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Dear Sir or Madam

Rail Central TR050004

I write to you in connection with your letter of 18th March related to Ashfield Land’s
request to defer the processing of its application for the proposed Rail Central strategic rail
freight interchange (SRFI).

Ashfield Land held its initial consultation for Rail Central in May 2016. The developer
received a notice from the Planning Inspectorate of the non acceptance of its application on
19th October 2018. By contrast, Roxhill held its preliminary consultation for Northampton
Gateway SRFI in December 2016 and was advised by the Planning Inspectorate of the
acceptance of its application 15th June 2018. So the respective time intervals between
these two steps was 30 months for Ashfield Land and 19 months for Roxhill. Recognising
that Ashfield Land had been having meetings with Network Rail concerning Rail Central
as long ago as 2013, one questions the capabilities of Ashfield Land in needing more than
50% additional time than Roxhill to proceed from preliminary consultation to application
acceptance/non acceptance.

Ashfield Land’s application was accepted by the Planning Inspectorate on 15th November,
some four weeks after receiving notice of its non acceptance. Some would question the
competence of Ashfield Land in submitting an application which was either incomplete or
required some reworking. 

Ashfield Land acknowledged in its letter of 11th March 2019 to the Planning Inspectorate,
which requested a delay to the examination process for Rail Central, that consultants
Vectos were appointed in September 2018. Whilst it was good that Vectos were appointed
and have provided sound advice to the developer, it seems very strange in terms of timing
that they were appointed after virtually all of the environmental statement and other
documents had been finalised. It would have been desirable to have appointed them
considerably earlier. Furthermore, it is my understanding that a developer should present
its application to the Planning Inspectorate only when the application is fully ready. This
appears not to have been the case.      

In the context of traffic mitigation measures, Ashfield Land proposed providing capacity
mitigation measures at 15 road junctions during their statutory consultations in March
2018. Yet, before their environmental statement was submitted to PINS, Ashfield Land
reduced the number of junctions to receive capacity mitigation measures from 15 to 8.
Anyone who has experienced traffic delays on the ring roads around the south of
Northampton (A5076, A5123 and A45) at peak times would expect more mitigation
measures would be needed rather than fewer. The number of junctions scheduled to
receive safety schemes was simultaneously reduced from 3 to 2. These are on the A43
which is already monitored by Highways England and South Northants Council due to its
high accident rate. I did not see an explanation for these reductions nor was there any
consultation regarding these changes.

I am concerned that there is no certainty as to whether the amended traffic mitigation
measures will be consulted upon or not.  



I notice that there are virtually 2000 documents filed by PINS under the headings of Pre
Application and Developer’s Application for Rail Central. The corresponding quantity for
Northampton Gateway is less than 400. Consequently it is sometimes difficult to find a
particular document for Rail Central on the PINS website even with the availability of an
“Examination Library” document. I did request Ashfield Land publish their DCO
Application and Environmental Statement documents in a structured manner on their own
website, but they have declined to do so. I recognise that Ashfield Land has no obligation
to do so. However this developer did publish its earlier documents at the statutory
consultation stage on its website in a clearly structured fashion which made it easy to find
a particular document. Roxhill published all its final application documents for
Northampton Gateway on its own website in a well structured fashion.    

On 24th April 2017, Ashfield Land announced that their statutory consultation for Rail
Central would take place in September 2017. On 4th September 2017, we were advised
that the statutory consultation had been postponed to an undisclosed date. On 28th
September 2017, we were advised by Ashfield Land that the statutory consultation would
now take place early in 2018. The consultation was eventually held in March 2018. 

During the statutory consultation sessions we were advised that Ashfield Land planned to
present its application to the Planning Inspectorate in June 2018. The application was
eventually presented to PINS on 24th September 2018. All but one of the dates in this
paragraph and the previous paragraph can be verified from information currently published
on Rail Central’s own website. The remaining date is confirmed by an email from Ashfield
Land.

Do these two delays, one of six months and another of three months, provide a high degree
of confidence that Ashfield Land will adhere to either of their schedules documented in the
Process Note accompanying their letter to the Planning Inspectorate of 11th March 2019?
My level of confidence in Ashfield Land adhering to its planned dates is extremely low.   

Ashfield Land did hold a number of meetings with representatives from the local
community in addition to the consultation sessions in May 2016 and March 2018.
However it frequently appeared that Ashfield Land were reluctant to take on board many
of the points being raised. Those of us who have studied the final Rail Central application
documents are aware of the many significant shortcomings contained within this proposal.
Even with the additional time requested, I consider it very doubtful that Ashfield Land will
create a suitable traffic assessment and associated mitigation measures, based on their
perceived level of competence so far. 

Is it mere coincidence that the later end date of Ashfield Land’s requested delay coincides
with the date by which the outcome of the Northampton Gateway SRFI application will be
known?

The latest delay can be attributed to a poor level of preparation and questionable
competence by the applicant, which has already been demonstrated on a number of
occasions. Its ability to stick to its own time schedules has been demonstrated to be
lamentably poor.

I will be grateful if you would confirm receipt of this email.

Yours faithfully

Andrew Bodman
Identification number: 20017017



On 18 Mar 2019, at 11:46, Rail Central
<RailCentral@planninginspectorate.gov.uk> wrote:

Dear Sir/Madam
 
RAIL CENTRAL SRFI (TR050004)
 
Your reference: 20017017
 
The applicant has proposed to delay the Preliminary Meeting for
this application. Please find below a link to a letter from the
Examining Authority, requesting comments on the proposed delay
by 1 April 2019.
 
The letter can be found on the document tab on the Rail Central
project page:
 
https://infrastructure.planninginspectorate.gov.uk/projects/east-
midlands/rail-central-strategic-rail-freight-interchange/?
ipcsection=docs
 
If this link does not open automatically, please cut and paste it
into your browser.
 
Yours faithfully
 
Rail Central Team
National Infrastructure Planning
Temple Quay House
2 The Square
Bristol
BS1 6PN
 
Email: RailCentral@planninginspectorate.gov.uk
Helpline: 0303 444 5000
 
Web: https://infrastructure.planninginspectorate.gov.uk (National
Infrastructure Planning)
Web: www.gov.uk/government/organisations/planning-
inspectorate (Casework and appeals)
Twitter: @PINSgov

This communication does not constitute legal advice.
Please view our Privacy Notice before sending information to the
Planning Inspectorate.
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