
  

 

 

Dear Mrs Hill 
 
Planning Act 2008 
 
Application by Ashfield Land Management Limited and Gazeley GLP Northampton s.a.r.l (“the 
Applicant”) for an Order Granting Development Consent for the Rail Central Strategic Rail Freight 
Interchange (“Rail Central”) 
 
Further procedural correspondence in connection with a request that the Preliminary Meeting should 
be deferred  
 
Thank you for your letter dated 5th August 2019 which sought an update on the following: 
 
(a) Work and progress in respect of formulating a revised highway mitigation package for the Rail 

Central SRFI; 
(b) Programme in terms of delivery of (a) and any revised date for the Preliminary Meeting;  
(c) Currency of the environmental information contained within the current application; and 
(d) Consultation and communication arrangements with the local community moving forward. 
 
Each item is taken in turn. 
 
Highway Progress 
 
Our original letter dated 11th March 2019 confirmed that a strategic review of our highway work had 
indicated that our proposed highway mitigation was not likely to perform as was expected at the time 
the application was submitted.   
 
The issues we identified at that time are set out in that letter and included the need to resolve and 
correct traffic forecast anomalies that were affecting the appropriateness of the highway mitigation.  
These reporting errors were corrected, as well as issues identified in the associated junction models 
(including VISSIM), enabling the corrected models to be re-run.  The revised strategic traffic flow 
information was subsequently issued to Highways England (HE) and Northamptonshire County Council 
(NCC) and was interrogated by those parties.   The flows were then subsequently used to inform the 
design work on the Rail Central highway mitigation package and the potential need to deliver highway 
mitigation at other locations that had not previously been identified as requiring mitigation or included 
in the DCO application, partly due to the reporting errors identified above. 

16th August 2019 
Delivered by e-mail 

Mrs Elizabeth Hill 
Lead Member of the Panel of Examining Inspectors   
Planning Inspectorate 
Temple Quay 
2 The Square 
Bristol 
BS1 6PN 

Our Ref: TR050004 
 
 



 

 

 
Despite ongoing assessment work and notwithstanding the considerable dialogue that has taken place 
with the highway authorities through regular TWG meetings held since March 2019, a number of issues 
have emerged. These issues can be summarised as follows: 
 

• A revised highways mitigation package was devised for J15a of the M1 Motorway (NSIP). 

However, while this appeared to be working well in terms of flow capacity, it required 

considerable changes in design to the J15a package envisaged in the DCO application; 

• Initial model testing indicated that the corrected traffic flows and a revised mitigation package at 

J15a of the M1 Motorway could distribute traffic across the highway network in a different 

manner than previously envisaged.  This gave rise to the potential for additional junctions to be 

considered for detailed assessment, and a potential requirement for mitigation in these 

locations.  However, this does not align with the proposed highways mitigation strategy of 

ensuring traffic is contained on the strategic highway network as far as possible; and  

• Concerns remain about the technical design of highways mitigation at certain junctions in light of 

the corrected traffic flows.  

Regrettably, whilst the flows were corrected, the resulting highways mitigation package that was 
emerging was greater in scale and extent than that which is contained within the current DCO 
application. This outcome was not anticipated in light of the corrections that had been made, and 
importantly this mitigation package was not considered to operate effectively for the nature and type of 
development proposed.  
 
The extent and scale of highway mitigation is intrinsically linked to the corrected flows, which themselves 
are derived from the core assessment parameters (such as trip generation, modal shift assumptions and 
distribution) which in turn feed into the respective highway models.  Given that the DCO application has 
been submitted, and mindful that a change request will be made, the Applicant wishes to ensure that a 
mitigation package is proposed which operates effectively and minimises the need for, and scale of, 
changes to the original application as far as possible.  Therefore, in an effort to identify any underlying 
issues, the Applicant instructed a detailed review into the validity of the core assessment parameters 
used in the application.  
 
This review revealed significant concerns relating to the appropriateness and age of data associated with 
the comparator site used in the original Rail Central trip generation assessment.  As a result, it was 
considered necessary to re-examine the assessment parameters, particularly in the context of up-to-date 
comparator evidence being available through reference to the operation of Daventry International Rail 
Freight Terminal (DIRFT).   It was also material and relevant that an operator (Gazeley) had become 
involved as part of the client team and was able to provide further details on likely future operations of 
the site.  The lack of operator experience had been one of the reasons cited by HE and NCC for taking a 
very precautionary approach to trip rates at the time the current assessment parameters (as submitted 
with the DCO application) were agreed. 
 
This work, which was referenced in our Milestone B response, has been shared with the TWG, along with 
revised and updated assessment parameters for Rail Central, through a series of Technical Notes: 
 



 

 

• Technical Note 9: Trip Generation – This provided a full explanation of the derivation of the 

proposed trip rates and why these were to be preferred to the previous assumptions included in 

the submitted DCO application which were derived from a 12 year old traffic survey of Swan 

Valley Business Park.  The revised trip rates are based on recent surveys undertaken at an 

equivalent facility at DIRFT.  These surveys were used as the basis for deriving trip rates for a 

similar planned facility at Four Ashes (West Midlands Strategic Rail Freight Interchange) and were 

agreed by Highways England and Staffordshire County Council.   

• Technical Note 10: Mode Share – This note considers the baseline mode share assumed for the 

Rail Central scheme based on Census data, public transport availability etc.  It also considers the 

estimated mode share at the DIRFT facility.  The purpose of the note was to confirm the 

suitability of using DIRFT surveys as a basis for deriving Rail Central trip rates (for cars and Light 

Vehicles). 

• Technical Note 11: Overall traffic flows for assessment, including a review of HGV assumptions – 

This note draws together the findings on TN 9 and 10 and presents traffic generation flows to be 

used in subsequent analysis. 

Following the issuing of the above, a summary note setting out the final position on assessment 
parameters going forward was agreed by Highways England and Northamptonshire County Council at 
the most recent TWG meeting held on 15th August 2019. 
 
As set out above, this approach was also adopted to ensure that a more accurate assessment of the 
likely impacts of the Rail Central scheme could be undertaken, such that more appropriate and effective 
levels of intervention through the highways mitigation package can be delivered on the highway 
network.  This is in accordance with Highways England Guidance. For example, The Strategic Road 
Network – Planning for the Future (September 2015), para 34 which states that proposals should 
demonstrate how they will "identify appropriate and proportionate mitigation measures and ensure that 
what is proposed promotes sustainable transport outcomes and avoids unnecessary works to the SRN.” 
 
Now that the assessment parameters have been reviewed, updated and agreed in principle, there can be 
greater confidence in the outcome of the strategic modelling that is to be undertaken.  The strategic 
modelling will also be updated to reflect the updated delivery assumptions of other strategic 
development (both residential and commercial) within Northampton and beyond.  This work will allow a 
better understanding of the potential effects of the Rail Central scheme (both as a standalone scheme 
and cumulatively) and, ultimately, the derivation of appropriately targeted mitigation schemes.  In 
particular the assessment will give due weight to the status of the Northampton Gateway scheme. There 
will be an iterative stage of strategic modelling, which will include ongoing engagement and agreement 
with the TWG, before the details of individual mitigation schemes, including an appropriate mitigation 
scheme for J15a, will be determined.   
 
The ExA should be assured that the issues that the Applicant identified in its original letter were those 
which it was, and has been, actively seeking to resolve. However, upon successfully resolving the issues 
concerning anomalies and traffic flow information, further detailed work revealed the identification of a 
further set of issues.  This ultimately resulted in the need to revisit the original highway assessment 
parameters of the project.   Now that the assessment parameters have been updated and agreed with 
the TWG, the Applicant can now move forward with confidence that the core parameters are 
appropriate for assessment and modelling.  It is clear, however, that revisiting the project’s assessment 



 

 

parameters and the subsequent need to re-run the strategic modelling will inevitably lead to an 
extension of the highway stages of work necessary to arrive at an agreed package of highway mitigation. 
This in turn has implications for the start of subsequent work-stages that would enable the Applicant to 
make a formal request to the Examining Authority to make a change to the application. 
 
Revised Programme 
 
In light of the above, and as requested, we set out a revised programme enclosed at Annex A to this 
letter.  This contains an amended and expanded sequence of highway work streams necessary to secure 
agreement with HE and NCC on a revised highway mitigation package, which is anticipated in early April 
2020.   The following work stages required to formulate a request to change the application remain the 
same as those which were set out in your decision letter (and your Annex A) dated 24th April 2019 but 
have been updated accordingly where appropriate.   For completeness, the revised programme 
continues to adopt a worst case and assumes that additional land will be required; that additional and 
updated environmental information will be required; and full non statutory consultation will be 
undertaken.  The proposed programme extends the timescales and anticipates the submission of the 
proposed change request on 29th July 2020. After consultation has been undertaken and regard has been 
had to that consultation, the formal submission of the change request will be submitted on 29th October 
2020; and the setting of a Preliminary Meeting date on 10th December 2020.  
 
We have also suggested a revised set of draft Milestones at key points in the revised programme for your 
consideration and agreement.   The majority of these Milestones are similar to those which were set out 
by the ExA in its decision letter, but additional Milestones have been added where considered 
appropriate.  The Applicant will submit detailed evidence of progress at these Milestones. 
 
Environmental Information 
 
The Applicant is aware of the advice set out in the DCLG Guidance Note1 relating to the delay in the start 
of any Examination. It is recognised that this is intended to limit the risk that the application and in 
particular its environmental information, will no longer be sufficiently current to form the basis of an 
examination.   
 
The Applicant has undertaken a review of the currency and validity of the existing environmental 
information relating to the current application and can confirm that it will require an update to ensure it 
is up to date and this has been considered in the revised programme. 
 
The update will take account of changes in the proposed scheme (in terms of Order Limits, changes in 
highways mitigation and traffic flow, and any associated mitigation) and also provide an updated 
consideration of the “current” environmental baseline and other related assessment where considered 
appropriate.   
 
The update to environmental information will be submitted alongside the proposed change request and 
form part of the documentation for consultation which will also fulfil the consultation requirements of 
the Infrastructure Planning (Environmental Impact Regulations) 2017.   
 
 

                                                      
1
 Paragraph 45, Planning Act 2008: Guidance for the examination of applications or development consent, DCLG, March 2015 



 

 

Consultation and Communication 
 
The Rail Central team undertook considerable formal and informal consultation in preparing the 
application and to inform the evolution of the plans, as detailed in the consultation report.  We remain 
fully committed to community engagement and involving local residents and stakeholders in the process.  
As set out in the revised programme attached at Annex A, this will include further consultation with 
relevant parties once a revised package of highways improvements and mitigation proposed for Rail 
Central has been established. 
 
The phase of future consultation in the revised programme will be non-statutory and how it is conducted 
will be informed by the extent of the refinements and associated highway mitigation that is ultimately 
proposed along with any updated environmental information. During June 2020, we propose to submit, 
for your agreement, a Consultation Strategy setting how consultation will be undertaken. Once this has 
been agreed, this will be communicated publicly via a community newsletter.  Consultation is anticipated 
to take place from 13th August to 8th October 2020 (8 weeks), which we consider to be sufficiently robust. 
 
To further ensure that the local community and interested parties are fully and continually updated, in 
addition to this Milestone C update provided to the ExA, we will communicate the update through a 
community newsletter once the ExA has agreed to the revised programme (anticipated in late 
September 2019).  This will be placed on our website (www.railcentral.com) and issued to the following: 
 

• All addresses within the consultation zone (approximately 8,000 local addresses); 

• The Local Liaison Group (LLG) which includes parish councils, local MPs, county and district 

authorities, and the local opposition group (Stop Rail Central);  

• All prescribed consultees under s42 (1)(a);  

• All landowners affected under s42(1)(d); and  

• All affected utilities and undertakers (including Roxhill (Junction 15) Ltd); 

This process will be repeated, with a community newsletter issued in January 2020. Further community 
newsletters will be issued alongside key Milestone updates to the ExA at the following stages: 
 

• Agreement of the highways mitigation package with highway authorities (early April 2020); 

• As stated above, announcement of the consultation arrangements once the ExA confirm 

agreement with the submitted Consultation Strategy (mid-July 2020).    

Conclusion 
 
We acknowledge that this further deferment request is not for an insignificant amount of time and we 
are grateful for the patience and cooperation all parties have shown in this matter, particularly HE and 
NCC for their ongoing cooperation. The Applicant also believes that this approach and the additional 
time needed to complete our highway review and submit a change request ahead of the Preliminary 
Meeting would result in a more efficient, fair and effective Examination for all parties. 
 

http://www.railcentral.com/


 

 

We would welcome the ExA’s views on the revised programme as set out above and at Annex A, 
together with the proposed milestones and communications strategy. 
 
 
Yours faithfully 

Alex Verbeek     Andrew Fisher 
Managing Director – UK    Managing Director 
Gazeley      Ashfield Land 
 
Enclosed:  Annex A  



ANNEX A: Programme 

Stage Work-stream Time Date 

1 Strategic Highway Review - Stage 1 
 
Review trip generation; review what Rail Central 

planned developments and infrastructure are 

included within strategic model; re-run strategic 

model tests 

3 months 30 August 2019 

 

2 Issue of Community Newsletter  

Confirming programme following ExA 
consideration of the deferral request. 

 

- Anticipated end of 

September 2019 

3 Strategic Highway Review – Stage 2 

 
Commission strategic model runs; review 

outputs; receipt of model outputs that can be 

used in refining the mitigation  

 

3 months 29 November 2019 

SUGGESTED 

MILESTONE A 

4 Issue of Community Newsletter  

Providing a meaningful New Year update on 
progress with the ongoing highways and 
environmental work.  

 

 Anticipated early 

January 2020  

5 Strategic Highway Review – Stage 3 
 

Detailed junction modelling and agree mitigation 
package with authorities 

 

The community newsletter will provide 
confirmation of the highways mitigation package. 

 

4 months 1 April 2020 

SUGGESTED 

MILESTONE B & ISSUE 

OF COMMUNITY 

NEWSLETTER 

6 Design Review  

An assessment is required as to whether any 

proposed highway changes warrant further 

environmental mitigation (bunds, landscaping, 

ecological provision, etc.)  

4 weeks 2 April - 1 May 2020 

SUGGESTED 

MILESTONE C 

7 Land Referencing and engagement with 

additional Interested Parties  

The Change Request may require additional land in 

which case additional Interested Parties would 

need to be identified and engagement would be 

undertaken with them.  This period of time would 

also allow for updating of the Book of Reference, 

8 weeks 20 April - 16 June 2020 



Land Plans and associated documents.   

8 Environmental Information 

Consideration of whether the highways mitigation 

comprising a proposed Change Request gives rise 

to new or materially different environmental 

effects to those already assessed within the 

submitted ES.   

Survey work required will commence from Autumn 

2019 to ensure sufficient, other environmental 

information is provided alongside any required 

update. 

This row deals with written preparation for any 

required update and assumes that new or 

materially different environmental effects arise 

and therefore that non-statutory consultation will 

be undertaken.  Although non-statutory, this will 

reflect the requirements for consultation and 

publicity contained in the Infrastructure Planning 

(Environmental Impact Regulations) 2017.   An 

allowance has been made in row 14 below to 

reflect this in the programme. 

12 weeks 1 April - 30 June 2020 

SUGGESTED 

MILESTONE D  

9 Preparation of other Documents  

Consultation materials would clearly identify the 

Change Request being made to enable consultees 

to provide informed responses to what is 

proposed.  The following documents would be 

made available to inform the consultation: 

• Change Request Report; 

• Transport Statement Report; 

• Updated Highways General 

Arrangement Plans for areas 

affected by the Change Request; 

• Updated Speed Limit Plans for 

areas affected by the Change 

Request; 

• Updated Street Works Plans for 

areas affected by the Change 

Request; 

• Updated Highways Classification 

12 weeks 1 April - 30 June 2020 



Plans for areas reflected by Change 

Request; 

• Updated J15a Parameters Plan; 

• Updated J15a Green Infrastructure 

Plan; 

• Updated J15a Illustrative Landscape 

Masterplan; 

• Updated J15a Private Means of 

Access Plan; 

• Updated J15a Tree and Hedgerow 

Retention and Removal Plan; 

• Updated J15a Ecological Mitigation 

Plan  

• Environmental Information; 

• Updated Work Plans for areas 

affected by the Change Request; 

and 

• Updated Land Plans for the areas 

affected by the Change Request. 

10 Submission of Consultation Strategy 

The Applicant will submit a Consultation Strategy 

to the ExA for agreement.  The Consultation 

Strategy will set out how the Applicant intends 

undertake the consultation exercise as identified in 

Row 14. 

- Mid June 2020 

11 ExA Agreement to Consultation Strategy and 

Issue of Community Newsletter  

Upon agreement of the Consultation Strategy with 

the ExA, this newsletter will confirm consultation 

exercise arrangements.  

- Mid July 2020 

12 Completion of documents, legal review, printing 

and submission to ExA of our proposed Change 

Request 

The Applicant will finalise the documents submit 

the ExA our proposed Change Request.  The 

proposed Change Request will be supported by 

4 weeks 1 July - 29 July 2020 



those documents listed in AN16. 

 

13 ExA consideration of Proposed Change Request 

This time allows for the initial consideration of the 

change request and a procedural check of the 

submission to ensure that it is ready for 

consultation (see ExA decision letter dated 24
th

 

April 2019).  

2 weeks 30 July – 12 August 

2020 

SUGGESTED 

MILESTONE E 

Applicant to provide 

updated position on 

readiness for 

consultation to ExA by 

12 August 

14 Consultation 

The Applicant proposes to undertake a period of 

non-statutory consultation in respect of the 

proposed Change Request and in accordance with 

the agreed Consultation Strategy 

8 weeks 13 August - 8 October 

2020  

15 Having regard to consultation 

Once consultation exercise has been completed, 

the Applicant will undertake a review of any 

comments and representations that have been 

received and consider whether any revised 

highway mitigation package required amendment 

3 weeks 9 October – 29 

October 2020 

 

16 Formal Submission of Change Request  29 October 2020 

17 ExA issues Rule 6 letter 

Following consideration of the Change Request, it 

is anticipated that the ExA will be in a position to 

issue the Rule 6 letter to Interested Parties 28 days 

ahead of the Preliminary Meeting and start of the 

Examination. 

 12 November 2020 

18 Preliminary Meeting and Examination Start 

The Preliminary Meeting will be held 28 days 

following the issue of the Rule 6 letter. 

If the Change Request is accepted, and consent 

from additional landowners to include compulsory 

acquisition provisions in respect of that additional 

land has not been obtained, a request will be 

made to engage the procedure under the 

 10 December 2020 

Examination starts 

following the close of 

the PM 



Infrastructure Planning (Compulsory Acquisition) 

Regulations 2010 (CA Regulations).  The timing of 

this request will be agreed with PINS but it is 

considered likely that this will be made on, or 

immediately prior to, the Preliminary Meeting. 

19 Issue of Rule 8 letter (including decision on 

Change Request and CA Regulations) 

The Applicant anticipates that the ExA will formally 

determine the Change Request and request to 

engage the CA Regulations (where relevant) 

following the Preliminary Meeting. 

Under Regulation 6 of the CA Regulations, the ExA 

has a period of 28 days to determine whether to 

accept a provision authorising the compulsory 

acquisition of additional land. 

 As soon as practical 

following the PM 

20 Engagement of the CA Regulations procedure  

Where the ExA has accepted a request to engage 

the CA Regulations, the procedure under 

Regulation 5 of the CA Regulations will be 

commenced in accordance with any requirements 

identified in the timetable for the Examination 

issued as part of the Rule 8 Letter. 

 As soon as practical 

following the PM 
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