. 

7.11.6 Work No. 19 is located to the south of the main site at the A43 South/Northampton 
Road/A43 North junction and comprises the provision of additional signage. 

7.11.7 Work No. 22 is located to the north of the main site at the A5076, Upton Way (south)/ 
Telford Way/ A5076, Upton Way (north)/ Water Tull Way/ Duston Mill Lane junction 
and comprises carriageway widening provision of additional lanes and reconfiguration 
of road markings. 

7.11.8 Work No. 23 is located to the north of the main site at the A5076, Upton Way (south)/ 
High Street/ A5076, Upton Way (north)/ Duston Mill junction and comprises of 
carriageway widening, provision of additional lanes and reconfiguration of road 
markings. 

7.11.9 Work No. 25 is located to the north of the main site at the A5076 (west)/Hunsbury Hill 
Avenue/ Hunsbarrow Road/ A5076, Danes Camp Way/ Hunsbury Hill Road junction 
and comprises of partial signalisation of roundabout junction, carriageway widening, 
the provision of additional lanes and reconfiguration of road markings. 

7.11.10 Work No. 26 is located to the north of the main site at the Towcester Road/A5076, 
Danes Camp Way/ A5123, Towcester Road/ Mere Way/ Tesco Access junction and 
comprises of the provision of additional traffic signal control, carriageway widening, 
additional lanes, extension of the right turn lane on Mere Way approach and 
reconfiguration of road markings. 

7.12 A summary table setting out the parcels of land proposed to be subject to power of compulsory 
acquisition and the respective purposes for which the land rights are required are set out in the 
table below. More detail on the purpose for which land/rights may be acquired can be found in 
Part 1 of Schedule 1 of the draft Order which describes the Works in detail. 

Number of land parcel on Land Plan Purpose for which land/right may be 
acquired 

MS 93, 97, 99, 100, 104, 107 Construction of a new railway line from a rail 
freight terminal in order to connect to the 
existing Northampton Loop railway line (Works 
No. 1) 

 

MS_80, 81, 82, 83, 88, 89, 91, 92, 98, 99, 
104, 105, 106 

Construction of a rail freight terminal and 
intermodal facility to connect with newly 
constructed railway line (Work No. 2) 

MS_ 39, 40, 41, 42, 43, 44, 73, 75, 76, 77, 78, Construction of an express freight cross dock 
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Number of land parcel on Land Plan Purpose for which land/right may be 
acquired 

79, 80, 82, 84, 85, 86 and 87 platform and a new railway line to connect with 
the existing West Coast Mail Line railway line 
(Work No. 3). 

MS_71, 80, 81, 90, 91, 92 and 93 Construction of a train maintenance depot 
including a refuelling facility, service yard, 
administrative buildings and associated car 
parking (Work No.4). 

Work 5: 

MS_44, 65, 67, 68, 69, 70, 71a, 72, 71, 80, 
81, 91, 98 and 99 

Work 6: 

MS_12, 14, 16, 29, 31, 32, 33, 34, 35, 36, 37, 
44, 45, 46, 47, 48, 57, 59, 60, 65, 66, 67 and 
99 

Construction or rail connected or served 
warehousing including necessary earthworks, 
ancillary buildings, service yards, refuelling 
facility and car parking, electricity sub-stations, 
education and training facilities, demolition of 
existing structures, and accessways (Work No.s 
5 and 6) 

MS_12, 14, 15, 32, 34, 37, 44, 46, 48 and 67 Construction of an access road and spine road 
for the SRFI from the A43 including a 
roundabout junction, new bridges and retaining 
walls, surface water attenuation basins, 
footpaths and cycleways (Works No. 7) 

MS_37, 49, 50, 51, 52, 53, 54, 55 and 56 The provision of necessary on-site 
infrastructure on the SRFI Site including roads, 
footways, cycle tracks and construction of a bus 
interchange (Works No. 8) 

MS_94, 95, 96, 101, 102, 103 Construction of footways, public bridleways and 
landscaping to the east of the Northampton 
Loop Line including the construction of railway 
overbridges to cross the Northampton Loop 
Line (Work No. 9) 

W10_1, 2, 3, 4, 5, 6, 7, 8, 9, 10, 11, 12, 13, 
14, 15, 16, 17, 18, 19, 20, 21, 22, 23, 24, 25, 
26, 27, 28, 29, 30, 31, 32, 33, 34, 35, 36, 37, 
38, 39, 40, 41, 42, 43, 44, 45, 46, 47, 48, 49, 
50, 51, 52, 53, 54, 55, 55a, 55b, 56, 57 and 
58 

Alterations to Junction 15a of the M1 including 
the widening and signalisation of carriageways, 
provision of new slipways, construction of a 
bridge over the Grand Union canal and 
landscaping works (Works No. 10) 

MS_12, 32, 33 and 34 Construction of a lorry park with driver welfare 
facilities, noise barriers and landscaping (Works 
No.11) 

MS_1, 2, 3, 5, 6, 8, 9, 10, 11, 12, 14, 16, 17, 
18, 19, 20, 21, 22, 23, 24, 25, 25a, 26, 28, 29, 
30, 31, 33, 34, 35, 36, 37, 38, 43, 44, 46, 47, 
48, 57, 58, 59, 60, 61, 62, 63, 64, 67, 71, 83, 
88, 92, 99, 105 and 106 

Landscaping and habitat creation including the 
realignment of watercourses, soft landscaping, 
water attenuation basins, grasslands and new 
and diverted footpaths and bridleways (Work 
No. 12A) 

MS 94, 95, 96, 101, 102 and 103 Landscaping and habitat creation including the 
realignment of watercourses, soft landscaping, 
water attenuation basins, grasslands and new 
and diverted footpaths and bridleways (Work 
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Number of land parcel on Land Plan Purpose for which land/right may be 
acquired 

No. 12B 

W10/50, W10/51 Landscaping and habitat creation at J15a of the 
M1 (Work No. 13) 

MS_4, 7, 13, 14, 23, 23a and 27  Alterations to the general arrangement of the 
A43 including the alteration to existing 
carriageways, signalisation, construction of new 
bridges and alteration of footpaths (Work No. 
14). 

MS_49, 50 and 51 Creation of an underpass to continue the 
access road under the Northampton Road 
including access for pedestrians, cyclists and 
emergency vehicles, and enhanced bus stop 
facilities (Works No 15) 

MS_34 
Construction of a primary electricity substation 
(Work No.16) 
 

W17A_1 - 86 

W17B_1 - 21 

W18_1 – 2 

W19_1 – 2 

W20_1 - 10 

W21_1 – 9 

W22_1 – 18 

W23_1 – 16 

W24_1 - 15 

W25_1 – 10 

W26_1 – 20 

The provision of highway improvement works 
including additional signage, reconfiguration 
and alteration of the existing carriageways. 
(Works Nos. 17A – 26)  

 

7.13 Full details of each parcel of land proposed to be subject to powers of compulsory acquisition are 
set out in the Book of Reference. 

Requisite Funding 

7.14 Gazeley GLP Northampton s.à.r.l. is wholly owned by GLP Co-Invest s.à.r.l. which is part of 
Global Logistics Properties ("GLP"), a Singapore based investor, developer and manager of 
logistics property. GLP has over US $50 billion of assets under management and a global 
portfolio of 667 million sq.ft. Ashfield Land Management Limited is an expert property company 
working across the commercial and residential sectors. The two companies are working together 
as the Applicant to bring forward the Project combining a wealth of expertise in delivering 
commercial and logistics projects across the UK and Europe. The legal relationship between the 
two parties is governed by an agreement that was entered into in February 2018. Up until the 
parties entered into the agreement, Ashfield Land Management Limited assembled and promoted 
the Project. The parties will work together to obtain the DCO and once this has been obtained, 
Gazeley GLP Northampton will carry out the development. 
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7.15 The experience of the Applicant and of the wider industry is that there is no reason to believe that 
the required funding for the Project would not be available in the period during which compulsory 
acquisition powers would be available to the Applicant under the Order, if made. 

7.16 As set out in full within the Funding Statement (Document 4.2), the Applicant has been 
negotiating with all known landowners who have an interest in the application site and has in 
most cases either acquired an interest or reached an advanced stage of negotiations. As such, 
the Applicant has a high degree of confidence that it has sufficient funds to meet claims for the 
compulsory acquisition of land and new rights, and interference with third party rights (if any) 
when they fall due. 

Alternatives to compulsory acquisition 

7.17 The Applicant has sought, and continues to seek, a negotiated solution to each of the identified 
required interests. In each case the Applicant has chosen to secure land or rights in a way that 
minimises disruption to the relevant owners.   

Restriction of compulsory acquisition powers 

7.18 Articles 7, 8 and 38 of the draft DCO set out that the benefit of compulsory acquisition powers 
granted by the order would be limited to Ashfield Land and Gazeley, unless the Secretary of 
State consents to the transfer of the benefit of those powers.  The Secretary of State's consent 
would likewise not be required for a transfer of part of the benefit of the Order to a statutory 
undertaker, or a relevant highway authority.  For any transfer to a party to which the Secretary of 
State's consent is required, the drafting of Article 38 provides that new undertaker will be 
prohibited from exercising any compulsory acquisition powers until an appropriate alternative 
funding arrangement is put in place. 

Compelling case in the public interest (section 122(3)) 

7.19 The Applicant considers that, for all of the reasons in this Statement, a compelling case in the 
public interest for powers of compulsory acquisition exists.   

7.20 The Project will contribute to the national need to develop national road and rail networks 
including the need for development of SRFI. The case for this is established within Government 
Policy as outlined in this Statement.   

7.21 The Applicant has sought, and will continue to seek, to negotiate acquisition of interests where 
possible by voluntary agreement and is seeking appropriate powers to ensure that the Project 
can be brought forward in a reasonable and commercial time frame. 

7.22 The Applicant has a well worked up scheme and funding sufficient to take the Project forward.   

7.23 In summary the Applicant considers the Project to be: 

7.23.1 In accordance with established and emerging national policy in relation to NSIPs 
contained in NPSNN; 

7.23.2 Required to meet a national need for SRFIs; and 

7.23.3 Comprised of land which it is entirely necessary and proportionate to acquire and/or 
to the extent that interference with private rights is required.  
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8. SPECIAL CONSIDERATIONS AFFECTING THE ORDER LAND  

Crown Land 

8.1 The Applicant requires the rights over the areas of land which are set out in the Book of 
Reference and shown on the Land Plans accompanying the DCO. There are a number of 
interests owned by the Secretary of State for Transport, which are treated as Crown interests 
under the Planning Act 2008. These are shown within the order limits relating to the strategic 
road network (details of which are explained in the Book of Reference and shown on the Crown 
Land Plan (Document 2.11).   

8.2 Section 135 of the Planning Act 2008 permits a DCO to include a provision to include Crown land 
in a DCO only with the Crown’s consent. The interests of the Crown may not be compulsorily 
acquired. The Application therefore excludes the interest of the Secretary of State for Transport 
from compulsory acquisition (albeit these interests are described in the Book of Reference and 
shown on the Crown Land Plan as required by Regulations 5(2)(n) and 7(1)(d) of the 
Infrastructure Planning (Applications: Prescribed Forms and Procedure) Regulations 2009). 

8.3 The parts of the strategic roads network now owned by Highways England are not treated as 
Crown interests, although in practice they must be dealt with in a similar fashion and are also 
excluded from the effect of compulsory acquisition. 

Statutory Undertakers 

8.4 Statutory undertakers’ operational land may be the subject of special procedures under the 2008 
Act. 

Section 127 Planning Act 2008 

8.5 Section 127 of the 2008 Act applies to statutory undertakers’ land held for the purposes of the 
undertaking if that statutory undertaker has made a representation to its relevant Secretary of 
State about the proposed DCO before the completion of the examining authority’s examination of 
the application. If that representation has not been withdrawn; and if that decision-maker is 
satisfied the land is used for the purposes of the carrying out of the statutory undertaking, then 
statutory undertakers’ land may only be included for acquisition in a development consent order if 
the Secretary of State is satisfied that the land may be purchased and not replaced without 
serious detriment to the carrying on of the undertaking or it can be replaced with other land 
belonging to or available for acquisition by the undertaking without serious detriment to the 
carrying on of the undertaking. A similar provision applies to the acquisition of new rights over 
statutory undertakers’ operational land.   

Section 138 

8.6 Section 138 of the 2008 Act is engaged by Article 36 (Statutory undertakers) of the draft Order.  
This Article will permit the compulsory acquisition of land or rights of undertakers or enable the 
Applicant to extinguish or relocate the rights or apparatus of statutory undertakers. Such power 
may only be included in the Order if the Secretary of State is satisfied the extinguishment or 
removal is necessary for the Project. If a representation has been made by the relevant 
undertaker and not withdrawn then section 138(4)(b) requires the undertakers' own Secretary of 
State to consent to the inclusion of the provision.   

8.7 Article 36 of the draft Order is expressed to be subject to protective provisions agreed between 
the Applicant and the relevant undertakers. Proposed protective provisions form Schedule 16 to 
the draft Order, to the extent they are required. The Applicant will seek to agree these provisions 
in good time before the close of the examination. Wherever possible the Applicant will seek to 
relocate or accommodate the apparatus of statutory undertakers, and the apparatus will be 
protected in accordance with the protective provisions. 

8.8 Details of the negotiations to date with the affected utilities to which Section 127 and/or Section 
138 of the 2008 Act may apply are set out as follows: 



 

24 
 

Cadent Gas Plc 

8.9 Negotiations commenced prior to December 2016 and the Applicant is in the process of agreeing 
a design for the necessary diversion and reinforcement works. The Applicant does not consider it 
necessary to replace the land over which rights are required for the Project and submits that the 
interest sought in land can be purchased and not replaced without serious detriment to the 
carrying on of Cadent Gas Plc's undertaking.  

8.10 Draft protective provisions have been issued to Cadent Gas Plc.  

Network Rail Infrastructure Limited 

8.11 The site interacts with infrastructure in the ownership of Network Rail Infrastructure Limited 
(NRIL) in a significant fashion. The Applicant is at an advanced stage of negotiations with NRIL 
with regard to carry out works in the vicinity of the existing rail network, modifying and connecting 
into it.   

8.12 Discussions with NRIL have been ongoing since 2013. In addition to technical negotiations, draft 
protective provisions have been issued to NRIL.  

Highway Authority/Highways England 

8.13 The Project includes various highways works which need to be carried out on adopted highway 
and land owned by the local highway authority and Highways England. The Applicant is in 
negotiations with both Highways England and the local highway authority. It is anticipated that the 
great majority of new and altered roads comprised in the Project will be adopted by the relevant 
highway authorities once the Project is constructed. 

8.14 Draft protective provisions are being negotiated between the parties and have been issued to 
both parties. 

Western Power Distribution  

8.15 Electricity distribution apparatus owned by Western Power Distribution (WPD) intersects with the 
site in a number of locations. Diversionary works will be required.   
 

8.16 The Applicant does not consider it necessary to replace the land over which rights are required 
for the Project and submits that the interest sought in land can be purchased and not replaced 
without serious detriment to the carrying on of WPD's undertaking.  
 

8.17 Draft protective provisions have been issued to WPD. 
 
Anglian Water 

8.18 Water and drainage apparatus owned by Western Power Distribution (WPD) intersects with the 
site in a number of locations. Diversionary works will be required. The Applicant does not 
consider it necessary to replace the land over which rights are required for the Project and 
submits that the interest sought in land can be purchased and not replaced without serious 
detriment to the carrying on of Anglian Water’s undertaking.  

8.19 Protective provisions have been agreed between the Applicant and Anglian Water. 

Canal and River Trust 

8.20 The Applicant is at an advanced stage of negotiations with the Canal and River Trust. No part of 
the canal undertaking is sought for permanent acquisition, although access to canal land, land 
not part of the canal and some temporary diversions of footpaths are required.   

8.21 In some areas, the Applicant seeks to construct new highways on bridge structures above 
canals, and will seek to acquire freehold at height to accommodate these structures, with 



 

25 
 

appropriate rights over the land below for ongoing access and maintenance. In this way the 
Applicant proposes to minimise interference with the Canal and River Trust's land, and avoid 
acquiring the freehold of any canals.  

8.22 Draft protective provisions have been issued to the Canal and River Trust. 

Telecommunication companies  

8.23 Asset plans have been received from BT, Instalcom, Virgin Media and Colt and protective 
provisions have been requested. In some cases diversionary works will be required. The detail of 
how these assets will be accommodated technically is in progress between the Applicant's 
engineering consultants and the parties themselves.   

8.24 Draft protective provisions have been issued to all relevant telecommunication companies. 
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9. THE HUMAN RIGHTS ACT 1998 

9.1 The European Convention on Human Rights (Convention) was incorporated into domestic law 
by the Human Rights Act 1998. The Convention contains Articles aimed to protect the rights of 
the individual (referred to as Convention Rights).  

9.2 The provisions of particular relevance to the determination as to whether the Order should 
include compulsory acquisition powers are: 

9.2.1 Article 1 of the First Protocol to the Convention 

This protects the right of everyone to the peaceful enjoyment of possessions. No one 
can be deprived of possessions except in the public interest and subject to the relevant 
national and international laws and principles. 

9.2.2 Article 6 

This entitles those affected by powers sought for the Project to a fair, public hearing. 

9.2.3 Article 8 

This protects private and family life, home and correspondence. No public authority 
can interfere with these interests except if it is in accordance with the law and is 
necessary in the interest of national security, public safety or the economic well-being 
of the country. 

9.3 The decision maker, as a public body, is under a duty to consider whether the exercise of its 
powers engages Convention Rights. The approach to be taken to give effect to rights under the 
Convention is reflected in the advice in the Guidance.  

9.4 The draft Order has the potential to infringe the human rights of persons who hold interests in the 
Order Land. Such infringement can be authorised by law provided the appropriate statutory 
procedures for making the Order are followed and there is made out a compelling case in the 
public interest for the compulsory acquisition and the interference with the Convention Right is 
proportionate. On the basis of decisions of the courts, the test of proportionality is satisfied if the 
Order strikes a fair balance between the public benefit sought and the interference with the rights 
in question.   

9.5 The Applicant has weighed the potential infringement of Convention Rights in consequence of 
the inclusion of compulsory powers within the Order with the potential public benefits if the Order 
is made.  

9.6 The Applicant considers that there would be significant public benefit arising from the grant of 
development consent. That benefit is only likely to be realised if the Order includes powers of 
compulsory acquisition. The significant public benefits on balance outweigh the effects upon 
persons who own property and rights within the Order Land.  

9.7 Those affected by compulsory acquisition may claim compensation in accordance with the 
Statutory Compensation Code. The Applicant has the resources to provide such compensation 
through its constituent entities.  

9.8 In accordance with Part 5 of the 2008 Act, the Applicant has consulted persons set out in the 
categories contained in section 44 of the 2008 Act, which include owners of the Order Land and 
those who may be able to make claims either under section 10 of the Compulsory Purchase Act 
1965 or Part 1 of the Land Compensation Act 1973. All scheduled interests are able to make 
representations to the Examining Authority and therefore the requirements of Article 6 are met.  

9.9 Representations can be made in response to any notice given under section 56 of the 2008 Act 
(notifying persons of accepted application).   
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9.10 Should the draft Order be made, a person aggrieved may also challenge the Order in the High 
Court if they consider that the grounds for doing so are made out pursuant to section 118 of the 
2008 Act. Affected persons who have land or interests acquired compulsorily or have other 
claims for compensation arising from interests in land have the right to apply to the Upper 
Tribunal (Lands Chamber), if compensation is disputed. 

9.11 The requirements of compensation being payable for the acquisition of any interest are met. 
Therefore Article 1 of Protocol 1 is not contravened.  

9.12 For the above reasons, the Applicant considers that the inclusion of powers of compulsory 
acquisition in the Order would not constitute any unlawful interference with Convention Rights 
and further that it would be appropriate and proportionate to make the Order, including the grant 
of powers of compulsory acquisition. 
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10. OTHER COMPULSORY ACQUISITION POWERS IN THE ORDER 

10.1 Regulation 5(2)(h) of the APFP Regulations requires a Statement of Reasons for seeking an 
Order to authorise “the compulsory acquisition of land or an interest in or right over land”. The 
question whether such powers should be granted raises questions of need and justification, 
proportionality, interference with property rights and interests, compensation and access to 
judicial process. 

10.2 The precise wording of Regulation 5(2)(h) does not on the face of it extend beyond the outright 
acquisition of land or interests in or rights over land. This, however, does not capture other 
compulsory powers sought in the Order which similarly relate to land and will or may interfere 
with property rights and interests.  

10.3 The additional powers referred to in above are the following: 

Article 11 (Power to alter layout, etc., of streets) 

10.3.1 This article would allow the Applicant to alter the layout of streets and make and 
maintain underpasses crossovers and passing places within the main site for the 
purposes of constructing the authorised development. 

10.3.2 These alterations must have consent from the relevant highway authority, such 
consent not to be unreasonably withheld.  

Article 12 (Street works) 

10.3.3 This article would allow the Applicant to carry out certain specified kinds of works in 
specified streets.  

10.3.4 The exercise of the powers in Article 12 could potentially interfere with private rights. 
The rights in question could be suspended, extinguished or otherwise interfered with. 
A person suffering loss from this would be entitled to claim compensation. The amount 
of compensation, if not agreed, would be determined in the same way as 
compensation for outright acquisition.   

Article 13 (Permanent stopping up of streets) 

10.3.5 This Article would allow the undertaker to permanently stop up streets in connection 
with the authorised development. Those streets which for which there is a substitute 
must be suitably diverted, whether permanently or temporarily diverted before they are 
stopped up. Those streets for which no substitute is to be provided may be stopped up 
only if the conditions set out in the article are satisfied.  

10.3.6 As above, a person suffering loss from the exercise of these powers would be entitled 
to claim compensation.  

Article 14 (Stopping up and diversion of public rights of way) 

10.3.7 This Article would enable the undertaker to stop up those streets listed in Schedule 5 
of the Order. Any temporary or permanent diversions must be provided and 
maintained by the undertaker with the appropriate signage. And the new public rights 
of way set out in Schedule 5 must be provided in connection with the authorised 
development. 

Article 15 (Temporary stopping up of streets) 

10.3.8 This Article would enable the Applicant to temporarily to stop up, alter or divert streets. 
Any stopping up or other interference could not be for longer than a reasonable time. 
During that time the Applicant could divert traffic from the street and prevent 
pedestrian access along it.  
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10.3.9 The general power to prevent pedestrian access would be subject to the obligation to 
provide reasonable access for pedestrians going to or from premises abutting a street 
affected by the temporary stopping up, alteration or diversion if there would otherwise 
be no such access. 

10.3.10 Powers in Article 15 would be exercisable in respect of the streets or parts of streets 
specified in Schedule 3 to the Order. With the consent of the street authority the power 
could also be exercised in respect of any other street. 

10.3.11 The exercise of Article 15 could potentially interfere with private rights, i.e. rights 
vested in a person rather than the public at large. In that event the right in question 
would be suspended. A person suffering loss due to such suspension would be 
entitled to compensation. The amount of compensation, if not agreed, would be 
determined in the same way as compensation for outright acquisition. 

Article 16 (Accesses) 

10.3.12 This Article would permit the Applicant to form and lay out such means of access as is 
reasonably necessary with the consent of the relevant highway authority. It may also 
construct any new or existing means of access listed in Schedule 1 (authorised 
development) without consent. The article would also permit the Applicant to remove 
and replace private means of access as set out in Schedule 6 of the Order. 

Article 24 (Authority to survey and investigate land) 

10.3.13 This article would enable the Applicant, for the purposes of the Order, to enter onto 
any land shown within the Order limits to survey and investigate the land. A person 
suffering loss due to such interference would be entitled to compensation. The amount 
of compensation, if not agreed, would be determined in the same way as 
compensation for outright acquisition. 

Article 29 (Private rights) 

10.3.14 Article 29 provides for the extinguishment of private rights over land subject to 
compulsory acquisition. The exercise of those powers amounts to an interference with 
property rights. A person suffering loss due to such interference would be entitled to 
compensation. The amount of compensation, if not agreed, would be determined in 
the same way as compensation for outright acquisition. The Applicant will have 
particular regard to those rights of access over which the Order lands cross and where 
possible maintain access at all reasonable times. Where possible the Applicant will 
reach agreement with the relevant beneficiary of the right or if appropriate serve a prior 
notice under Article 29(6) of the Order to preserve the right of access. If a right of 
access is extinguished or overridden, the Applicant will seek to offer a re-grant of that 
right on similar terms to the affected party following the works being completed, with 
an appropriate licence for access during the time the works are carried out. 

Article 32 (Acquisition of subsoil only) 

10.3.15 This Article would permit the Applicant to acquire so much of the sub-soil or air-space 
in relation to land being acquired compulsorily as is required to construct and operate 
the authorised development and may acquire only the sub-soil where necessary. 

Article 33 (Rights over or under streets) 

10.3.16 Article 33 would enable the Applicant, where required for the construction of the 
Project, to use the subsoil of, or airspace over, any highway, i.e. a way of any sort over 
which the public have a right to pass. The powers would not extend to a subway or 
underground building or to cellars or similar structures forming part of a building 
fronting the street, but would nonetheless interfere with property rights. A person 
suffering loss due to such interference would be entitled to compensation. The amount 
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of compensation, if not agreed, would be determined in the same way as 
compensation for outright acquisition. 

Article 34 (Temporary use of land for carrying out the authorised project) 

10.3.17 Article 34 would enable the Applicant, for the purpose of constructing the Project to 
take temporary possession of certain land. "Possession" means that the Applicant 
could occupy and control the land to the exclusion of everyone else. 

10.3.18 The land to which the Article applies is the land specified in columns (1) to (3) of 
Schedule 11 to the Order and any other land within the limits of land to be acquired or 
used (as shown on the land plans) so long as the Applicant has not made a 
declaration to vest the land in itself or entered the land following a notice of entry in 
advance of acquisition. The Applicant would have the power to remove buildings and 
vegetation from the land and construct temporary works (including accesses) and 
buildings on the land.  

10.3.19 Before giving up possession of any land the Applicant would be obliged to remove all 
temporary works and restore the land to its condition immediately before entry, or 
otherwise to the owner’s reasonable satisfaction. 

10.3.20 The exercise of these powers would interfere with the property rights of owners and 
occupiers of the land. An owner or occupier suffering loss or damage would be entitled 
to compensation. The amount of compensation, if not agreed, would be determined 
using the same process as compensation for outright acquisition. 

Article 35 (Temporary use of land for maintaining the authorised project) 

10.3.21 Article 35 would enable the Applicant to take temporary possession of certain land at 
any time during the maintenance period i.e. in relation to any part of the Project, five 
years from the date on which that part is first opened for use.   

10.3.22 The land to which Article 35 applies is for any land within the limits of land to be 
acquired or used as regards which possession is reasonably required for the purpose 
of maintaining the Project. 

10.3.23 The exercise of the powers would interfere with the property rights of owners and 
occupiers of the land. An owner or occupier suffering loss or damage would be entitled 
to claim compensation. The amount of compensation, if not agreed, would be 
determined using the same process as compensation for outright acquisition. 

Article 43 (Felling or lopping trees and removal of hedgerows) 

10.3.24 This Article would enable the Applicant to fell or lop any trees or shrubs near any part 
of the Project so as to prevent the trees or shrubs from obstructing or interfering with 
the construction, maintenance or operation of the development or which may 
constitute a danger. A person suffering loss due to such interference would be entitled 
to compensation. The amount of compensation, if not agreed, would be determined in 
using the same process as compensation for outright acquisition. 

  



 

31 
 

11. OTHER CONSENTS AND LICENCES  

11.1 Additional consents and licences are required under other legislation in addition to the Order. 
These are listed in Document 5.4. The principal consents that might impact on the timetable for 
the commencement of construction are as follows:  

11.1.1 F10 – Notification of Construction Project; 

11.1.2 Building Regulation approval (if necessary); 

11.1.3 Crown Consent; 

11.1.4 Environmental Permit for water discharge or waste operations /remediation works / 
registration of exempt waste operations and water discharges (as necessary); 

11.1.5 European Protected Species (EPS) Licence; 

11.1.6 Land Drainage Consent; 

11.1.7 Licence for work affecting badgers;  

11.1.8 Notice of Street Works; 

11.1.9 Permit for transport of abnormal loads (if necessary); 

11.1.10 Temporary Road Traffic Orders (if construction phase requires closure of any public 
highway); 

11.1.11 Water Abstraction Licence (if required); 

11.1.12 Trade effluent discharge consent; and 

11.1.13 Section 80 Notice of Demolition. 

11.2 For these consents and the others listed in Document 5.4 it is not envisaged that there will be any 
undue delay or any obvious reason why consent cannot be forthcoming. 
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12. CONCLUSIONS 

12.1 The Applicant believes the inclusion of powers of compulsory acquisition in the Order for the 
purposes of the Project meets the conditions of section 122 of the 2008 Act and the Guidance. 

12.2 The interests sought are no more than are reasonably required. Other land required to facilitate 
or land incidental to the Project is no more than is reasonably necessary for that purpose and is 
proportionate.   

12.3 The need for the Project and the support for such projects in the relevant NPS demonstrate a 
compelling case in the public interest for the required interests to be acquired compulsorily.  

12.4 All reasonable alternatives to compulsory acquisition have been explored. Given the national and 
local need for the Project and the support for it found in policy, the land identified by the Applicant 
for the Project is the only land available for those purposes. 

12.5 The proposed interference with the rights of those with an interest in the Order Land is for a 
legitimate purpose and is necessary and proportionate to that purpose.   

12.6 The Applicant has set out clear and specific proposals of how the Order Land will be used.   

12.7 The requisite funds are available to meet any costs of land acquisition or amount of 
compensation payable as a result of the use of powers of compulsory acquisition.   

12.8 The purpose of powers of compulsory acquisition to be included in the Order justifies interfering 
with the human rights of those persons with an interest in the land proposed to be acquired. 
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13. FURTHER INFORMATION  

Funding 

13.1 As outlined in section 6 of this Statement, the Application is also accompanied by a Funding 
Statement to explain how the proposed compulsory acquisition for which it seeks authorisation in 
the Order is proposed to be funded. 

13.2 For the reasons set out above and in the Funding Statement, the availability of funding is not an 
impediment to the implementation of the Project or any part of it.  

Negotiations with the Applicant 

Owners and occupiers of property affected by the Project who wish to negotiate or discuss 
matters of compensation should contact on the following details: 

Jonathan Stott MRICS 

Gateley Hamer  

One Eleven, Edmund Street 

Birmingham  

B3 2HJ 

jonathan.stott@gateleyhamer.com  

Compensation 

13.3 Provision is made by statute with regard to compensation for the compulsory acquisition of land 
and the depreciation in value of properties. More information is given in the series of booklets 
published by the Ministry of Housing, Communities & Local Government entitled "Compulsory 
Purchase and Compensation" listed below: 

 Booklet No. 1 - Compulsory Purchase Procedure. 

 Booklet No. 2 - Compensation to Business Owners and Occupiers. 

 Booklet No. 3 - Compensation to Agricultural Owners and Occupiers. 

 Booklet No. 4 - Compensation for Residential Owners and Occupiers. 

 Booklet No. 5 - Reducing the Adverse Effects of Public Development: Mitigation Works. 

13.4 The booklets are available free of charge from the Ministry of Housing, Communities & Local 
Government and to download for free online at: 

https://www.gov.uk/government/collections/compulsory-purchase-system-guidance    

mailto:jonathan.stott@gateleyhamer.com
https://www.gov.uk/government/organisations/ministry-of-housing-communities-and-local-government
https://www.gov.uk/government/organisations/ministry-of-housing-communities-and-local-government
https://www.gov.uk/government/organisations/ministry-of-housing-communities-and-local-government
https://www.gov.uk/government/collections/compulsory-purchase-system-guidance
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Schedule 1 

List of Application Documents 

 

Reference Document 

1          Application information 

1.1 Application Index 

1.2 Cover letter to PINS 

1.3 Application Form 

1.4 Schedule of Rail Central Development Consent Order Submission 
Documents  

1.5 Guide to the Rail Central Development Consent Order Submission 
Documents 

1.6 Copies of newspaper notices & section 48 notices 

1.7 Amendments to the Resubmitted DCO Application 

2          Plans / Drawings / Sections 

2.1 Location plan   

2.2 Land plans  

2.3 Ecological Mitigation Plans  

2.4 Works plans (Main Site & Highways)  

2.5 Access to Works Plans 

2.6 Plans showing public rights of way to be stopped up 

2.7 Streets Works Plans 

2.8 Highways Classification Plans 

2.9 Plan of statutory/non-statutory sites or features of nature conservation  

2.10 Historic Environment Plan  

2.11 Crown Land Plans 

2.12 Order Limits Plan  

2.13 Parameter Plan – Green Infrastructure Plans 

2.14 Parameter Plan – Development Zone, Floor Levels & Height Plan 

2.15 Site Context Plans 

2.16 Illustrative Masterplans 
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Reference Document 

2.17 Private Means of Access Plans 

2.18 Speed Limits Plans 

2.19 Hedgerows and Tree Retention and Removal Plans 

2.20 Rail Interchange illustrative general arrangement 

2.21 Rail interchange  illustrative phase 1 layout 

2.22 Rail interchange illustrative phase 2 layout 

2.23 Long Sections Railway Alignment 

2.24 Cross Sections Railway Alignment 

2.25 Unit 9 Illustrative Colour Elevations 

2.26 Landscape Sections 

2.27 Site Access Junction Arrangement Plans 

2.28 Detailed Design of Junction 15a of the M1 

2.29 Northampton Road General Arrangement 

2.30 Site Access Junction Plans 

2.31 Junction 15a Canal Bridge Plans 

2.32 Northampton Road – Proposed Underpass General Arrangement 

2.33 Pedestrian underpass under the Site Access Road - Proposed Underpass 
General Arrangement 

2.34 Junction 4 Plans 

2.35 Junction 6 Plans 

2.36 Junction 7 Plans 

2.37 Junction 14 Plans 

2.38 Junction 15 Plans 

2.39 Junction 19 Plans 

2.40 Junction 20 Plans 

2.41 Junction 29 Plans 

2.42 Junction 31 Plans 

2.43 Towcester Road/ Northampton Road Footway/Cycleway Plans 
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Reference Document 

2.44 Public Rights of Way Strategy Plans 

3            Development Consent Order 

3.1 Draft Development Consent Order 

3.2 Explanatory Memorandum  

4            Compulsory acquisition information 

4.1 Statement of Reasons  

4.2 Funding Statement 

4.3 Book of Reference   

5             Reports/Statements 

5.1 Consultation Report 

5.2 Environmental protection statement of engagement 

5.3 Habitats Regulation Assessment No Significant Effect Report 

5.4 Consents and licences required under other legislation 

6            Environmental Impact Assessment 

6.1 Environmental Statement  

6.2 Non-Technical Summary 

7            Other documents 

7.1 Planning Statement  

7.2 Design and Access Statement  

7.3 Alternative Sites Assessment 

7.4 Market Assessment Report 

7.5 Rail Operations Report 

7.6 Public Rights of Way Strategy  

7.7 Heads of Terms for Development Consent Obligations 

7.8 Framework Travel Plan 

7.9 Framework Traffic Management Plans 

7.10 Outline Ecological Creation and Habitat Management Plan 

7.11 15 year Management and Maintenance Plan 
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Reference Document 

7.12 Landscape and Ecological Infrastructure Strategy 

7.13 Biodiversity Offsetting Report 

7.14 Outline Written Scheme of Investigation Archaeology and 
Cultural Heritage 

7.15 In Principal Monitoring Plan 

7.16 Plan of Plans 

7.17 Sustainability Statement 

7.18 Draft Section 55 Check List 

7.19 Economic Benefits Statement 

7.20 Northampton Gateway Interrelationship Report 

 

 


