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Tier 1: Compulsory Purchase Overview

Guidance relevant to all compulsory purchase orders
This tier contains guidance on:

e General overview

e The compulsory purchase process:

Stage 1: Choosing the right compulsory purchase power

e Stage 2: Justifying a compulsory purchase order

e Stage 3: Preparing and making a compulsory purchase order

e Stage 4: Consideration of the compulsory purchase order

e Stage 5: Implementing a compulsory purchase order

e Stage 6: Compensation

Additional guidance on the preparation, drafting and submission of compulsory
purchase orders for highway schemes and car parks is set out in Department for
Transport Local Authority Circular 2/97: Notes on the preparation, drafting and
submission of compulsory purchase orders for highway schemes and car parks for
which the Secretary of State for Transport is the confirming authority.
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General Overview

1. What are compulsory purchase powers?

1.1

1.2

1.3

These are powers which enable (‘enabling powers’) public bodies on which they
are conferred to acquire land compulsorily. Compulsory purchase of land requires
the approval of the confirming authority (see Who will take the decision to confirm
or not a compulsory purchase order? for a definition of “confirming authority”).

Compulsory purchase powers are an important tool to use as a means of
assembling the land needed to help deliver social, environmental and economic
change. Used properly, they can contribute towards effective and efficient urban
and rural regeneration, essential infrastructure, the revitalisation of communities,
and the promotion of business — leading to improvements in quality of life.

Where the term “land” is used in this Guidance it includes proprietary interests and
rights in land as the context may allow.

2. When should compulsory purchase powers be used?

21

2.2

2.3

2.4

Acquiring authorities should use compulsory purchase powers where it is
expedient to do so and where there is a compelling case in the public interest to
make a compulsory purchase order.

The confirming authority will expect the acquiring authority to demonstrate that
they have taken reasonable steps to:

. understand the impact of the exercise of the compulsory purchase powers
included in the compulsory purchase order and the acquisition of a person’s
interest in the land on those persons, for example affected owners and
occupiers, through direct engagement with those parties

° attempt the acquisition of all of the land and rights included in the compulsory
purchase order by agreement

The reasonable steps to be taken will depend on the particular circumstances of
each case. For example, the acquiring authority may decide not to continue with
attempts to engage if the affected party has made it clear to the authority that they
do not wish to communicate with the authority. Alternatively, a single attempt made
by an acquiring authority to engage an affected party without eliciting a response is
unlikely to be sufficient.

An affected party may be willing to engage with the acquiring authority on the
impact of the exercise of compulsory purchase powers that is proposes to use but
not on the acquisition of their interest by agreement. An acquiring authority would
be expected to engage with the affected party on that impact despite the affected
party not being willing to discuss the acquisition of their interest by agreement.
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2.5

2.6

2.7

2.8

2.9

2.10

The confirming authority will expect the acquiring authority to have considered
what mitigation measures will be in place against any identified impacts of the
exercise of the compulsory purchase powers included in the compulsory purchase
order and the acquisition of a person’s interest in the land . This may be through
mitigation already built into the existing compulsory purchase order process and
compensation regimes, or through specific mitigations put in place for the
compulsory purchase order to deal with identified issues. For example, relocation
options or charters for residents or businesses who wish to relocate. lIdentifying
impacts early and considering possible mitigations may assist in discussions with
affected parties.

This may mean agreement on the acquisition of land and rights is reached
avoiding the need for the use of compulsory purchase powers or minimising the
number of objections received to the compulsory purchase order.

Where acquiring authorities secure the acquisition of land by agreement, they may
pay compensation as if it had been compulsorily purchased, unless the land was
already on offer on the open market.

Compulsory purchase is intended as a last resort to secure the assembly of all the
land needed for the implementation of projects. However, an acquiring authority
does not need to wait for negotiations with affected parties to break down or for
the affected parties to begin to engage with them before starting the compulsory
purchase process in parallel with negotiations. Delaying the start of the compulsory
purchase process can result in valuable time in progressing a project being lost.
Therefore, depending on when the land and/or rights are required, it may often be
sensible, given the amount of time required to complete the compulsory purchase
process, for the acquiring authority to:

o plan a compulsory purchase timetable as a contingency measure
° initiate formal procedures

This will also help to make the seriousness of the acquiring authority’s intentions
clear from the outset, which in turn can encourage those whose land is affected

to enter more readily into meaningful engagement. In starting these procedures,
the acquiring authority should make it clear that it is willing to continue to engage
with affected parties to purchase land by agreement.

When making and confirming a compulsory purchase order, acquiring authorities
and confirming authorities (see Who will take the decision to confirm or not a
compulsory purchase order? for a definition of ‘confirming authority’) should be sure
that the purposes for which the compulsory purchase order is made justify
interfering with the human rights of those with an interest in the land affected. The
officers’ report seeking authorisation for the compulsory purchase order to be made
by the respective acquiring authority should address human rights issues. Further
guidance on human rights can be found on the Equality and Human Rights
Commission’s website.

532


http://www.equalityhumanrights.com/
http://www.equalityhumanrights.com/
http://www.equalityhumanrights.com/

3. What should acquiring authorities consider when offering financial

3.1

3.2

compensation in advance of a compulsory purchase order?

When offering financial compensation for land in advance of the making of a
compulsory purchase order (including orders which include a direction applying
section 14A of the Land Compensation Act 1961 — see Section 27: Compulsory
purchase orders which include directions to remove the prospects of planning
permission from the assessment of compensation), public sector organisations
should consider value for money as a whole in order to avoid any repercussive cost
impacts or pressures on both the scheme in question and other publicly-funded
schemes.

Acquiring authorities can consider all of the costs involved in the compulsory
purchase process when assessing the appropriate payments for purchase of land
in advance of compulsory purchase. For instance, the early acquisition may avoid
some of the following costs being incurred:

o legal fees (both for the order making process as a whole and for
dealing with individual objectors within a wider order, including
compensation claims)

. wider compulsory purchase order process administrative costs (for example,
staff resources or costs of publishing public notices in newspapers or serving
notices)

o the overall cost of project delay (for example, caused by delay in gaining entry
to the land)

o any other reasonable linked costs (for example, potential for objectors to
create further costs through satellite litigation on planning permissions and
other orders)

In order to reach early settlements, public sector organisations should make
reasonable initial offers, and be prepared to engage constructively with claimants
about relocation issues and mitigation and accommodation works where relevant.

4. Who has compulsory purchase powers?

41

Many public bodies with statutory powers have compulsory purchase powers,
including:

° local authorities (which include for some purposes national park authorities)
° statutory undertakers
o some executive agencies, including Homes England’

. health service bodies

" Homes England is the trading name for the Homes and Communities Agency (HCA) and operates under the
powers given to the HCA in the Housing and Regeneration Act 2008.
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Government ministers also have compulsory purchase powers, but departments
that use them will have their own internal guidance.

5. How is a compulsory purchase order made?

5.1 Detailed guidance is provided in the section on the compulsory purchase order
process.

6. How should the Public Sector Equality Duty be taken into account in the
compulsory purchase regime?

6.1 All public sector acquiring authorities are bound by the Public Sector Equality Duty
as set out in section 149 of the Equality Act 2010. Throughout the compulsory
purchase process, acquiring authorities must have due regard to the need to: (a)
eliminate unlawful discrimination, harassment, victimisation; (b) advance equality
of opportunity between persons who share a relevant protected characteristic and
persons who do not share it; and (c) foster good relations between persons who
share a relevant protected characteristic and persons who do not share it. In
performing their public functions, acquiring authorities must have due regard to the
need to meet these three aims of the Equality Act 2010.

6.2 For example, an important use of compulsory purchase powers is to help
regenerate run-down areas. Although low income is not a protected characteristic, it
is not uncommon for people from ethnic minorities, the elderly or people with a
disability to be over-represented in low income groups. As part of the Public Sector
Equality Duty, acquiring authorities must have due regard to the need to promote
equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This might mean that the acquiring
authority devises a process which promotes equality of opportunity by addressing
particular problems that people with certain protected characteristics might have
(e.g. making sure that documents are accessible for people with sight problems or
learning difficulties and that people have access to advocates or advice).

7. Can anyone else initiate compulsory purchase?

71 In certain circumstances an owner may also initiate a compulsory purchase
process. An owner may initiate the process by serving:

e apurchase notice under section 137 of the Town and Country Planning Act
1990 and section 32 of the Planning (Listed Buildings and Conservation Areas)
Act 1990 - served by landowners following an adverse planning or listed
building consent decision where, in specified circumstances, they consider that
the land has become incapable of reasonable beneficial use in its existing state
(guidance on Purchase Notices is available on our website at:
https://www.gov.uk/government/collections/compulsory-purchase-system-

guidance)
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a blight notice under section 150 of the Town and Country Planning
1990 Act - served by landowners where they have made reasonable
endeavours to sell their land but, because of blight caused by planning
proposals affecting the land, they have not been able to do so, except
at a substantially lower price than might reasonably have been
expected. Blight notices can only be served in the circumstances listed
in Schedule 13 to the Town and Country Planning Act 1990

8. Are there any other ways to compulsorily acquire land?

8.1

Other powers of compulsory purchase include:

a Transport and Works Act order under the Transport and Works Act 1992 -
guidance on Transport and Works Act orders is available from the
Department for Transport

a development consent order under the Planning Act 2008 for a Nationally
Significant Infrastructure Project - guidance is available here

a hybrid act of Parliament, such as the Crossrail Act 2008, which is one
promoted by the government but in relation to specified land rather than the
UK as a whole

a harbour revision order and a harbour empowerment order under the
Harbours Act 1964 — guidance is available here

This guidance relates to the use of compulsory purchase powers to make a
compulsory purchase order that is provided by a specific Act of Parliament and
requires the approval of a confirming authority.

10
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The compulsory purchase order process

9. What is the process for making a compulsory purchase order?

9.1

There are six key stages in the process:

Stage 1: Choosing the right compulsory purchase power

Staqge 2: Justifying a compulsory purchase order

Stage 3: Preparing and making a compulsory purchase order

Stage 4: Consideration of the compulsory purchase order

Stage 5: Implementing a compulsory purchase order

Stage 6: Compensation

11
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Stage 1: Choosing the right compulsory purchase power

10.When can an acquiring authority use its compulsory purchase powers?

10.1  There are a large number of enabling powers, each of which specifies the bodies
that are acquiring authorities for the purposes of the power and the purposes for
which the land can be acquired. The purpose for which an acquiring authority
seeks to acquire land will determine the statutory power under which compulsory
purchase is sought. This in turn will influence the factors which the confirming
authority will want to take into account in deciding whether to confirm a
compulsory purchase order.

10.2  Most acts containing enabling powers specify that the procedures in the
Acquisition of Land Act 1981 apply to orders made under those powers.
Where this is the case, an acquiring authority must follow those procedures.

11.Which power should an acquiring authority use to make a compulsory purchase
order?

11.1  Acquiring authorities should look to use the most specific power available for the
purpose in mind, and only use a general power when a specific power is not
available. The authority should have regard to any guidance relating to the use of
the power and adhere to any legislative requirements relating to it.

11.2  Specific guidance is available for:

. local authorities for planning purposes

. local authorities in conjunction with other powers or where land is required for

more than one function

° Homes England

. urban development corporations

. new town development corporations

. Mavyoral development corporations

. local housing authorities for housing purposes

. to improve the appearance or condition of land

. for educational purposes

. for public libraries and museums

. for airport Public Safety Zones

. for listed buildings in need of repair

. for the purposes of facilitating biodiversity net gain

12
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Stage 2: Justifying a compulsory purchase order

12.How does an acquiring authority justify a compulsory purchase order?

121

12.2

12.3

12.4

It is the acquiring authority that must decide how best to justify its proposal to
compulsorily acquire land under a particular act. The acquiring authority will need to
be ready to defend the proposal at any inquiry or through written representations
and, if necessary, in the courts.

There are certain fundamental principles that a confirming authority should
consider when deciding whether or not to confirm a compulsory purchase order
(see How will the confirming authority consider the acquiring authority’s
justification for a compulsory purchase order?). Acquiring authorities may find it

useful to take account of these in preparing their justification.

A compulsory purchase order should only be made where there is a compelling
case in the public interest and reasonable efforts have been made by the acquiring
authority to negotiate the purchase of land by agreement.

An acquiring authority should be sure that the purposes for which the compulsory
purchase order is made justify interfering with the human rights of those with an
interest in the land affected. Particular consideration should be given to the
provisions of Article 1 of the First Protocol to the European Convention on Human
Rights and, in the case of a dwelling, Article 8 of the Convention. Acquiring
authorities should also give consideration to the public sector equality duty (see
How should the Public Sector Equality Duty be taken into account in the
compulsory purchase regime?).

13.How will the confirming authority consider the acquiring authority’s justification for
a compulsory purchase order?

13.1

13.2

The confirming authority when considering a compulsory purchase order has to be
able to take a balanced view between the intentions of the acquiring authority and
the concerns of those with an interest in the land that it is proposing to acquire
compulsorily and the wider public interest. The more comprehensive the
justification which the acquiring authority can present, the stronger its case is likely
to be.

The confirming authority will consider each case on its own merits and this
guidance is not intended to imply that the confirming authority will require any
particular degree of justification for any specific order. It is not essential to show
that land is required immediately to secure the purpose for which it is to be
acquired. However, a confirming authority will need to understand, and the
acquiring authority be able to demonstrate, that there are sufficiently compelling
reasons for the powers to be sought at this time.

13
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13.3

13.4

The acquiring authority should have a clear idea of how it intends to use the land
which it is proposing to acquire and show that all the necessary resources are likely
to be available to achieve that end within a reasonable timescale. If it is unable to
do so, then it may be difficult to show conclusively that the compulsory acquisition
of the land included in the compulsory purchase order is justified in the public
interest. However, it will not always be possible for acquiring authorities to have
specific, detailed proposals for the land include in a compulsory purchase order
beyond the general planning framework for the area (including a masterplan for the
land) which has been endorsed by the acquiring authority). In these cases, the
confirming authority will expect the statement of reasons accompanying the
submission of the compulsory purchase order to include a summary of the
planning framework for the land concerned in sufficient detail to give reassurance
of the use of the land following acquisition and the justification for the timing of the
acquisition.

The confirming authority will need to be satisfied that the interests of those affected
by the exercise of the compulsory purchase powers have been considered. The
confirming authority will also have regard to any mitigation offered by the acquiring
authority when considering the impact of the exercise of the compulsory purchase
powers included in the compulsory purchase order on affected parties.

14. What information about the resource implications of the proposed scheme does
an acquiring authority need to provide?

141

In preparing its justification for the compulsory purchase order, the acquiring
authority should address:

a) sources of funding - the acquiring authority should provide substantive
information as to the sources of funding available for both acquiring the land
and implementing the scheme for which the land is required. If the scheme is
not intended to be independently financially viable, or the details cannot be
finalised until there is certainty that the necessary land will be required, the
acquiring authority should provide an indication of how any potential shortfalls
are intended to be met. This should include:

e the degree to which other bodies (including the private sector) have
agreed to make financial contributions or underwrite the scheme

e the basis on which the contributions or underwriting is to be made

b) timing of that funding - funding should generally be available now or early in
the process. Failing that, the confirming authority would expect funding to be
available to complete the compulsory acquisition within the statutory period
(see section 4 of the Compulsory Purchase Act 1965) following the operative
date. In some circumstances it would be reasonable for an acquiring authority to
acquire land with little prospect of the scheme being implemented for a number
of years. For example, where funding is available to acquire the land for
masterplanning purposes but the actual delivery of the underlying scheme is
not immediate.

14
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Evidence should also be provided to show that sufficient funding could be made
available immediately to cope with any acquisition resulting from a blight notice.

15.How does the acquiring authority address whether there are any other
impediments to the scheme going ahead?

15.1

15.2

It is not expected that all impediments to the delivery of a scheme will have been
removed or overcome by the point at which the decision on the confirmation of a
compulsory purchase order is made. It may be necessary to assemble land before
removing or overcoming certain impediments to maximise the opportunities that
exist for an area. The acquiring authority will however need to be able to show that
the implementation of the scheme following the confirmation decision being made
is unlikely to be blocked by any physical or legal impediments. These include:

o the programming of any infrastructure accommodation works or remedial
work which may be required

o any need for planning permission or other consent or licence

Where planning permission will be required for the scheme, and permission has yet
to be granted, the acquiring authority should demonstrate to the confirming
authority that there are no obvious reasons why it might be withheld.

15
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Stage 3: Preparing and making a compulsory purchase order

16.Can acquiring authorities enter land before deciding whether to include it in a
compulsory purchase order?

16.1

16.2

16.3

16.4

16.5

16.6

Acquiring authorities have the right to enter and survey or value land in connection
with a proposal to acquire an interest in or a right over land under powers in sections
172-179 of the Housing and Planning Act 2016 ("the 2016 Act").

If an acquiring authority wishes to conduct a survey or valuation of land prior to a
compulsory purchase order being made or confirmed, it should engage with the
landowner or occupier to seek their permission for access onto the land before
exercise of the power of entry under section 172 of the 2016 Act is considered. This
is important because it will help the acquiring authority to understand whether
conducting a survey or valuation would have any adverse effects on the person,
business or land and what measures could be taken to mitigate those effects.

When exercising the power of entry under section 172 of the 2016 Act, a person
authorised in writing by an acquiring authority:

(a) may only enter and survey or value the land at a reasonable time

(b) may not use force unless a justice of the peace has issued a warrant under
section 173(1) of the 2016 Act authorising the person to do so if they are
satisfied that:

(i) another person has prevented, or is likely to prevent, the exercise of that
power

(i) it is reasonable to use force in the exercise of that power

A verbal or written refusal of permission by a landowner or occupier to allow access
onto land should not be treated as an act of preventing the exercise of the power of
entry under section 172 of the 2016 Act unless they state in the verbal or written
communication that they intend to carry out a physical act to prevent the exercise of
the power. Examples of physical acts to prevent entry, which may result an
application for a warrant being made, could include padlocking gates, an individual
padlocking/gluing themselves to gates, or the physical obstruction of access with
vehicles or machinery.

A warrant issued under section 173(1) of the 2016 Act must specify the number of
occasions on which the warrant can be relied on by a person wishing to use force to
enter and survey or value land. The number specified must be the number which the
justice of the peace considers appropriate to achieve the purpose for which the entry
and survey or valuation are required.

A person who obstructs the exercise of the power of entry under section 172 of the
2016 Act, without reasonable excuse, commits an offence and is liable on summary
conviction to a fine not exceeding level 3 on the standard scale.

16
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16.7

16.8

A person also commits an offence if they disclose confidential information obtained
in the exercise of the section 172 power i.e. information which constitutes a trade
secret or the disclosure of which would or would be likely to prejudice the
commercial interests of any person, for purposes other than those for which the
power was exercised. The person will be liable on summary conviction to a fine, or,
on conviction on indictment, to imprisonment for a term not exceeding 2 years or to a
fine, or both.

A minimum of 14 days’ notice of entry must be given to owners and occupiers of the
land concerned and compensation is payable by acquiring authorities for any
damage arising as a result of the exercise of the powers under section 172 of the
2016 Act. If the land which is the subject of the survey or valuation is unoccupied, or
the occupier is absent from the land when the acquiring authority enters it, the land
must be left as secure as when the person entered it.

The notice of entry must include:

(a) a statement of the recipient’s rights under section 176 of the 2016 Act i.e. that
compensation is available for damages caused by entry onto the land as a
result of the exercise of the section 172 power, for example, damage caused to
property

(b) a copy of the warrant if one has been issued under section 173(1) of the 2016
Act

(c) if the acquiring authority proposes to do any of the following activities details of
what is proposed:

(i) searching, boring or excavating

(i)  leaving apparatus on the land
(iii)  taking samples
(iv) an aerial survey

(v) carrying out any other activities that may be required to facilitate
compliance with the instruments mentioned in section 174(5) of the 2016
Act

If the acquiring authority obtains a warrant after giving notice of entry, it must give a
copy of the warrant to all those to whom it gave that notice.

17
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16.9

16.10

16.11

Written authorisation from the appropriate Minister is required before the power of
entry under section 172 of the 2016 Act can be exercised if -

(a) theland is held by a statutory undertaker and it objects in writing to the
acquiring authority regarding the proposed entry and survey or valuation of the
land

(b) the objection is that the proposed entry and survey or valuation would be
seriously detrimental to the statutory undertaker carrying on its undertaking

A person may only exercise the power of entry under section 172 of the 2016 Act in
relation to Crown land if they have the permission of the appropriate authority (as
defined in section 293 of the Town and Country Planning Act 1990).

Any disputes relating to compensation for damages caused by entry onto the land as
a result of the exercise of the power of entry under section 172 are determined by the
Upper Tribunal (Lands Chamber). Also, the provisions of section 4 of the Land
Compensation Act 1961 in relation to costs apply to the determination of such
disputes.

17.What are the benefits of undertaking negotiations and engagement prior to, and
in parallel with, preparing and making a compulsory purchase order?

17.1

17.2

Undertaking negotiations and engagement prior to, and in parallel with, preparing
and making a compulsory purchase order can help build good working relationships
with those whose interests are affected. Acquiring authorities should be open and
honest with those whose interests are affected and treat their concerns with respect.
This includes statutory undertakers and similar bodies as well as private individuals
and businesses. Early communication with those whose interests are affected in the
preparation of a compulsory purchase order will assist the acquiring authority
understand more about:

(a) the land and rights it seeks to acquire

(b) the impact of the exercise of the compulsory purchase powers included in the
compulsory purchase order on those whose interests are affected

(c) the amount of compensation which may be payable to those with an interest in
the land if the compulsory purchase powers were to be exercised

(d) any physical or legal impediments to development that may exist

Acquiring authorities are encouraged to engage early and communicate regularly
with those whose interests are affected (in particular on relocation issues) and who
have indicated a willingness to engage with the authority. Greater transparency and
community engagement, including with the wider community, early in the compulsory
purchase order process can increase the likelihood of a compulsory purchase order
being confirmed.
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17.3

17.4

17.5

17.6

17.7

17.8

Such engagement can also help save time at the formal objection stage of the
compulsory purchase order process by minimising misunderstandings which may
arise. They may also help limit objections by identifying what measures can be put
in place by the acquiring authority to minimise the impacts of the exercise of the
compulsory purchase powers included in the compulsory purchase order on
affected parties. This can also help reduce the costs of a scheme.

Acquiring authorities should consider a variety of different engagement methods to
engage with those whose interests are affected to explain proposals, answer
questions and confirm whether alterations can be made to their schemes.

It is essential acquiring authorities remove potential barriers and minimise risks to
schemes by assessing potential objections up-front and building the arguments into
the case for the compulsory purchase order.

Those with an interest in land, who are often involuntary participants in the
compulsory purchase process, can in some instances argue that they do not receive
adequate compensation and compensation is not paid out early enough, if at all.
Understanding those concerns, communicating clearly and working at an early
stage with those whose interests are affected, and sustaining engagement
throughout the compulsory purchase process, including through alternative dispute
resolution techniques, can deliver positive results for all parties involved. This can
also prevent compensation cases from turning into referrals to the Upper Tribunal
(Lands Chamber) or disputes over legal costs.

Agreeing to reimburse owners' and occupiers’ reasonable costs of negotiation, or
other costs and expenses likely to be incurred in advance of the process of
acquisition, can help build relations and help the scheme proceed more efficiently.
Further guidance on the award of costs in the case of compulsory purchase orders
can be found on our website at: Appeals - GOV.UK (www.gov.uk).

Acquiring authorities are expected to provide evidence that the negotiations and
engagement set out in When should compulsory purchase powers be used? have
been undertaken, save for lands where land ownership is unknown or in question.

18.Can alternative dispute resolution techniques be used to address concerns
about a compulsory purchase order?

18.1

18.2

In the interests of speed and fostering good will, acquiring authorities are urged to
consider offering those with concerns about a compulsory purchase order full
access to alternative dispute resolution techniques. These should involve a suitably
qualified independent third party and should be available wherever appropriate
throughout the whole of the compulsory purchase process, from the planning and
preparation stage to agreeing the compensation payable for the acquired properties.

The use of alternative dispute resolution techniques can save time and money for
both parties, while its relative speed and informality may also help to reduce the

stress which the process inevitably places on those whose properties are
affected.
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For example, mediation might help to clarify concerns relating to the principle of
compulsorily acquiring the land, while other techniques such as early neutral
evaluation might help to relieve worries at an early stage about the potential level
of compensation eventually payable if the order were to be confirmed.

19. What other steps should be considered to help those affected by a compulsory
purchase proposal?

19.1  Compulsory purchase proposals will inevitably lead to a period of uncertainty and
anxiety for those with an interest in the land whether that is prior to, during or after
the making of a compulsory purchase order. Acquiring authorities should
therefore:

(a) provide full information from the outset about what the compulsory purchase
process involves, the rights and duties of those affected and an indicative
timetable of events - information should be in a format accessible to all those
affected

(b) inform owners and occupiers of guidance which is publicly available and
professionally published on compulsory purchase and compensation
including: this guidance, the Department’s plain English guides, and any
information or guidance published by the acquiring authority (including on
the scheme) or other professional body

(c) appoint a specified case manager during the preparatory stage to whom
those with concerns about the proposed acquisition can have easy and
direct access

(d) make owners and occupiers aware of professional advice available to assist
them in understanding the impact of the scheme on their interest and the
appropriate compensation which may be available to them

(e) where appropriate, in particular for estate regeneration or similar types of
schemes, offer advice and assistance to affected occupiers in respect of
their relocation and provide details of, and discuss with the occupier,
available relocation properties

(f) keep any delay to a minimum by completing the statutory process as quickly
as possible and taking every care to ensure that the compulsory purchase
order is made correctly and under the terms of the most appropriate enabling
power

Acquiring authorities should also:

(g) consider providing a ‘not before’ date, confirming that acquisition will not
take place before a certain time
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(h) where appropriate, give consideration to agreeing to fund owners' or
occupiers’ reasonable costs of negotiation or other costs and expenses
likely to be incurred in advance of the process of acquisition. For example,
professional fees for the undertaking of surveys or reports to assist in
understanding the impact of the exercise of compulsory purchase powers
included in a compulsory purchase order on particular land

(i) consider offering to alleviate concerns about future compensation entitlement
by entering into agreements about the minimum level of compensation which
would be payable if the acquisition goes ahead (not excluding the claimant’s
future right to refer the matter to the Upper Tribunal (Lands Chamber)

() consider agreeing to fund owners’ and occupiers’ reasonable costs and
expenses anticipated to be incurred by those owners and occupiers before
an alternative property is acquired and the costs/expenses incurred. For
example, professional fees for the undertaking of surveys or reports to
assist in understanding the impact on the owner or occupier of the exercise
of compulsory purchase powers

The acquiring authority’s statement of reasons should explain how and to what
extent the actions raised in the list above have been taken. Where an action has not
been taken, the statement of reasons should set out why the acquiring authority
decided to take this approach.

20.Why is it important to make sure that a compulsory purchase order is made
correctly?

20.1

20.2

The confirming authority has to be satisfied that the statutory procedures have
been followed correctly, whether the compulsory purchase order is opposed or not.
This means that the confirming authority has to check that no one has been or will
be substantially prejudiced as a result of:

e a defect in the compulsory purchase order

e by a failure to follow the correct procedures, such as the service of
additional or amended personal notices

Where the procedures set out in the Acquisition of Land Act 1981 apply, acquiring
authorities must prepare compulsory purchase orders in conformity with the
Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004
(as amended)? and are urged to take every possible care in doing so, including
recording the names and addresses of those with an interest in the land to be
acquired. (See also Can acquiring authorities seek advice from the confirming

department?.)

2 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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20.3  Advice on how to complete the forms of orders to which the Compulsory Purchase of
Land (Prescribed Forms) (Ministers) Regulations 2004 (as amended)? apply is
available in Section 16: Preparing and serving the compulsory purchase order and
notices below.

21.Are there any other important matters that may require consideration when
making a compulsory purchase order?

211 Where relevant, acquiring authorities should also have regard to advice available on:

) the need to justify the extent of the scheme to be disregarded under the ‘no
scheme principle’ for the purposes of assessing the value of land to be
acquired

e the protection afforded to special kinds of land

. compulsory purchase of new rights and other interests - for example,
in the compulsory creation of a right of access

° restrictions on the compulsory purchase of Crown land

. justifying the inclusion of a direction in a compulsory purchase order which
applies section 14A of the Land Compensation Act 1961

22.How should acquiring authorities deal with any personal data collected in relation
to a compulsory purchase order?

221 Acquiring authorities must ensure they comply with their obligations under the
General Data Protection Regulations and Data Protection Act 2018 when
undertaking a compulsory purchase order. As part of this, acquiring authorities need
to provide information to any individuals involved in the process about how their
personal data will be used (‘privacy notifications’). This includes where the acquiring
authority is serving notices on individuals or affixing site notices.

22.2  The notices required to be published and affixed by an acquiring authority under
section 11 of the Acquisition of Land Act 1981 must amongst other things:

(a) state the name of the place where a copy of the compulsory purchase order
and map may be inspected

(b) specify the website on which a copy of the compulsory purchase order and
map may be viewed

3 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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22.3

22.4

22.5

The prescribed form for a compulsory purchase order requires the personal data of
individuals whose interests are proposed to be acquired under the order to be set
out in the schedule to the order. When making a copy of the compulsory purchase
order available to inspect or on a website, the acquiring authority is permitted by the
General Data Protection Regulations and Data Protection Act 2018 to disclose the
personal information contained in the schedule to the order without redaction
because it is under a legal obligation to publish the compulsory purchase order as
prescribed under the Acquisition of Land Act 1981.

For compulsory purchase order cases where the Secretary of State who has
responsibility for housing and planning matters is the confirming authority, the
privacy notifications should include reference to the public register of compulsory
purchase order decisions issued by the Secretary of State who has responsibility for
housing and planning matters in their role as the confirming authority and advise that
decision letters and inspectors’ reports may be published.

When submitting a compulsory purchase order for confirmation, acquiring authorities
should confirm the relevant privacy notifications have been served.

23.Which parties should be notified of a compulsory purchase order?

23.1

23.2

The parties who must be notified of a compulsory purchase order are
referred to as qualifying persons. A qualifying person includes:

e anowner
. an occupier

) a tenant (whatever the period of the tenancy)

. a person to whom the acquiring authority would be required to give notice to

treat if it was proceeding under section 5(1) of the Compulsory Purchase Act
1965

o a person the acquiring authority thinks is likely to be entitled to make a claim
for compensation under section 10 of the Compulsory Purchase Act 1965
(compensation for injurious affection) if the order is confirmed and the
compulsory purchase takes place, so far as they are known to the acquiring
authority after making diligent inquiry; this relates mainly, but not exclusively,
to easements and restrictive covenants

When serving notice of an order on qualifying persons, the acquiring authority is
also expected to send to each one a copy of the authority’s statement of reasons
for making the order. A copy of this statement should also be sent, where
appropriate, to any applicant for planning permission in respect of the land. This
statement of reasons, although non-statutory, should be as comprehensive as
possible.

23

548


https://www.gov.uk/government/publications/compulsory-purchase-orders-register-of-decisions
https://www.gov.uk/government/publications/compulsory-purchase-orders-register-of-decisions
https://www.gov.uk/government/publications/compulsory-purchase-orders-register-of-decisions
http://www.legislation.gov.uk/ukpga/1965/56/section/5
http://www.legislation.gov.uk/ukpga/1965/56/section/5
http://www.legislation.gov.uk/ukpga/1965/56/section/10
http://www.legislation.gov.uk/ukpga/1965/56/section/10

23.3

234

When serving notice under on qualifying persons of a compulsory purchase order
which includes a direction applying section 14A of the Land Compensation Act
1961, the notice must also contain specific information relating to the direction (see
How will landowners be notified of a compulsory purchase order which has been
made with a direction applying section 14A of the Land Compensation Act 1961
included?).

The general public will also be notified of a compulsory purchase order through
newspaper notices, site notices, and notices published on a website which contains
information about the scheme or project that underlies the proposed purchase. The
notices will state where copies of the compulsory purchase order and map may be
viewed online or at a physical location. For guidance on the disclosure of personal
data associated with the publishing of a compulsory purchase order (see How should
acquiring authorities deal with any personal data collected in relation to a compulsory
purchase order?).

24.Can objections be made to a compulsory purchase order?

241

24.2

243

There are statutory requirements for compulsory purchase orders that are about to
be submitted for confirmation to be advertised in newspapers, on a website which
contains information about the scheme or project that underlies the proposed
purchase and through site notices. These invite the submission of objections to the
relevant confirming authority. Objections can be made by owners, other qualifying
persons and third parties, including members of the public. Objections must arrive
with the confirming authority within the period specified in the notice. This must be a
minimum of 21 days. For further information on the requirements for grounds of
objection and objectors’ statements of case in relation to an inquiry see What are the
different types of objection?. It is important to make objections as relevant as
possible to the matters which fall for consideration, in order for the objection to have
an effect.

Under rule 14 of the Compulsory Purchase (Inquiries Procedure) Rules 2007, third
parties have no right to be heard at an inquiry, although the inspector may permit
them to appear at the inspector’s discretion (although permission is not to be
unreasonably withheld).

Objections should be sent to the confirming department at the address provided in
Section 18 of this guidance.

25.Can acquiring authorities seek advice from the confirming department?

251

Acquiring authorities are expected to seek their own legal and professional advice
when preparing and making compulsory purchase orders. Where an authority has
taken advice but still retains doubts about particular technical points concerning
the form of a proposed compulsory purchase order, it may seek informal written
comments from the confirming department by submitting a draft for technical
examination.
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25.2

Experience suggests that technical examination by the confirming department can
assist significantly in avoiding delays caused by drafting defects in orders submitted
for confirmation. The role of the confirming department at this stage is confined to
giving the draft compulsory purchase order a technical examination to check that it
complies with the requirements on form and content in the statutes and the
Compulsory Purchase of Land (Prescribed Forms) (Ministers) Requlations 2004 (as
amended)?, without prejudice to the consideration of its merits or demerits.

26.What documents should accompany a compulsory purchase order which is
submitted for confirmation?

26.1

Below is a checklist of the documents to be submitted to the confirming
authority with a compulsory purchase order:

° one copy of the sealed compulsory purchase order and two copies of the
sealed map

. two copies each of the unsealed compulsory purchase order and unsealed
map - follow the link for further guidance on order maps

o one copy of the general certificate in support of order submission including
(where appropriate) confirmation that the proper notices have been correctly
served in relation to: (a) an order made on behalf of a parish council; (b)
Church of England property; or (c) a listed building in need of repair

o one copy of the protected assets certificate giving a nil return or a positive
statement for each category of assets protection referred to in What
information needs to be included in a positive statement? in section 16 (except
for orders under section 47 of the Planning (Listed Buildings and Conservation
Areas) Act 1990)

. two copies of the statement of reasons and, wherever practicable, any other
documents referred to therein. A statement of reasons must include a
statement concerning the planning permission (see How does the acquiring
authority address whether there are any other impediments to the scheme

going ahead?)

Where a compulsory purchase order is made which includes a direction applying
section 14A of the Land Compensation Act 1961, an additional document (a
‘statement of commitments’) must be submitted with the order (see When may an
acquiring authority seek to include direction in a compulsory purchase order for
compensation to be assessed in accordance with section 14A of the Land
Compensation Act 19617).

4 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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26.2  Compulsory purchase orders for listed buildings in need of repair will also require:

one copy of the repairs notice served in accordance with section 48, where
the order is made under section 47 of the Planning (Listed Buildings and
Conservation Areas) Act 1990) - follow the link for further information on
Compulsory purchase orders for listed buildings in need of repair
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Stage 4: Consideration of the compulsory purchase order
27.Who will take the decision to confirm or not a compulsory purchase order?

27.1  The ‘confirming authority’ under the Acquisition of Land Act 1981 is the minister
having the power to authorise the acquiring authority to purchase the land
compulsorily.

27.2 However, under section 14D of the Acquisition of Land Act 19815 a confirming
authority can appoint an inspector to act instead of it in relation to the confirmation
of a compulsory purchase order to which section 13A of the Acquisition of Land

Act 1981 applies (i.e. a non-ministerial order where there is a remaining objection).

27.3  Where the Secretary of State who has responsibility for housing and planning
matters is the confirming authority for such an order, they will carefully consider
the suitability of ‘delegating’ the confirmation decision to an inspector in line with
the criteria set out in this guidance. The Secretary of State will assess the
suitability of each compulsory purchase order for delegation on its individual
merits.

28.What criteria will the Secretary of State consider in deciding whether to delegate
a decision on a compulsory purchase order?

28.1  The Secretary of State who has responsibility for housing and planning matters in
their role as the confirming authority will carefully consider the suitability of all
compulsory purchase orders to be delegated to an inspector but will generally
delegate the decision on confirmation of a compulsory purchase order where, in
their opinion, it appears unlikely to:

o conflict with national policies on important matters
. raise novel issues

o give rise to significant controversy

o have impacts which extend beyond the local area

The Secretary of State will assess the suitability of each compulsory purchase
order for delegation on its individual merits.

5 The power to delegate a decision on a compulsory purchase order to an inspector was inserted by section
181 of the Housing and Planning Act 2016 and applies to compulsory purchase orders submitted to a
confirming authority for confirmation on or after 6 April 2018.
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29.1f a compulsory purchase order is delegated to an inspector and new
issues/evidence emerge, can the Secretary of State revisit their decision to
appoint an inspector to take the confirmation decision?

291

29.2

29.3

Section 14D of the Acquisition of Land Act 1981 enables a confirming authority to
cancel the appointment of an inspector acting instead of it in relation to the
confirmation of a compulsory purchase order. The appointment may be cancelled
at any time before the inspector has made the confirmation decision.

While each compulsory purchase order will be considered on its individual merits,
if, at any time until a decision is made by the appointed inspector, the Secretary of
State who has responsibility for housing and planning matters considers that the
compulsory purchase order now raises issues which should be considered by
them in their role as the confirming authority, the Secretary of State may decide
that the appointment of the inspector should be cancelled. In this instance, the
inspector will be asked to submit a report and recommendation to the Secretary of
State who has responsibility for housing and planning matters who will make the
confirmation decision in their role as the confirming authority.

If the Secretary of State who has responsibility for housing and planning matters in
their role as the confirming authority decides to cancel the appointment of an
inspector (and does not appoint another inspector to take the decision instead),
they must give its reasons for doing so to the inspector, acquiring authority and
every person who has made a remaining objection (see section 14D(7) of the
Acquisition of Land Act 1981).

30.What happens if no objections are made?

30.1

If no objections are made to a compulsory purchase order and the confirming
authority is satisfied that the proper procedure for serving and publishing notices
has been observed, they will consider the case on its merits. The confirming
authority can then confirm, modify or reject the compulsory purchase order without
the need for any form of hearing. If the order can be confirmed without
modification and does not include statutory undertakers’ land or special kinds of
land or a direction which applies section 14A of the Land Compensation Act 1961,
the confirming authority may remit the case back to the acquiring authority for
confirmation using the power under section 14A of the Acquisition of Land Act
1981. (See Can the confirming authority modify an order? for more information.)

31.What happens if there are objections and these are not withdrawn?

31.1

If objections are received and not withdrawn, the confirming authority will either
arrange for a public local inquiry to be held or — where all the remaining objectors
and the acquiring authority agree to it — arrange for the objections to be
considered through the written representations procedure.
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32.What are the different types of objection?

32.1

32.2

32.3

32.4

A ‘relevant objection’ is one made by a person who is an owner, lessee, tenant or
occupier of the land or a person to whom the acquiring authority would be
required to give a notice to treat.

It may also be an objection made by a person who might be able to make a claim
for injurious affection under section 10 of the Compulsory Purchase Act 1965, but
only if the acquiring authority think that the person is likely to be entitled to make
such a claim if the order is confirmed and the compulsory purchase takes place,
so far as that person is known to the acquiring authority after making diligent
inquiry.

A ‘remaining objection’ is a relevant objection that has not been withdrawn or
disregarded (for example because it relates solely to compensation).

Other objections can be made by persons who are not a relevant objector, for
example, by a third party, community group or special interest organisation.

33.Does an objection need to be in writing?

33.1

Section 13(3) of the Acquisition of Land Act 1981 enables the confirming
authority to require every person who makes a relevant objection to state the
grounds of objection in writing.

34.When might an objector’s statement of case be required?

34.1

34.2

A confirming authority can also require remaining objectors, and others who
intend to appear at inquiry, to provide a statement of case. This is a useful
device for minimising the need to adjourn inquiries as a result of new
information. This is most likely where commercial concerns are objecting to
large or complex schemes. Under Rule 7(5) of the Compulsory Purchase
(Inquiries Procedure) Rules 2007, a person may be required to provide further
information about matters contained in any such statement of case.

Objectors may wish to prepare a statement of case even when not asked
to do so because it may be helpful for themselves and the inquiry.

35.How are objections considered?

35.1

35.2

Although all remaining objectors have a right to be heard at an inquiry, acquiring
authorities are encouraged to continue to engage with both remaining and other
objectors after submitting an order for confirmation, with a view to securing the
withdrawal of objections. In line with the advice on alternative dispute resolution,
this should include employing such alternative dispute resolution techniques as
may be agreed between the parties.

The Compulsory Purchase of Land (Written Representations Procedure)
(Ministers) Requlations 2004 prescribe a procedure by which objections to
an order can be considered in writing if all the remaining objectors agree
and the confirming authority deems it appropriate, as an alternative to
holding an inquiry.
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35.3

In summary, these regulations provide that, once the confirming authority
has indicated that the written representations procedure will be followed,
the acquiring authority have 15 working days to make additional
representations in support of the case it has already made for the order in
its statement of reasons. Once these representations have been copied to
the objectors, they will also have 15 working days to make representations
to the confirming authority. These in turn are copied to the acquiring
authority who then has a final opportunity to comment on the objectors’
representations but cannot raise new issues.

For compulsory purchase orders made under housing and planning compulsory
purchase powers, the written representations procedure will be offered to
objectors except where it is clear from the outset that the scale or complexity of
the order makes it unlikely that the procedure would be acceptable or
appropriate. In such cases an inquiry will be called in the normal way. The
practice for considering compulsory purchase orders made under other
compulsory purchase powers may vary.

36.What procedures are followed for inquiries into compulsory purchase
orders under Acquisition of Land Act 19817

36.1

The Compulsory Purchase (Inquiries Procedure) Rules 20078 (‘2007 Rules’)
apply all inquiries into compulsory purchase orders made under the Acquisition of
Land Act 1981, both ministerial and non-ministerial, and to compulsory rights
orders.

37.What information should an acquiring authority’s statement of case, required to
be submitted under the Compulsory Purchase (Inquiries Procedure) Rules 2007,
contain?

37.1

It should be possible for the acquiring authority to use the non-statutory statement
of reasons as the basis for the statement of case which is required to be served
under the_Compulsory Purchase (Inquiries Procedure) Rules 2007 where an
inquiry is to be held. The acquiring authority’s statement of case should set out a
detailed response to the objections made to the compulsory purchase order.

38.What supplementary information may be required?

38.1

38.2

When considering the acquiring authority’s order submission, the confirming
department may, if necessary, request clarification of particular points. These
may arise both before the inquiry has been held or after the inquiry.

Such clarification will often relate to statutory procedural matters, such as
confirmation that the authority has complied with the requirements relating to the
service of notices. This information may be needed before the inquiry can be
arranged. But it may also relate to matters raised by objectors, such as the ability
of the authority or a developer to meet development costs.

6 The Compulsory Purchase (Inquiries Procedure) Rules 2007 were amended by the Compulsory Purchase
(Inquiries Procedure) (Miscellaneous Amendments and Electronic Communications) Rules 2018 with effect

from 6 April 2018
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38.3

Where further information is needed, the confirming authority will write to the
acquiring authority setting out the points of difficulty and the further information or
statutory action required. The confirming authority will copy its side of any such
correspondence to remaining objectors, and requests that the acquiring authority
should do the same.

39.Should a programme officer be appointed?

39.1

Acquiring authorities may wish to consider appointing a programme officer to
assist the inspector in organising administrative arrangements for larger
compulsory purchase order inquiries. A programme officer might undertake tasks
such as assisting with preparing and running of any pre-inquiry meetings,
preparing a draft programme for the inquiry, managing the public inquiry
document library and, if requested by the inspector, arranging accompanied site
inspections. A programme officer would also be able to respond to enquiries
about the running of the inquiry during its course.

40.When will an inquiry be held?

401

40.2

40.3

Practice may vary between departments but, once the need for an inquiry has
been established, it will normally be arranged by the Planning Inspectorate in
consultation with the acquiring authority for the earliest date on which an
appropriate inspector is available. Having regard to the minimum time required to
check the orders and arrange the inquiry, this will typically be held around six
months after submission. It is important to ensure that adequate notification is
given to objectors of the inquiry dates, so that they have sufficient time to
prepare evidence for the inquiry. This will also assist in the efficient conduct of
the inquiry.

Once the date of the inquiry has been fixed it will be changed only for exceptional
reasons. A confirming department will not normally agree to cancel an inquiry
unless all statutory objectors withdraw their objections or the acquiring authority
indicates formally that it no longer wishes to pursue the order, in sufficient time for
notice of cancellation of the inquiry to be published. As a general rule, the inquiry
date will not be changed because the authority or an objector needs more time to
prepare its evidence.

The authority should have prepared its case sufficiently rigorously before making
the order to make such a postponement unnecessary. An inquiry date would not
normally be changed because a particular advocate is unavailable on the
specified date.

41.What scope is there for joint or concurrent inquiries?

411

It is important to identify at the earliest possible stage any application or appeal
associated with, or related to, the order which may require approval or decision.
This is to allow the appropriateness of arranging a joint inquiry or concurrent
inquiries to be considered. Such actions might include, for example, an
application for an order stopping up a public highway (when it is to be determined
at a ministerial level) or an appeal against the refusal of planning permission.
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41.2  Any such arrangements cannot be settled until the full range of proposals and the
objections or grounds of appeal are known. The acquiring authority should ensure
that any relevant statutory procedures for which it is responsible (including
actually making the relevant compulsory purchase order) are carried out at the
right time to enable any related applications or appeals to be processed in step.

42.What advice is available about costs awards?

42.1  Advice on the inquiry costs for statutory objectors is given in Award of costs
incurred in planning and other proceedings. The principles of this advice also
apply to written representations procedure costs.

42.2  When notifying successful objectors of the decision on the order under the
Compulsory Purchase (Inquiries Procedure) Rules 2007 or the Compulsory
Purchase of Land (Written Representations Procedure)(Ministers) Regulations
2004, the confirming authority will tell them that they may be entitled to claim
inquiry or written representations procedure costs and invite them to submit an
application for an award of costs.

43. Are acquiring authorities normally required to meet the costs associated with
an inquiry or written representations?

43.1  Acquiring authorities will be required to meet the administrative costs of an
inquiry and the expenses incurred by the inspector in holding it. Likewise, the
acquiring authority will be required to meet the inspector’s costs associated with
the consideration of written representations. Other administrative costs
associated with the written representations procedure are, however, likely to be
minor, and the confirming authority will decide on a case by case basis whether
or not to recoup them from the acquiring authority under section 13B of the
Acquisition of Land Act 1981. The daily amount of costs which may be recovered
where an inquiry is held to which section 250(4) of the Local Government Act
1972 applies, or where the written representations procedure is used, is £630 per
day as prescribed in The Fees for Inquiries (Standard Daily Amount) (England)
Regulations 2000.

43.2  Further information on the award of costs is available in planning guidance:
Award of costs incurred in planning and other proceedings.

44.What happens if there are legal difficulties with an order?

44.1  Whilst only the courts can rule on the validity of a compulsory purchase order,
the confirming authority would not think it right to confirm an order if it appeared
to be invalid, even if there had been no objections to it. Where this is the case,
the confirming authority will issue a formal, reasoned decision refusing to confirm
the order. The decision letter will be copied to all those who were entitled to be
served with notice of the making and effect of the order and to any other person
who made a representation.
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45.Can the confirming authority modify an order?

451

45.2

45.3

45.4

45.5

45.6

The confirming authority may confirm a compulsory purchase order with or
without modifications. Section 14 of the Acquisition of Land Act 1981 imposes
limitations on the confirming authority’s power to modify the order. This
provides that a compulsory purchase order can only be modified to include any
additional land if all the people who are affected give their consent.

There is no scope for the confirming authority to add to, or substitute, the
statutory purpose (or purposes) for which the order was made. The power of
modification is used sparingly and not to rewrite orders extensively. While
some minor slips can be corrected, there is no need to modify an order solely
to show a change of ownership where the acquiring authority has acquired a
relevant interest or interests after submitting the order.

If it becomes apparent to an acquiring authority that it may wish the confirming
authority to substantially amend the order by modification at the time of any
confirmation, the authority should write as soon as possible, setting out the
proposed modification.

This letter should be copied to each remaining objector, any other person who
may be entitled to appear at the inquiry (such as any person required by the
confirming authority to provide a statement of case) and to any other interested
persons who seem to be directly affected by the matters that might be subject to
modification. Where such potential modifications have been identified before the
inquiry is held, the inspector will normally wish to provide an opportunity for them
to be debated.

The confirming authority also has a specific power to modify a compulsory
purchase order which includes a direction applying section 14A of the Land
Compensation Act 1961 (see How will the confirming authority consider a
compulsory purchase order which is made with a direction applying section 14A
of the Land Compensation Act 1961 included?).

Where the confirming authority exercises the power under section 13D of the
Acquisition of Land Act 1981 to extend the time limit for the implementation of a
compulsory purchase order, the confirming authority will modify the order by
specifying a new time limit for its implementation.

46.Can a compulsory purchase order be confirmed in stages?

46.1

In cases where the Acquisition of Land Act 1981 applies to a compulsory
purchase order, section 13C of that Act provides a general power for the order to
be confirmed in stages, at the discretion of the confirming authority. This power is
intended to make it possible for part of a scheme to be able to proceed earlier
than might otherwise be the case, although its practical application is likely to be
limited. It is not a device to enable the land required for more than one project or
scheme to be included in a single order.
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46.2

The decision to confirm in part must be accompanied by a direction postponing
consideration of the remaining part until a specified date. The notices of
confirmation of the confirmed part of the order must include a statement indicating
the effect of that direction and be published, displayed and served in accordance
with section 15 of the Acquisition of Land Act 1981.

47.When might an order be confirmed in stages?

471

47.2

47.3

The power to confirm an order in stages may be used when the confirming
authority is satisfied that a compulsory purchase order should be confirmed for
part of the land covered by the order but is not yet able to decide whether the
order should be confirmed in relation to other parts of the order land. This could
be, for example, because further investigations are required to establish the
extent, if any, of alleged contaminated land. Where an order is confirmed in part
under this power, the remaining undecided part is then treated as if it were a
separate order.

To confirm in part, the confirming authority will need to be satisfied that:

o the proposed scheme or schemes underlying the need for the order
can be independently implemented over that part of the order land to
be confirmed, regardless of whether the remainder of the order is ever
confirmed

° the statutory requirements for the service and publication of notices
have been followed

o there are no remaining objections relating to the part to be confirmed
(if the confirming authority wishes to confirm part of an order prior to
holding a public inquiry or following the written representations
procedure)

If the confirming authority were to be satisfied on the basis of the evidence
already available to them that a part of the order land should be excluded,
they may exercise their discretion to refuse to confirm the order or, in
confirming the order, they may modify it to exclude the areas of uncertainty.

48.When can a compulsory purchase order be confirmed by the
acquiring authority?

48.1

Section 14A of the Acquisition of Land Act 1981 provides a discretionary
power for a confirming authority to give the acquiring authority responsibility
for deciding an order which has been submitted for confirmation if certain
specified conditions are met. The confirming authority must be satisfied that:

o there are no outstanding objections to the order

o all the statutory requirements as to the service and publication of notices
have been complied with

o the order is capable of being confirmed without modification
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The power of the confirming authority to issue such notice is excluded in cases
where:

o the land to be acquired includes land acquired by a statutory undertaker for
the purposes of its undertaking, that statutory undertaker has made
representations to the minister responsible for sponsoring its business and
the confirming authority is satisfied that the land to be taken is used for the
purposes of the undertaking

o the land to be acquired forms part of a common, open space, or fuel or field
garden allotment

as confirmation of an order in these circumstances is contingent on other
ministerial decisions.

48.2  The power of the confirming authority to issue such notice is also excluded
where an acquiring authority has made a compulsory purchase order which
includes a direction applying section 14A of the Land Compensation Act
1961 (see Can an acquiring authority confirm its own compulsory purchase
order if it includes a direction applying section 14A of the Land
Compensation Act 19617). .

48.3  The acquiring authority’s power to confirm a compulsory purchase order does not
extend to being able to modify the order or to confirm the order in stages. If the
acquiring authority considers there is a need for a modification, for example, to
rectify drafting errors, it will have to ask the confirming authority to revoke the
notice given under these provisions.

49. What should the confirming authority do if it decides to give an
acquiring authority the power to confirm a compulsory purchase order?

49.1 To exercise its discretionary power under section 14A of the Acquisition of Land
Act 1981, the confirming authority serves a notice on the acquiring authority
giving it the power to confirm the compulsory purchase order. The sealed order
and one sealed map (or sets of sealed maps) will be returned with the notice. The
notice should:

o indicate that if the acquiring authority decides to confirm the order, it
should be endorsed as confirmed with the endorsement authenticated
by a person having authority to do so

o suggest a form of words for the endorsement

o refer to the statutory requirement to serve notice of confirmation under
section 15 of the Acquisition of Land Act 1981

o require that the confirming authority should be informed of the decision on
the order as soon as possible with (where applicable) a copy of the
endorsed order
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50.What should the acquiring authority do if it decides to confirm its own order?

50.1 If the acquiring authority decides to confirm its own order, it should return the
notice of confirmation to the confirming authority. The form of the notice of
confirmation is set out in Form 11 in the Schedule to the Compulsory Purchase of
Land (Prescribed Forms) (Ministers) Regulations 2004 (as amended)”.

50.2  An acquiring authority exercising the power to confirm must notify the confirming
authority as soon as reasonably practicable of its decision. Until such notification
is received, the confirming authority can revoke the acquiring authority’s power to
confirm. This might be necessary, for example, if the confirming authority
received a late objection which raised important issues, or if the acquiring
authority were to fail to decide whether to confirm within a reasonable timescale.

50.3  Acquiring authorities are asked to ensure that in all cases the confirming
department is notified without delay of the date when notice of confirmation of the
order is first published in the press in accordance with the provisions of the
Acquisition of Land Act 1981.

50.4  This is important as the six weeks’ period allowed by virtue of section 23 of the
Acquisition of Land Act 1981 for an application to the High Court to be made
begins on this date. Similarly, and for the same reason, where the Secretary of
State has given a certificate under section 19 of, or paragraph 6 of Schedule 3 to,
the Acquisition of Land Act 1981, the department giving the certificate should be
notified straight away of the date when notice is first published.

51.Are there timetables for confirmation of compulsory purchase orders?

51.1  Section 14B of the Acquisition of Land Act 19818 requires the Secretary of State to
publish one or more timetables for confirmation of compulsory purchase orders.
The timescales are set out in the paragraphs which follow. The target timescales
will apply to all confirming authorities other than the Welsh Ministers (who have
the power to publish their own timetables under section 14C of the Acquisition of
Land Act 1981 in relation to compulsory purchase orders to be confirmed by
them).

7 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by

The Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024

8 The requirement for the Secretary of State to publish one or more timetables setting out the steps to be

taken by confirming authorities in confirming a compulsory purchase order was inserted by section 180 of
the Housing and Planning Act 2016 and applies to compulsory purchase orders which are submitted to a

confirming authority for confirmation on or after 6 April 2018.
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52.How long will it take to get a decision on a compulsory purchase order which is
delegated to an inspector and subject to the written representation process?

52.1

52.2

52.3

Where a compulsory purchase order is delegated to an inspector and subject to
the written representation procedure, there is a statutory requirement for a site
visit, where necessary, to be conducted within 15 weeks of the starting date letter
(see regulation 8(1) of the Compulsory Purchase of Land (Written Representations
Procedure) (Ministers) Regulations 2004 as amended by the Compulsory
Purchase of Land (Written Representations Procedure) (Ministers) (Miscellaneous
Amendments and Electronic Communications) Regulations 2018).

A decision should be issued within 4 weeks of the site visit date in 80% of cases
delegated by the Secretary of State in their role as the confirming authority; with
100% of cases being decided within 8 weeks of the site visit date.

In cases where there has not been a site visit, the timescales for decision will be
taken from the final exchange of representations under regulation 5 of the
Compulsory Purchase of Land (Written Representations Procedure) (Ministers)
Regulations 2004.

53.How long will it take to get a decision on a compulsory purchase order which is
delegated to an inspector and subject to the public inquiry procedure?

53.1

53.2

Where a compulsory purchase order is delegated to an inspector and subject to
the public inquiry procedure, the parties will be notified within 10 working days
beginning with the day after the inquiry closes of the expected date on which a
decision will be issued (see the modified version of rule 18 in Schedule 1 to the
Compulsory Purchase (Inquiries Procedure) Rules 2007 as amended by the
Compulsory Purchase (Inquiries Procedure) (Miscellaneous Amendments and
Electronic Communications) Rules 2018.

A decision on the compulsory purchase order should be issued by the inspector
within 8 weeks of the close of the Inquiry in 80% of cases delegated by the
Secretary of State in their role as the confirming authority; with 100% of cases
being decided within 12 weeks.

54.How long will it take to get a decision on a compulsory purchase order which is
decided by a Secretary of State in their role as the confirming authority and
subject to the written representation process?

54.1

Where a compulsory purchase order is subject to the written representation
procedure, there is a statutory requirement for a site visit, where necessary, to be
conducted within 15 weeks of the starting date letter (see regulation 8(1) of the
Compulsory Purchase of Land (Written Representations Procedure) (Ministers)
Regulations 2004 as amended by the Compulsory Purchase of Land (Written
Representations Procedure) (Ministers) (Miscellaneous Amendments and

Electronic Communications) Regulations 2018.
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54.2

54.3

The Secretary of State in their role as the confirming authority should issue 80% of
compulsory purchase decisions on written representation cases within 8 weeks of
the site visit. The remaining 20% of cases should be decided within 12 weeks of
the site visit.

In cases where there has not been a site visit, the timescales for decision will be
taken from the final exchange of representations under regulation 5 of the
Compulsory Purchase of Land (Written Representations Procedure) (Ministers)
Regulations 2004.

55.How long will it take to get a decision on a compulsory purchase order which is
decided by a Secretary of State in their role as the confirming authority and
subject to the public inquiry process?

55.1

55.2

Where a compulsory purchase order is to be decided by the Secretary of State in
their role as the confirming authority and subject to the public inquiry procedure,
the parties will be notified within 10 working days beginning with the day after the
inquiry closes of the expected date of the Secretary of State’s decision (see rule
18(A1) of the Compulsory Purchase (Inquiries Procedure) Rules 2007 as
amended by the Compulsory Purchase (Inquiries Procedure) (Miscellaneous
Amendments and Electronic Communications) Rules 2018).

In addition, there is a target that 80% of cases should be decided by the relevant
Secretary of State in their role as the confirming authority within 20 weeks of the
close of the public inquiry — with the remaining cases decided within 24 weeks.

56.What happens if the Secretary of State in their role as the confirming authority or
an inspector fails to issue a decision in accordance with the published
timescales?

56.1

56.2

The Secretary of State who has responsibility for housing and planning matters
must issue an annual report to Parliament showing the extent to which confirming
authorities have complied with the published timescales.

The validity of a compulsory purchase order is not, however, affected by any
failure to comply with a timetable (see section 14B(4) of the Acquisition of Land
Act 1981).

57.Can a compulsory purchase order be challenged through the courts after it has
been confirmed?

57.1

Any person aggrieved who wishes to dispute the validity of a compulsory purchase
order, or any of its provisions, can challenge the order through an application to
the High Court under section 23 of the Acquisition of Land Act 1981 on the
grounds that:

e the authorisation of the order is not empowered to be granted under the
Acquisition of Land Act 1981 or an enactment mentioned in section 1(1) of
that Act

e a ‘relevant requirement’ has not been complied with
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57.2

57.3

A ‘relevant requirement’ is any requirement under the Acquisition of Land Act
1981, of any regulations made under it, or the Tribunals and Inquiries Act 1992 or
of regulations made under that act.

Any such application must be made within 6 weeks of the date specified in section
23(4) of the Acquisition of Land Act 1981.

58.What powers does the court have on an application under section 23 of the
Acquisition of Land Act 19817

58.1

Section 24 of the Acquisition of Land Act 1981 sets out the powers of the court on
an application under section 23 of the Acquisition of Land Act 1981. First, the
court has the discretionary power to grant interim relief suspending the operation
of the order or certificate pending the final determination of the court proceedings
(section 24(1)). Second, where a challenge under section 23 of the Acquisition of
Land Act 1981 is successful, the court has the discretionary power to quash:

e the decision to confirm the compulsory purchase order (section 24(3)) (NB:
this does not apply in relation to an application under section 23 which was
made before 13 July 2016)

e the whole or any part of an order (section 24(2))

59.1s the time period for implementing a compulsory purchase order extended
where it is the subject of a legal challenge?

59.1

59.2

Under section 4A of the Compulsory Purchase Act 1965 (for notice to treat
process) and section 5B of the Compulsory Purchase (Vesting Declarations) Act
1981 (for general vesting declaration process) the applicable period for
implementing a compulsory purchase order is extended for:

e a period equivalent to the period from the date an application challenging the
order is made until it is withdrawn or finally determined

e oOneyear

whichever is the shorter. NB: The extended time period does not apply to an
application made in respect of a compulsory purchase order which became
operative before 13 July 2016.

An application to challenge an order is finally determined after the normal time for
submitting an appeal has elapsed or, where an appeal has been submitted, it is
either withdrawn or finally determined.

60.Can a decision not to confirm a compulsory purchase order be challenged
through the courts?

60.1

A decision not to confirm a compulsory purchase order can be challenged through
the courts by means of an application for judicial review under Part 54 of the Civil
Procedure Rules 1998.
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61.1s there a record of compulsory purchase orders decisions?

61.1 A public register of compulsory purchase order decisions for cases which the
Secretary of State who has responsibility for housing and planning matters is the
confirming authority for is maintained on our website at:

https://www.gov.uk/government/publications/compulsory-purchase-orders-register-
of-decisions
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Stage 5: Implementing a compulsory purchase order
62.When does a compulsory purchase order become operative?

62.1 Unless the acquisition is subject to the special parliamentary procedure (for
example, in the case of certain special kinds of land), a compulsory purchase
order which has been confirmed becomes operative on the date on which the
notice of its confirmation is first published.

62.2 The method of publication and the information which must be included in a notice
is set out in section 15 of the Acquisition of Land Act 1981. Confirmation notices
must also:

e contain a prescribed statement about the effect of Parts 2 and 3 of the
Compulsory Purchase (Vesting Declarations) Act 1981 set out in in Form 9A
in the Schedule to the Compulsory Purchase of Land (Prescribed Forms)
(Ministers) Regulations 2004 (as amended)?

e invite any person who would be entitled to claim compensation if a
declaration were executed under section 4 of that Act to give the acquiring
authority information about the person's name, address and interest in land,
using a prescribed form which is set out in Form 10 (where confirmation of
the compulsory purchase order is not undertaken by the acquiring authority)
or Form 11 (where confirmation of the compulsory purchase order is
undertaken by the acquiring authority) in the Schedule to the Compulsory
Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 (as
amended)°

62.3 Where a compulsory purchase order which includes a direction applying section
14A of the Land Compensation Act 1961 is confirmed, additional information must
be included in the confirmation notice (see How will landowners be notified of a
compulsory purchase order which has been confirmed with a direction applying
section 14A of the Land Compensation Act 1961 included?).

62.4  Acquiring authorities must issue the confirmation notice within 6 weeks of the date
of the order being confirmed or such longer period as may be agreed between the
acquiring authority and the confirming authority (section 15(3A) of the Acquisition of
Land Act 1981). Where an acquiring authority fails to do so, the confirming
authority may take the necessary steps itself and recover its reasonable costs of
doing so from the acquiring authority.

62.5 The acquiring authority may then exercise the compulsory purchase power
(unless the operation of the compulsory purchase order is suspended by the High
Court). The actual acquisition process will proceed by one of two routes - either
by the acquiring authority serving a notice to treat or by executing a general
vesting declaration.

% The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by
The Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
0 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by
The Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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63.How do | register a confirmation notice as a local land charge?

63.1

Section 15(6) of the Acquisition of Land Act 1981 provides that a confirmation
notice should be sent by the acquiring authority to the Chief Land Registrar and
that it shall be a local land charge. Where land in the order is situated in an area
for which the local authority remains the registering authority for local land charges
(i.e. where the changes made by Parts 1 and 3 of Schedule 5 to the Infrastructure
Act 2015 have not yet taken effect in that local authority area), the acquiring
authority should comply with the steps required by section 5 of the Local Land
Charges Act 1975 (prior to it being amended by the Infrastructure Act 2015) to
ensure that the charge is registered.

64.What is a notice to treat?

64.1

64.2

64.3

There is no prescribed form for a notice to treat but the document must:
e describe the land to which it relates
e demand particulars of the interest in the land

e demand particulars of the compensation claim of the recipient

¢ state that the acquiring authority is willing to treat for the purchase of the
land and for compensation for any damage caused by the execution of the
works

Possession cannot normally be taken until the acquiring authority has served a
notice of entry and the minimum period specified in that notice has expired.

Title to the land is subsequently transferred by a normal conveyance.

65.When should a notice to treat be served?

65.1

65.2

A notice to treat may not be served after the end of the period of three years
beginning with the date on which the compulsory purchase order becomes
operative, under section 4 of the Compulsory Purchase Act 1965 unless that time
limit is extended by the confirming authority under section 13D of the Acquisition
of Land Act 1981. The notice to treat then remains effective for a further three
years under section 5(2A) of that Act.

It can be very stressful for those directly affected to know that a compulsory
purchase order has been confirmed on their property. The prospect of a
period of up to six years (and possibly longer where the time limit is extended
by the confirming authority under section 13D of the Acquisition of Land Act
1981) before the acquiring authority actually takes possession can be
daunting. Acquiring authorities are therefore urged to keep such people fully
informed about the various processes involved and of their likely timing, as
well as keeping open the possibility of earlier acquisition where requested by
an owner.
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66.What period of notice should be given before taking possession under the notice
to treat process?

66.1  Once the crucial stage of actually taking possession is reached, the acquiring
authority is required by section 11 of the Compulsory Purchase Act 1965 (“the
1965 Act”) to serve a notice of its intention to gain entry. In respect of a
compulsory purchase order which is confirmed on or after 3 February 2017, the
notice period will be not less than 3 months beginning with the date of service of
the notice, except in either of the following circumstances:

e where it is a notice to which section 11A(4) of the 1965 Act applies (i.e. where
it is being served on a ‘newly identified person’ under section 11A(1)(b) and
that person is not an occupier, or the acquiring authority was unaware of the
person because they received misleading information in response to their
inquiries under section 5(1) of the 1965 Act) - in these circumstances, section
11A(4) provides for a shorter minimum notice period

e where it is a notice to which paragraph 13 of Schedule 2A to the 1965 Act
applies (i.e. where under the material detriment provisions in that schedule, an
acquiring authority is permitted to serve a further notice of entry, after the
initial notice of entry ceased to have effect under paragraph 6, in respect of
the land proposed to be acquired)

66.2  Although it is necessary for a notice to treat to have been served, this can be
done at the same time as serving the notice of entry. A notice of entry cannot
be served after a notice to treat has ceased to be effective. A notice to treat
can only be withdrawn in limited circumstances.

66.3  Acquiring authorities are encouraged to negotiate a mutually convenient date of
entry with the claimant. It is good practice for the acquiring authority to:

e give owners and occupiers (where appropriate) an indication of the
approximate date when possession will be taken when serving the notice
to treat

e consider the steps which those being dispossessed will need to take to
vacate their properties before deciding on the timing of actually taking
possession

66.4  Authorities should also be aware that:
e agricultural landowners or tenants may need to know the date for the notice of
entry earlier than others because of crop cycles and the need to find
alternative premises

e short notice often results in higher compensation claims

43

568


http://www.legislation.gov.uk/ukpga/1965/56/section/11

66.5

e until there is an actual or deemed notice to treat an occupier is at risk that any
costs they incur in anticipation of receiving such a notice may not be
claimable; acquiring authorities would be advised to analyse how long it will
take most occupiers to relocate and if the notice of entry is inadequate then
they should consider giving an earlier commitment to pay certain costs such
as their reasonable costs in identifying suitable alternative accommodation

It is usually important to make an accurate record of the physical condition of
the land at the valuation date.

67.What happens if the acquiring authority does not take possession at the time
specified in the notice of entry?

67.1

Where a compulsory purchase of land has been authorised on or after 3 February
2017 (i.e. where the order was confirmed on or after that date), section 11B of the
Compulsory Purchase Act 1965 allows occupiers with an interest in the land to
serve a counter-notice on an acquiring authority to require entry on a specified
date which must not be earlier than the date specified in the notice of entry. The
occupier must give at least 28 days notice of the date they want entry to be taken.

68.What is a general vesting declaration?

68.1

68.2

A general vesting declaration can be used as an alternative to the notice to
treat procedure. It replaces the notice to treat, notice of entry and the
conveyance with one procedure which automatically vests title in the land
with the acquiring authority on a certain date.

General vesting declarations are made under the Compulsory Purchase (Vesting
Declarations) Act 1981 and in accordance with the Compulsory Purchase of
Land (Vesting Declarations) (England) Regulations 2017.

69.When might a general vesting declaration be used?

69.1

69.2

An acquiring authority may prefer to proceed by general vesting declaration as
this enables the authority to obtain title to the land without having first to be
satisfied as to the vendor’s title or to settle the amount of compensation (subject
to any special procedures such as in relation to purchase of commoners’ rights:
see section 21 of, and Schedule 4 to, Compulsory Purchase Act 1965). It can
therefore be particularly useful where:

° some of the owners are unknown

o the authority wishes to obtain title with minimum delay (for example, to
dispose of the land to developers)

A general vesting declaration may be made for any part or all of the land
included in the compulsory purchase order except where an acquiring authority
has already served (and not withdrawn) a notice to treat in respect of that land.
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69.3

69.4

69.5

Section 4(1B) of the Compulsory Purchase (Vesting Declarations) Act 1981

makes clear that the above exception does not apply to deemed notices to treat
that may, for example, arise from a blight notice or purchase notice.

For minor tenancies and long tenancies which are about to expire, a general
vesting declaration will also not be effective. However, there is a special
procedure set out in section 9 of the Compulsory Purchase (Vesting
Declarations) Act 1981 for dealing with them.

Where unregistered land is acquired by general vesting declaration, acquiring
authorities are recommended to voluntarily apply for first registration under
section 3 of the Land Registration Act 2002.

70.When should a general vesting declaration be served?

70.1

For compulsory purchase orders which become operative on or after 13 July 2016,
section 5A of the Compulsory Purchase (Vesting Declarations) Act 1981 makes
clear that a general vesting declaration may not be executed after the end of the
period of 3 years beginning with the day on which the compulsory purchase order
becomes operative or such longer period as extended by the confirming authority
under section 13D of the Acquisition of Land Act 1981.

71.What period of notice should be given before taking possession under the
general vesting declaration process?

71.1

For a compulsory purchase of land authorised on or after 3 February 2017, the
acquiring authority must give at least three months’ notice before taking
possession (as this is the minimum vesting period which must be given in a
general vesting declaration under section 4(1) of the Compulsory Purchase
(Vesting Declarations) Act 1981). Acquiring authorities should consider how long it
will take occupiers to reasonably relocate and if 3 months is considered
insufficient, consider increasing the vesting period (and therefore the notice
period). Acquiring authorities and the owner of the relevant interest may postpone
the vesting of the interest in the acquiring authority by written agreement and
agree a different vesting date under section 8A of the Compulsory Purchase
(Vesting Declarations) Act 1981.

72.How does the acquiring authority make a general vesting declaration if
the owner, lessee or occupier is unknown?

72.1

If it is not possible (after reasonable enquiry) to ascertain the name or address of
an owner, lessee or occupier of land, the acquiring authority should comply with
section 329(2) of the Town and Country Planning Act 1990 to serve notice after
execution of the declaration (required under section 6 of the Compulsory
Purchase (Vesting Declarations) Act 1981).

73.How can Charity Trustees convey land to a public authority?

73.1

If acquiring land from a charity, acquiring authorities should be aware of the
provisions in Part 7 of the Charities Act 2011 and may need to consult the Charity
Commission.
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Stage 6: Compensation

74.What is the basis of compensation?

74.1

74.2

The rights to compensation for those affected by compulsory purchase — and
the procedures for assessing the correct amount — are governed by a
combination of legislation, case law and established practice. These are
sometimes referred to collectively as the ‘compensation code’. However, there
is no single, published document called the compensation code.

The overriding general principle of compulsory purchase compensation under
the compensation code is the ‘equivalence principle’. This is the principle that a
person who has an interest in land acquired compulsorily should be paid
neither less nor more than the value of their loss other than where:

(a) acompulsory purchase order is confirmed with a direction for minimum
compensation included where an owner of a listed building has
deliberately allowed the building to fall into disrepair to justify its
demolition and the development of the site (see What if the owner has
deliberately allowed the listed building to fall into disrepair to justify its
demolition?

(b) acompulsory purchase order is confirmed with a direction applying
section 14A of the Land Compensation Act 1961 included (see Section
27: Compulsory purchase orders which include directions to remove the
prospects of planning permission from the assessment of compensation)

75.What are the elements of compensation where land is taken?

75.1

75.2

The compensation payable where land is taken is a single global figure, and in
practice, the assessment of that compensation will involve various elements.

Broadly, the elements of compensation where land is taken are:

° the market value of the interest in the land taken

o ‘disturbance’ payments for losses caused by reason of losing possession
of the land and other losses not directly based on the value of land, for
example, costs arising from the relocation to a replacement property

o loss payments for the distress and inconvenience of being required to sell
and/or relocate from your property at a time not of your choosing

o ‘severance/injurious affection’ payments for the loss of value caused to
retained land by reason of it being severed from the land taken, or caused
as a result of the use to which the land is put
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76.What are the elements of compensation where no land is taken?

76.1

Broadly, the elements of compensation where no land is taken are:

° injurious affection

° Part 1 Land Compensation Act 1973 claims

77.What is the market value of the interest in the land taken?

771

77.2

The value of land taken is the amount which it might be expected to realise if
sold on the open market by a willing seller (Land Compensation Act 1961,
section 5, rule 2), disregarding any effect on value of the scheme of the
acquiring authority (known as the ‘no scheme’ principle). In addition to
existing planning permissions, section 14 of the Land Compensation Act
1961 (as amended by section 189 of the Levelling-up and Regeneration Act
2023) provides for certain assumptions as to what planning permissions
might be granted in the no scheme world to be taken into account in
determining the open market value of land (‘planning assumptions’).

Certificates of Appropriate Alternative Development may be used to indicate
the planning permissions that could have been obtained in the no scheme
world, which will affect any development value of the land (see Section 23
for guidance on Certificates of Appropriate Alternative Development).
Alternatively, where the property is used for a purpose for which there is no
general demand or market (e.g. a church) and the owner intends to reinstate
elsewhere, the owner may be awarded compensation on the basis of the
reasonable cost of equivalent reinstatement (see Land Compensation Act
1961, section 5, rule 5).

78.What are the planning assumptions?

78.1

Section 14 of the Land Compensation Act 1961 (as amended by section 189
of the Levelling-up and Regeneration Act 2023) provides the legal framework
for assessing compensation for the compulsory purchase of land in
accordance with rule (2) of section 5 of the Land Compensation Act 1961
(determining open market value). The planning assumptions under section
14 (as amended) are as follows:

(i). subsection (2): account may be taken of:

(a) any planning permission in force for development on the relevant
land or other land at the relevant valuation date; and

(b) the prospect of planning permission being granted on or after the
relevant valuation date for development on the relevant land or
other land other than for development for which planning
permission is already in force at the relevant valuation date. The
prospects of planning permission under subsection (2)(b) are to be
assessed on the assumptions set out in subsection (5) (see below)
and otherwise in the circumstances known to the market at the
relevant valuation date (subsection (2B)(b)).
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(ii)). subsection (2A): if a description of development is certified under
section 17 of the 1961 Act as appropriate alternative development in
relation to the relevant land or any part of it, it is to be taken as certain
for the purposes of assessing the prospect of planning permission
under subsection (2)(b) that:

(a) planning permission for that description of development would be, or
would have been, granted on the relevant valuation date, and

(b) the permission would be, or would have been, granted subject to any
conditions or pre-conditions given under section 17(5B).

(iii). subsection (5): contains the basic assumptions referred to above under
subsection 2(b) that:

(a) the scheme underlying the acquisition had been cancelled on the
launch date;

(b) no action has been taken by the acquiring authority for the
purposes of the scheme;

(c) there is no prospect of the same or a similar scheme being taken
forward by the exercise of a statutory power or by compulsory
purchase; and

(d) if the scheme is for a highway, no other highway would be
constructed to meet the same need as the scheme.

(iv). subcection (6): defines the ‘launch date’ as:

(a) for a compulsory purchase order, the publication date of the notice
required under section 11 of, or paragraph 2 of Schedule 1 to, the
Acquisition of Land Act 1981;

(b) for any other order (such as under the Transport and Works Act
1992 or a development consent order under the Planning Act
2008) the date of first publication or service of the relevant notice;
or

(c) for a special enactment, the date of first publication of the first
notice required in connection with the acquisition.

79.0n what date are the planning assumptions assessed?

79.1  The planning assumptions are assessed on the relevant valuation date (as
defined in section 5A of the Land Compensation Act 1961) rather than the
launch date of the scheme (even though the scheme is still assumed to have
been cancelled on the launch date). This will avoid the need to reconstruct the
planning regime that existed on the launch date, including old development
plans, national planning policy and guidance. Also, that the planning
assumptions are based on ‘the circumstances known to the market at the
relevant valuation date’, which would include the provisions of the development
plan. This removes the need for the specific references to the development plan
which were contained in the previous section 16 of the Land Compensation Act
1961 that had become out of date and was subsequently repealed.

80.How should the value of the land be assessed in light of the ‘no scheme
principle’?
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80.1 Sections 6A to 6E of the Land Compensation Act 1961 (inserted by section 32 of
the Neighbourhood Planning Act 2017""), set out how the value of the land
should be assessed applying the ‘no scheme principle’.

80.2 Section 6A sets out the ‘no scheme principle’ that any increases or decreases in
value caused by the scheme underlying the compulsory purchase order, or the
prospect of that scheme, must be disregarded. When applying the ‘no scheme
principle’, the following 5 rules (i.e. the ‘no scheme rules’) are to be followed:

¢ rule 1: it is to be assumed that the scheme underlying the compulsory
purchase order was cancelled on the relevant valuation date

¢ rule 2: it is to be assumed that no action has been taken (including
acquisition of any land, and any development or works) by the acquiring
authority, or on behalf of the acquiring authority, wholly or mainly for the
purposes of the scheme underlying the compulsory purchase order. For
example, where an acquiring authority has entered into an agreement with a
developer to deliver a scheme underpinned by use of compulsory purchase
powers, actions taken by the developer are actions taken by the acquiring
authority for the purposes of this Rule. Any such action taken, including, for
example, works carried out by that developer, should be assumed not to
have been taken

e rule 3: it is to be assumed that there is no prospect of the same scheme
which is underlying the compulsory purchase order, or any other project to
meet the same or substantially the same need as that being delivered by the
scheme underlying the compulsory purchase order, being carried out in the
exercise of a statutory function or by the exercise of compulsory purchase
powers

e rule 4: it is to be assumed that no other projects would have been carried out
in the exercise of a statutory function or by the exercise of compulsory
purchase powers if the scheme underlying the compulsory purchase order
had been cancelled on the relevant valuation date

e rule 5: if there was a reduction in the value of land as a result of—

(a) the prospect of the scheme underlying the compulsory purchase order
(including before the scheme or the compulsory acquisition in question
was authorised)

(b) the fact that the land was blighted land as a result of the scheme
underlying the compulsory purchase order

that reduction is to be disregarded. “Blighted land” in this regard means land
of a description listed in Schedule 13 to the Town and Country Planning Act
1990

" The amendments made by section 32 of the Neighbourhood Planning Act 2017 apply to a compulsory
purchase of land which is authorised on or after 22 September 2017.
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80.3 Section 6B provides that any increases in the value of the claimant’s other land,
which is contiguous or adjacent to the land taken, is deducted from the
compensation payable. This is known as ‘betterment’.
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80.4

80.5

80.6

Section 6C provides that where a claimant is compensated for injurious affection
for other land when land is taken for a scheme, and then that other land is
subsequently subject to compulsory purchase for the purposes of the scheme,
the compensation for the acquisition of the other land is to be reduced by the
amount received for injurious affection.

Section 6D defines the ‘scheme’ for the purposes of establishing the no-scheme
world. The default case, set out in subsection (1), is that the ‘scheme’ to be
disregarded is the scheme of development underlying the compulsory
acquisition. Subsection (2) makes special provision for new towns, urban
development corporations and mayoral development corporations. Where land
is acquired in connection with these areas, the ‘scheme’ is the development of
any land for the purposes for which the area is or was designated.

Section 6D(3) and (4) also makes special provision. It provides that where land
is acquired for development (including redevelopment, regeneration and
improvement as per section 6D(7)) which is facilitated or made possible by a
‘relevant transport project’ (defined in section 6D(4)(a)) ‘the scheme’ includes
the relevant transport project.

81.Why is special provision made for relevant transport projects?

81.1

81.2

New transport projects often raise land values in the vicinity of stations or hubs
which can facilitate development such as regeneration, redevelopment and
improvement schemes. Where land is acquired for a development scheme,
which is facilitated or made possible by a relevant transport project, the effect of
Section 6D(3) is that the scheme to be disregarded includes the relevant
transport project — subject to the qualifying conditions and safeguards in section
6E (see below). The intention of this special provision is to ensure an acquiring
authority should not pay for land it is acquiring at values that are inflated by its
own or others’ public investment in the relevant transport project.

Where it applies, the land in question will be valued as if the transport project as
well as the development scheme had been cancelled on the relevant valuation
date (defined in section 5A). The qualifying conditions and safeguards in section
6E(2) are, in summary that:

o the development (including regeneration, redevelopment or improvement)
of land in the vicinity of land comprised in the relevant transport project
was part of the published justification for that relevant transport project

o the instrument authorising the compulsory purchase of the land acquired
for development was made or prepared in draft on or after 22 September
2017

° the development land must be in the vicinity of land comprised in the
relevant transport project

° the works comprised in the relevant transport project are first opened for
use no earlier than 22 September 2022
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° the compulsory purchase of the land acquired for development must be
authorised within 5 years of the works comprised in the relevant transport
project first opening for use

81.3 However, ‘the scheme’ for the purposes of assessing compensation payable to
a person in respect of the compulsory acquisition of the land for development
will not be treated as if it included the relevant transport project if the owner
acquired the land after plans for the relevant transport project were announced
but before either:

(@) 8 September 2016 (the day after the Neighbourhood Planning Bill was
printed), in a case where the land was acquired for regeneration or
redevelopment and regeneration or redevelopment was part of the
published justification for the relevant transport project)

(b) in any other case, 1 May 2024 (the first day after the period of three
months beginning with 31 January 2024 i.e. the day on which section 188
of the Levelling-up and Regeneration Act 2023 came into force (see
section 6E(3A)(b) of the Land Compensation Act 1961 inserted by section
188(2)(d) of the Levelling-up and Regeneration Act 2023)

81.4  This specific safeguard (under section 6E(3)) is intended to provide protection
in circumstances where land was purchased:

o on the basis of a public announcement whose effect was to provide a
reasonable degree of certainty about the delivery of a relevant transport
project at a particular location

o before the Government introduced legislation that made special provision
for relevant transport projects

81.5  Where the specific safeguard applies, the ‘scheme’ will not be treated as if it
included the relevant transport project in assessing the compensation payable
in respect of the compulsory acquisition of that land. In such circumstances,
any increase or decrease in the value of the owner’s land caused by the
relevant transport project does not have to be disregarded.

82.When is a relevant transport project announced for the purposes of the
specific safeguard in section 6E(3)?

82.1  Whether and/or when such a project is ‘announced’ is a question of fact in
each case to be determined by the Upper Tribunal (Lands Chamber) in the
event of disagreement. The evidence put before the Upper Tribunal (Lands
Chamber) could include, among other things, the following matters:

e theinclusion of the relevant transport project, at or near a particular location,
in an approved or adopted development plan document

e the inclusion of the relevant transport project in an application for a
development consent order or in a compulsory purchase order

52

571


https://www.legislation.gov.uk/ukpga/Eliz2/9-10/33/section/6E
https://www.legislation.gov.uk/ukpga/Eliz2/9-10/33/section/6E

e the inclusion of the relevant transport project in a proposal contained in an
application for, or in a draft, Transport and Works Act Order for the purposes
of the Transport and Works Act 1992

e theinclusion of the relevant transport project in any Bill put before Parliament

e adecision announced by a Minister of, or of approval for, a relevant transport
project at a particular location

83.What if the definition of the ‘scheme’ is disputed?

83.1

Section 6D(5) provides that if there is disagreement between parties as to the
definition of the ‘scheme’ to be disregarded that this can be determined by the
Upper Tribunal as a question of fact subject as follows. First, the ‘scheme’ is to
be taken by the Upper Tribunal to be the underlying scheme provided for by the
act, or other authorising instrument unless it is shown that the ‘scheme’ is a
scheme larger than, but including, the scheme provided for by that authorising
instrument. Second, except by agreement or in special circumstances, the
Upper Tribunal may only permit the acquiring authority to advance evidence of
a larger scheme if that larger scheme was identified in the authorising
instrument and any documents made available with it read together.

84.What is the relevant valuation date?

84.1

84.2

84.3

84.4

Section 5A of the Land Compensation Act 1961 establishes the date at which
land compulsorily acquired is to be valued for compensation purposes (the
‘relevant valuation date’). It also establishes that such a valuation is to be
based on the market values prevailing at the valuation date and on the
condition of the relevant land and any structures on it on that date.

The relevant valuation date is:

e the date of entry and taking possession if the acquiring authority have
served a notice to treat and notice of entry

e the vesting date if the acquiring authority has executed a general
vesting declaration

e the date on which the Upper Tribunal (Lands Chamber) has
determined compensation if earlier

A claimant can agree compensation with the acquiring authority at any time in
accordance with the provisions of section 3 of the Compulsory Purchase Act
1965.

The relevant valuation date for the whole of the land included in any single
notice of entry is the date on which the acquiring authority first takes
possession of any part of that area of land (under section 5A(5) of the Land
Compensation Act 1961). This means that compensation becomes payable to
the claimant for the whole site covered by that notice of entry from that date.
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84.5

The claimant also has the right to receive interest on the compensation due to
them in respect of the value of the whole site covered by that notice of entry
from that date until full payment is actually made (under section 5A(6) of the
1961 Act).

Under the terms of section 11 of the Compulsory Purchase Act 1965, simple
interest is payable at the prescribed rate from the date on which the authority
enters and takes possession until the outstanding compensation is paid.
Interest is not compounded as, neither section 32 nor regulations made under
it, confer any power to pay interest on interest, and neither refers to frequency
of calculation nor provides for periodic rests, which would be essential to any
calculation of interest on a compound basis. It is therefore important that the
date of entry is properly recorded by the acquiring authority.

85.1s an advance payment of compensation available?

85.1

85.2

If requested, and subject to sufficient information being made available by
the claimant, the acquiring authority must make an advance payment on
account of any compensation which is due for the acquisition of any interest
in land, under section 52 of the Land Compensation Act 1973 (as amended
by sections 194 and 195 of the Housing and Planning Act 2016 and section
38 of the Neighbourhood Planning Act 2017)'?. Advance payments must be
registered as local land charges to ensure that payments are not duplicated.

The amount payable in advance is:
o 90% of the agreed sum for the compensation
o 90% of the acquiring authority’s estimate of the compensation due, if the

acquiring authority takes possession before compensation has been
agreed

86.1s an advance payment available for a mortgage?

86.1

In certain circumstances, a claimant can require the acquiring authority to make
advance payments of compensation direct to the claimant’'s mortgage lender.
Advance payments relating to the amount owing to the mortgage lender can be
made:

e direct to the mortgage lender only with their consent

e to more than one mortgage lender, if the interest of any other mortgage
lender whose interest has priority has been released

2 The amendments made by section 194(1) to (3) and section 195 of the Housing and Planning Act

2016 and section 38 of the Neighbourhood Planning Act 2017 apply to a compulsory purchase
of land which is authorised on or after 6 April 2018
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86.2

86.3

Section 527A of the Land Compensation Act 1973 (as amended by section
195 of the Housing and Planning Act 2016) enables an acquiring authority to
make an advance payment to a claimant’'s mortgage lender where the total
amount outstanding under the mortgage does not exceed 90% of the
estimated total compensation due to the claimant. Alternatively, section 52ZB
(as amended by section 195 of the Housing and Planning Act 2016) applies
where the total amount exceeds 90% of the total estimated compensation due
to the claimant.

The conditions relating to both types of payments are complex and, in order to
protect the interests of all parties, it will be advisable for an acquiring authority
to work closely with both the claimant and the claimant’s mortgage lender(s) in
determining the amount of the advance payment payable.

87.What information should a claimant provide when requesting an advance
payment of compensation?

87.1

87.2

87.3

As the amount payable is 90% of the acquiring authority’s estimate of the
compensation due, it is in the interests of claimants to provide early and full
information to the authority to ensure that the estimate is as robust as
possible.

Acquiring authorities should encourage claimants to seek professional advice
in relation to their compensation claim. They should also provide claimants
with information as to the kinds of evidence they may be expected to provide in
support of their compensation claim including, for example:

. detailed records of losses sustained and costs incurred in connection with
the acquisition of their property

o all relevant supporting documentary evidence such as receipts, invoices
and fee quotes

o business accounts for at least 3 years prior to the acquisition and
continuing to the date of the claim

o a record of the amount of time they have spent on matters relating to the
compulsory purchase of their property

Sections 52(2) and (2A) and 52ZC(2) of the Land Compensation Act 1973 (as
amended by section 194 of the Housing and Planning Act 2016) set out what
information the claimant must provide and give the acquiring authority 28 days
to request further information. The Secretary of State who has responsibility
for housing and planning matters has published on the Government’s website a
model claim form which claimants are strongly encouraged to use when
making a claim for an advance payment.
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88. Is there a deadline for making and paying an advance payment?13

88.1

88.2

88.3

88.4

Section 52(1) of the Land Compensation Act 1973 (as amended by section 195
of the Housing and Planning Act 2016) allows a claim for an advance payment
to be made and paid at any time after the compulsory acquisition has been
authorised. However, an acquiring authority must make an advance payment
within 2 months of receipt of the claim or any further information requested
under subsection 52(2A)(b) or 52ZC(2), or the date the notice of entry was
issued or general vesting declaration was executed, whichever is the later.

There is special provision, under subsections (1A) and (4) of section 52 of the
Land Compensation Act 1973, where the compulsory acquisition is one to
which the Lands Clauses Consolidation Act 1845 applies. In these cases, the
acquiring authority may not make an advance payment if they have not taken
possession of the land, but must do so if they have. The payment must be
made before the end of the day on which possession is taken, or, if later,
before the end of the period of two months beginning with the day on which the
authority received the request for the payment or any further information
required under section 52(2A)(b).

Acquiring authorities should make prompt and adequate advance payments as
this can:

o reduce the amount of the interest ultimately payable by the
authority on any outstanding compensation

o help claimants to have sufficient liquidity to be able to make
satisfactory arrangements for their relocation

Acquiring authorities are urged to adopt a sympathetic approach and take
advantage of the flexibility offered by section 52(1) of the Land
Compensation Act 1973 where possible.

89.What happens if an advance payment is made but the compulsory purchase
does not go ahead?'4

89.1

89.2

Section 52AZA of the Land Compensation Act 1973 (as amended by section
197 of the Housing and Planning Act 2016) requires a claimant to repay any
advance payment if the notice to treat is withdrawn or ceases to have effect
after the advance payment is made.

If another person has since acquired the whole of the claimant's interest in the
land, the successor will be required to repay the advance payment (provided it
was registered as a local land charge in accordance with section 52(8A) of the
Land Compensation Act 1973).

3 The amendments made by section 195 of the Housing and Planning Act 2016 and section 38 of the
Neighbourhood Planning Act 2017 apply to a compulsory purchase of land which is authorised on or
after 6 April 2018

4 The amendments made by section 197 and section 198 of the Housing and Planning Act 2016 apply
to a compulsory purchase of land which is authorised on or after 6 April 2018.
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89.3

Section 52ZE of the Land Compensation Act 1973 (as amended by section 198
of the Housing and Planning Act 2016) provides for the recovery of an advance
payment to a mortgage lender if the notice to treat has been withdrawn or
ceases to have effect. In these circumstances, the claimant must repay the
advance payment unless someone else has acquired the claimant’s interest in
the land. In this case, the successor to the claimant must make the repayment.

90.What is compensation for disturbance?

90.1

90.2

One element of compensation payable to a claimant is in respect of losses
caused as a result of being disturbed from possession of the land taken and
other losses caused by the compulsory purchase. This is known as
‘disturbance’ compensation. The right to compensation for disturbance is set
out in the Land Compensation Act 1961, section 5, rule 6. Disturbance
payments may include, for example, the costs and expenses of vacating the
property and moving to a replacement property such as legal costs, other fees
and losses, conveyancing costs and other professional fees.

There are also specific provisions for disturbance payments relating to
different interests in land as follows:

e section 20 of the Compulsory Purchase Act 1965 - disturbance for
persons who have no greater interest in the land than as tenant for a
year or from year to year

e section 46 of the Land Compensation Act 1973 - disturbance where a
business is carried on by a person over sixty

e section 47 of the Land Compensation Act 1973 - disturbance where
land is the subject of a business tenancy

¢ section 37 of the Land Compensation Act 1973 - disturbance for persons
without compensatable interests in the land acquired

91.Does the ‘Bishopsgate principle’ still apply to compensation for
disturbance?

911

Prior to measures in the Neighbourhood Planning Act 2017, case law
(Bishopsgate Space Management v London Underground [2004] 2 EGLR 175)
held that for disturbance compensation purposes where the interest in the land
to be acquired was a minor tenancy (a tenancy with less than a year left to run,
or a tenancy from year to year) or an unprotected tenancy (a tenancy without
the protection of Part 2 of the Landlord and Tenant Act 1954), the acquiring
authority should assume that the landlord terminates the tenant’s interest at the
first available opportunity following notice to treat, whether that would happen
in reality or not.
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91.2  This was to be contrasted with the position for compensation for disturbance
for occupiers of business premises with no interest in the land (payable under
section 37 of the Land Compensation Act 1973) which was not subject to this
artificial assumption.

91.3 Section 47 of the Land Compensation Act 1973 (inserted by section 35 of the
Neighbourhood Planning Act 2017"°) brings the assessment of compensation
for disturbance for minor and unprotected tenancies into line with that for
licensees and protected tenancies (a tenancy with the protection of Part 2 of
the Landlord and Tenant Act 1954). Regard should be had to the likelihood of
either continuation or renewal of the tenancy, the total period for which the
tenancy might reasonably have been expected to continue, and the likely terms
and conditions on which any continuation or renewal would be granted. For
protected tenancies, the right of a tenant to apply for a new tenancy is also to
be taken into account.

92.What are loss payments?

92.1 Loss payments are intended to compensate for the claimant’s distress and
inconvenience of being required to sell and/or relocate from their property at a
time not of their choosing (see sections 29-36 of the Land Compensation Act
1973). There are three main types of loss payment:

o home loss payments — see sections 29-33 of the Land Compensation Act
1973

o basic loss payment — see section 33A of the Land Compensation Act
1973

o occupier’s loss payment - sections 33B and 33C of the Land
Compensation Act 1973

93.What are severance and injurious affection?

93.1  Severance occurs when the land acquired contributes to the value of the land
which is retained, so that when severed from it, the retained land loses value.

93.2 For example, if a new road is built across a field it may no longer be possible to
have access by vehicle to part of the field, rendering it less valuable.

93.3 Injurious affection is the depreciation in value of the retained land as a result of
the proposed construction on, and use of, the land acquired by the acquiring
authority for the scheme. For example, even though only a small part of a farm
holding may be acquired for a new road, the impact of the use of the road may
reduce the value of the farm.

93.4 The principle of compensation for severance is set out in section 7 of the
Compulsory Purchase Act 1965.

5 The amendments made by section 35 of the Neighbourhood Planning Act 2017 apply to a compulsory
purchase of land which is authorised on or after 22 September 2017
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94.What is injurious affection where no land is taken?

94 .1 Injurious affection where no land is taken refers to the right to compensation in
certain circumstances where the value of an interest in land has been reduced
as a result of the execution of works authorised by statute.

94.2  The principle of compensation for injurious affection where no land is taken is
set out in section 10 of the Compulsory Purchase Act 1965.

95.What are Part 1 claims?

95.1 In certain circumstances compensation is payable to landowners in respect of
depreciation of the value of their land by certain physical factors (noise,
vibration, smell, fumes, smoke, artificial lighting, discharge on the land of a
liquid or solid substance) caused by the use of a new or altered highway,
aerodrome or other public works (see Part 1 of the Land Compensation Act

1973).
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Tier 2: Enabling Powers

It is likely that only one of the following enabling powers will be relevant in an
individual case.

96.Where can further information on the powers of acquisition be found?
96.1  Further information can be found here:

e Section 1: Advice on section 226 of the Town and Country Planning Act
1990

e Section 2: Advice on section 121 of the Local Government Act 1972

e Section 3: Homes England

e Section 4: Urban Development Corporations

e Section 5: New Town Development Corporations

e Section 6: Mayoral Development Corporations

e Section 7: Powers of local housing authorities for housing purposes and
listed buildings in slum clearance

e Section 8: To improve the appearance or condition of land

e Section 9: For educational purposes

e Section 10: For public libraries and museums

e Section 11: For airport Public Safety Zones

e Section 12: For listed buildings in need of repair

e Section 13: For the purposes of facilitating biodiversity net gain
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Section 1: Advice on section 226 of the Town and Country
Planning Act 1990

97. Can local authorities compulsorily acquire land for development and other
planning purposes?

97.1  Under section 226 of the Town and Country Planning Act 1990 the following bodies
(which are local authorities for the purposes of that section):

e county, district or London borough councils (section 226(8))

e joint planning boards (section 244(1))

e national park authorities (section 244A)

can acquire land compulsorily for development and other planning purposes as

defined in section 246(1).
98.What is the purpose of this power?

98.1  This power is intended to provide a positive tool to help local authorities with
planning powers to assemble land where this is necessary to implement proposals
in their development plan or where strong planning justifications for the use of the
power exist. It is expressed in wide terms and can therefore be used to assemble
land for regeneration and other schemes where the range of activities or purposes
proposed mean that no other single specific compulsory purchase power would be
appropriate.

99.Can this power be used in place of other more appropriate enabling powers?

99.1  This power should not be used in place of other more appropriate enabling powers.
The statement of reasons accompanying the order should make clear the
justification for the use of this specific power. In particular, the confirming authority
may refuse to confirm an order if they consider that this general power is or is to be
used in a way intended to frustrate or overturn the intention of Parliament by
attempting to acquire land for a purpose which had been explicitly excluded from a
specific power.

100. What can the power be used for?
100.1 The power can be used as follows:

o section 226(1)(a) enables local authorities with planning powers to acquire
land if they think that it will facilitate the carrying out of development (as
defined in section 55 of Town and Country Planning Act 1990), redevelopment
or improvement (which includes regeneration) on, or in relation to, the land
being acquired and it is not certain that they will be able to acquire it by
agreement - further guidance on use of the power under section 226(1)(a) can
be found below in paragraphs 105 - 110
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. section 226(1)(b) allows a local authority, if authorised, to acquire land in
their area which is required for a purpose which it is necessary to achieve in
the interests of the proper planning of an area in which the land is situated.
The potential scope of this power is broad. It is intended to be used
primarily to acquire land which is not required for development,
redevelopment or improvement (which includes regeneration), or as part of
such a scheme

o section 226(3) provides that an order made under either section 226(1)(a) or (b)
may also provide for the compulsory purchase of:

(a) any adjoining land which is required for the purpose of executing
works for facilitating the development or use of the primary land

(b) land to give in exchange for any of the primary land which forms part
of a common or open space or fuel or field garden allotment

A local authority intending to acquire land for either of these purposes in
connection with the acquisition of land under subsection (1) must therefore
specify in the same order the appropriate subsection (3) acquisition power and
purpose.

101. Does an order have to specify which paragraph of section 226(1) it is made
under?

101.1 The Secretary of State who has responsibility for housing and planning matters
takes the view that an order made under section 226(1) should be expressed in
terms of either paragraph (a) or paragraph (b) of that subsection. As these are
expressed as alternatives in the legislation, the order should clearly indicate which
is being exercised, quoting the wording of paragraph (a) or (b) as appropriate as
part of the description of what is proposed.

102. Can the powers in section 226(1) or 226(3)(a) be used only if the purpose or
activity specified in the order is to be taken forward by the acquiring authority
itself?

102.1 Section 226(4) provides that it is immaterial by whom the authority propose that
any activity or purpose mentioned in section 226(1) or 226(3)(a) should be
undertaken or achieved. In particular, the authority does not need to undertake
an activity or achieve a purpose themselves.

103. In deciding whether to confirm orders made under section 226, does the
confirming authority need to take into account all objections?

103.1 Section 245(1) of the Town and Country Planning Act 1990 provides the confirming
authority with the right to disregard objections to compulsory purchase orders made
under section 226 of that Act which, in its opinion, amount to an objection to the
provisions of the development plan.
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104. Can Crown land be compulsorily purchased?

104.1 Sections 293 and 226(2A) of the Town and Country Planning Act 1990 apply where
a local authority with planning powers proposes to acquire land compulsorily under
section 226 in which the Crown has an interest. The Crown’s interest cannot be
acquired compulsorily under section 226, but an interest in land held otherwise
than by or on behalf of the Crown may be acquired with the agreement of the
appropriate body. This might arise, for example, where a government department
which holds the freehold interest in certain land may agree that a lesser interest,
perhaps a lease or a right of way may be acquired compulsorily and that that
interest may, therefore, be included in the order. For further advice about the
purchase of interests in Crown land (see Section 22 of this guidance).

Section 226(1)(a)

105. Does the development, redevelopment or improvement (which includes
regeneration) scheme need to be taking place on the land to be acquired?

105.1 The scheme of development, redevelopment or improvement (which includes
regeneration) for which the land needs to be acquired does not necessarily have to
be taking place on that land so long as its acquisition can be shown to be essential
to the successful implementation of the scheme. This could be relevant, for
example, in an area of low housing demand where property might be being
removed to facilitate replacement housing elsewhere within the same
neighbourhood.

106. Are there any limitations on the use of this power?

106.1 The wide power in section 226(1)(a) is subject to the restriction under section
226(1A). This provides that the local authority must not exercise the power
unless they think that the proposed development, redevelopment or
improvement (which includes regeneration) is likely to contribute to achieving the
promotion or improvement of the economic, social or environmental well-being of
the area for which the local authority has administrative responsibility.

106.2 The benefit to be derived from exercising the power is not restricted to the area
subject to the compulsory purchase order, as the concept is applied to the well-
being of the whole (or any part) of the local authority’s area.

107. What justification is needed to support a compulsory purchase order to
acquire land compulsorily under section 226(1)(a)?

107.1 Any programme of land assembly needs to be set within a clear strategic
framework and this will be particularly important when demonstrating the
justification for acquiring land compulsorily under section 226(1)(a). Such a
framework will need to be founded on an appropriate evidence base and to have
been subjected to consultation processes, including those whose property is
directly affected.
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107.2 Whilst it is not expected that all impediments to the delivery of a scheme will have
been removed or overcome by the point at which the decision on the confirmation of
compulsory purchase order is made, the planning framework providing the
justification for the order should be as detailed as possible to demonstrate that there
are unlikely to be planning or other impediments to the implementation of the
scheme following the confirmation decision being made.

107.3 Where the justification for a scheme is linked to proposals identified in a
development plan document which has been through the consultation processes but
has either not yet been examined or is awaiting the recommendations of the
inspector, this will be given due weight.

107.4 Where the local plan is out of date, it may well be appropriate to take account of
more detailed proposals being prepared on a non-statutory basis with the intention
that they will be incorporated into the local plan at the appropriate time. Where
such proposals are being used to provide additional justification and support for a
particular order, there should be clear evidence that all those who might have
objections to the underlying proposals in the supporting non-statutory plan have
had an opportunity to have them taken into account by the body promoting that
plan, whether or not that is the authority making the order. In addition, the National
Planning Policy Framework is a material consideration in all planning decisions and
should be taken into account.

108. Do full details of a scheme need to be worked up before a local authority can
proceed with a compulsory purchase order?

108.1 It may not always be feasible or sensible to wait until the full details of the scheme
have been worked up, and planning permission obtained, before proceeding with
the order. Furthermore, in cases where the proposed acquisitions form part of a
longer-term strategy which needs to be able to cope with changing circumstances,
it may not always be possible to demonstrate with absolute clarity or certainty the
precise nature of the end use proposed. It may also be necessary to assemble land
before removing or overcoming certain impediments to maximise the opportunities
that exist for the area and to attract investment. In all such cases the responsibility
will lie with the local authority to put forward a compelling case for acquisition in
advance of resolving all the uncertainties.

108.2 The confirming authority will expect the statement of reasons accompanying the
submission of the compulsory purchase order to include a summary of the
planning framework for the land concerned in sufficient detail to give reassurance
of the use of the land following acquisition and the justification for the timing of the
acquisition.
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109. What factors will the confirming authority take into account in deciding
whether to confirm a compulsory purchase order under section 226(1)(a)?

109.1

Any decision about whether to confirm an order made under section 226(1)(a)
will be made on its own merits, but the factors which the confirming authority can
be expected to consider include:

. whether the purpose for which the land is being acquired fits in with the
development plan for the area (including the adopted local plan for the area or,
where no such up to date local plan exists, with the draft local plan) and the
National Planning Policy Framework

. the extent to which the proposed purpose will contribute to the achievement of
the promotion or improvement of the economic, social or environmental well-
being of the area

. whether the purpose for which the local authority is proposing to acquire the
land could be achieved by any other means. This may include considering the
appropriateness of any alternative proposals put forward by the owners of the
land, or any other persons, for its reuse (see below). It may also involve
examining the suitability of any alternative locations for the purpose for which
the land is being acquired

o the potential financial viability of the scheme for which the land is being
acquired. A general indication of funding intentions, and of any commitment
from third parties, will usually suffice to reassure the confirming authority that
there is a reasonable prospect that the scheme will proceed. The greater the
uncertainty about the financial viability of the scheme, however, the more
compelling the other grounds for undertaking the compulsory purchase will
need to be. The timing of any available funding may also be important. For
example, a strict time limit on the availability of the necessary funding may be
an argument put forward by the local authority to justify proceeding with the
order before finalising the details of the replacement scheme and/or the
statutory planning position

110. What does the confirming authority have to consider where there are other
proposals for the use of land contained within a compulsory purchase order?

110.1

110.2

Where the owners of land or other parties have their own proposals for the use or
development of land contained within a compulsory purchase order, considerations
for the confirming authority will include whether the alternative proposals fit with the
objectives of the local authority or deliver better outcomes when judged against the
relevant purposes set out in section 226 of the Town and Country Planning Act
1990.

Another consideration could be whether the alternative proposals are capable of
being or likely to be implemented in a timely manner, taking into account other
relevant factors including:

o the land’s ownership and the ability for the current ownership to bring forward

the relevant proposal
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o any previous attempts to bring forward development, redevelopment or
improvement (which includes regeneration) on the land

. the condition of the relevant land
However, there may be circumstances where, despite there being a reasonable

alternative proposal, acquisition by the local authority is appropriate and in the public
interest to best achieve the objectives of the local authority.
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Section 2: Advice on Section 121 of Local Government Act
1972

111. What can the general compulsory purchase powers for local authorities be
used for?

111.1 The general power of compulsory purchase at section 121 of the Local Government
Act 1972 can (subject to certain constraints) be used by local authorities in
conjunction with other enabling powers to acquire land compulsorily for the stated
purpose. It may also be used where land is required for more than one function and
no precise boundaries between uses are defined.

111.2 Section 121 can also be used to achieve compulsory purchase in conjunction with
section 120 of the Local Government Act 1972. Section 120 provides a general
power for a principal council i.e. a county, district or London borough council to
acquire land by agreement for a statutory function in respect of which there is no
specific land acquisition power or where land is intended to be used for more than
one function.

111.3 Some of the enabling powers in legislation (in the enabling act) for local
authorities to acquire land by agreement for a specific purpose do not include an
accompanying power of compulsory purchase, for example:

e public walks and pleasure grounds - section 164, Public Health Act
1875

e public conveniences — section 87, Public Health Act 1936

e cemeteries and crematoria — section 214, Local Government Act 1972

e recreational facilities — section 19, Local Government (Miscellaneous
Provisions) Act 1976

o refuse disposal sites — section 51, Environmental Protection Act 1990

¢ land drainage — section 62(2), Land Drainage Act 1991

111.4 In addition, section 125 contains a general power for a district council to acquire
land compulsorily (subject to certain restrictions) on behalf of a parish council which
is unable to purchase by agreement land needed for the purpose of a statutory
function.

112. What considerations apply in relation to making and submitting an order under
Part 7 of the Local Government Act 19727

112.1 The normal considerations in relation to making and submission of a compulsory
purchase order, as described in Section 16: Preparing and serving the order and its
notices, would apply to orders relying upon section 121 or section 125. These
include the requirement that compulsory purchase should only be used where there
is a compelling case in the public interest.
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113. Who is the confirming authority for orders under Part 7 of the Local
Government Act 19727

113.1

The confirming authority for orders under Part 7 of the 1972 Act is the Secretary
of State who has responsibility for housing and planning matters.

114. What information should be included in orders under sections 121 or 125
about the acquisition power?

114 .1

114.2

Paragraph 1 of the order should cite the relevant acquisition power (section 121
or 125) and state the purpose of the order, by reference to the enabling act
under which the purpose may be achieved.

Where practicable, the words of the relevant section(s) of the enabling act(s)
should be inserted into the prescribed form of the order (see Note (f) to Forms 1 to
3 in the Schedule to the Compulsory Purchase of Land (Prescribed Forms)
(Ministers) Regulations 2004 (as amended)?6). For example:

‘.... the acquiring authority is under section 121 [125] of the Local Government
Act 1972 hereby authorised to purchase compulsorily [on behalf of the parish
council of ............ ] the land described in paragraph 2 for the purpose of
providing premises for use as a recreation/community centre under section 19 of
the Local Government (Miscellaneous Provisions) Act 1976.

115. What restrictions are there to the use of the powers under sections 121 and
1257

115.1

Section 121(2) sets out certain purposes for which principal councils may not
purchase land compulsorily under section 121 as follows:

(a) for the purposes specified in section 120(1)(b), i.e. the benefit, improvement or
development of their area. Councils may consider using their acquisition
powers under the Town and Country Planning Act 1990 for these purposes

(b) for the purposes of their functions under the Local Authorities (Land) Act
1963

(c) for any purpose for which their power of acquisition is expressly limited to
acquisition by agreement only, e.g. section 9(a) of the Open Spaces Act
1906

There are similar limitations in section 125(1) for orders made by district councils
on behalf of parish councils.

6 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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116. What should a district council consider in deciding whether to make an order
on behalf of a parish council?

116.1 The district council should have regard to the representations made to them by the
parish council in seeking to get them to make such an order and to all the other
matters set out in section 125.

117. What restrictions are there on a district council’s power to make an order on
behalf of a parish council?

117.1 A district council may not acquire land compulsorily on behalf of a parish council
for a purpose for which a parish council is not, or may not be, authorised to
acquire land, e.g. section 226 of the Town and Country Planning Act 1990 (see
subsections (1) and (8)).

117.2 Section 125 also does not apply where the purpose of the order is to provide
allotments under the Smallholdings and Allotments Act 1908. In such a case, by
virtue of section 39(7) of the 1908 act, the district council should purchase the
land compulsorily, on behalf of the parish council, under section 25 of that Act.

118. What happens if a district council refuses to make an order on behalf of a
parish council or does not make one within required time period?

118.1 If a district council refuses to make an order under section 125, or does not make
one within 8 weeks of the parish council’s representations or within such an
extended period as may be agreed between the two councils, the parish council
may petition the Secretary of State who has responsibility for housing and planning
matters, who may make the order.

118.2 Where an order is made by the Secretary of State in such circumstances, section
125 and the Acquisition of Land Act 1981 apply as if the order had been made by
the district council and confirmed by the Secretary of State.

119. Can a single order be made by more than one authority and covering
mixed purposes, and if so, how is it confirmed?

119.1 A single order may be made under section 121 of the Local Government Act 1972
by more than one council and for more than one purpose.

119.2 Where this would involve more than one confirming authority, the order may be
submitted to one Secretary of State but it has to be processed through all the
relevant government departments, involving concerted action by them.

119.3 Where an inquiry is required or is considered to be appropriate, the inspector’s
report will be submitted to each of the departments simultaneously and the decision
will be given by the relevant confirming authorities acting together.
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120. Can a district council make an order on behalf of more than one parish
council?

120.1 A district council may also make an order on behalf of more than one parish
council. Such an order might, for example, be made under section 125, for the
purposes of section 214, on behalf of several parish councils which form a joint
burial committee in the area of the district council.

121. What does a parish council need to consider before asking a district council
to make an order on its behalf?

121.1 A parish council should consider very carefully whether it has the necessary
resources to carry out a compulsory purchase of land. A district council which
makes an order on behalf of a parish council may (and, in the case of an order
made under the Allotments Act 1908, shall) recover from the parish council the
expenses which it has incurred. This includes:

e the administrative expenses and costs of the inquiry

e the inquiry costs awarded to successful statutory objectors, should the order
not be confirmed, or confirmed in part

e statutory compensation including, where appropriate, any additional
disturbance, home loss, or other loss payments, to which the dispossessed
owners may be entitled

e any compensation for injurious affection payable to adjoining owners who
may be entitled to claim

121.2  When considering whether to confirm or make an order, the Secretary of State
will have regard to questions concerning the ability of the parish council to meet

the costs of purchasing the land at market value and to carry forward the
scheme for which the order has been or would be made.
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Section 3: Homes England

122.
122.1

123.
123.1

123.2

123.3

124.
1241

124.2

What compulsory purchase powers does Homes England have?

Homes England has compulsory purchase powers to acquire land and new rights
over land under subsections (2) and (3) of section 9 of the Housing and
Regeneration Act 2008.

When can Homes England use its compulsory purchase powers?

Homes England can use its powers to make a compulsory purchase order to
facilitate the achievement of its objects set out in section 2 of the Housing and
Regeneration Act 2008. These are:

e to improve the supply and quality of housing in England
¢ to secure the regeneration or development of land or infrastructure in England

¢ to support in other ways the creation, regeneration or development of
communities in England or their continued wellbeing

¢ and to contribute to the achievement of sustainable development and good
design in England

with a view to meeting the needs of people living in England.

Where Homes England decides to make a compulsory purchase order, it will be
submitted for confirmation to the Secretary of State who has responsibility for
housing and planning matters in their role as confirming authority in the way set out
in Tier 3 of this guidance.

The Localism Act 2011 amended the Greater London Authority Act 1999 so that
Homes England’s activities in London are now the responsibility of the Mayor of
London to undertake.

Why does Homes England have compulsory purchase powers?

Homes England is tasked with supporting private and public sector bodies to deliver
housing and regeneration priorities throughout England by providing land, funding
and expertise. Homes England's wide powers to compulsorily acquire land can,
subject to the usual safeguards, ensure that activities undertaken for the purpose of,
or incidental to, its object (such as the delivery of housing or infrastructure and
associated enabling works, mitigation measures, ecological works) can take place in
the right place at the right time, including to encourage its development by others by
giving the market confidence that sites will be assembled.

The powers can also help Homes England achieve its role of facilitating the delivery
of strategic and locally important sites, and of assisting other public and private
sector delivery bodies including, for example, by taking a role in assembling land in
an area where there is a development corporation or where a development
corporation is being established.

71

596


https://www.gov.uk/government/organisations/homes-england
http://www.legislation.gov.uk/ukpga/2008/17/section/9
http://www.legislation.gov.uk/ukpga/2008/17/section/9
http://www.legislation.gov.uk/ukpga/2008/17/section/9
https://www.legislation.gov.uk/ukpga/2008/17/section/2
https://www.legislation.gov.uk/ukpga/2008/17/section/2
https://www.legislation.gov.uk/ukpga/2011/20/contents
https://www.legislation.gov.uk/ukpga/1999/29/contents

125. How does Homes England justify the use of its compulsory purchase powers?
125.1 Homes England must demonstrate that:

e the proposed acquisition is for the purposes (or ‘objects’) set out in section 2 of
the Housing and Regeneration Act 2008 (see When can Homes England use its
compulsory purchase powers?)

e there is a compelling case in the public interest for the making of a compulsory
purchase order (see When should compulsory purchase powers be used?)

125.2 Homes England should also demonstrate that the proposed acquisition contributes to
towards achieving the objectives of its Strategic Plan and that it is consistent with
national planning policies or other national, regional or local housing or
regeneration strategies or initiatives (including the relevant development plan for
the area concerned).

125.3 The justification should be included in the statement of reasons for the compulsory
purchase order and preferably backed by a development framework or masterplan
which has been endorsed by Homes England’s Board.

125.4 1t is not expected that all impediments to the delivery of a proposed scheme will
have been removed or overcome by the point at which Homes England decide to
make a compulsory purchase order. However, it may not always be feasible or
sensible to wait for all impediments to the delivery of a proposed scheme to be
resolved or overcome by the point at which the compulsory purchase order is made.
For example, it may be necessary to assemble land via the making of a compulsory
purchase order prior to removing or overcoming the following impediments to
maximise the opportunities that exist for an area:

. lack of planning permission for the proposed scheme

. not having a site allocation in the development plan

o not completing all statutory procedures such as highways stopping-up orders
Such impediments should not prevent Homes England from taking steps to stimulate
wider market investment and confidence. In such a case, the justification for the

making of a compulsory purchase order could rely on matters such as:

. national or strategic planning policy or policies in an adopted development plan
document, or

. particularly where there is no current adopted local plan, or where local plan
policy is out of date, a comprehensive development framework or masterplan
which has been consulted upon and endorsed by Homes England’s Board.
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125.5 The circumstances in which Homes England may decide to make a compulsory
purchase order in advance of seeking planning permission include where:

o early action is needed to assemble land for schemes of strategic
national, regional or local importance

. there is a need to create market confidence

o the delivery of the public benefits associated with a comprehensive
approach to development would be put at risk if development was to
proceed in a piecemeal way

125.6 Where impediments have yet to be resolved or overcome, Homes England should
demonstrate why compulsory acquisition is necessary at that point in time, explain
how the use of the powers would help promote the achievement of its statutory
objects, and show that the implementation of the scheme following the confirmation
decision being made is unlikely to be blocked by any physical or legal impediments.

125.7 In all cases, Homes England will be expected to demonstrate it has reasonably firm
intensions as to the proposed use of the land. Where the land is required for a
defined end use or to provide essential infrastructure or mitigation measures
(including among other things to achieve biodiversity net gain) to facilitate housing,
regeneration or economic development, Homes England will also normally be
expected to have a long-term strategic need for the land.

125.8 When preparing and justifying the making of a compulsory purchase order, Homes
England should have regard to the general advice available in Tier 1 of this guidance.

126. Can Homes England compulsorily acquire land even if it has no specific
development proposals in place?

126.1 To achieve its statutory purposes (objects), it may be appropriate for Homes England
to compulsorily acquire land for development or regeneration even though there is no
planning permission and no specific detailed development proposals in place. Homes
England does not usually undertake extensive building of development itself. Instead,
it often provides assistance for a scheme by stimulating private sector investment
and market confidence. Therefore, in some circumstances, it may be
counterproductive for Homes England, through for example submitting a planning
application, to predetermine what private sector development should take place once
the land has been assembled.

126.2 There will be cases where Homes England will need to use its powers before
detailed proposals have been developed due to a need to assemble land and
interests to help provide confidence that a deliverable and/or investable proposition
will be brought to the market. Also, Homes England may want to retain flexibility in
the form and nature of the emerging proposals to assist market delivery of the
scheme.
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126.3 Nevertheless, when using its compulsory purchase powers, Homes England will still

127.

need to provide adequate justification and show that:

e the compulsory acquisition is supported by reasonably firm proposals or a long-

term strategic need for the land

e the compulsory acquisition will achieve a clearly defined and deliverable objective

in support of the achievement of its objectives in its Strategic Plan

o there is a compelling case in the public interest for the making of a compulsory

purchase order

How will the confirming authority decide whether to confirm Homes England’s

compulsory purchase order?

127.1

127.2

To reach a decision about whether to confirm a compulsory purchase order made
under section 9 of the Housing and Regeneration Act 2008, the confirming
authority will keep the following in mind:

e whether Homes England has demonstrated that the acquisition of the land will
help further its statutory purposes (objects)

o the general considerations identified in the Tier 1, Stage 4 general advice in
this guidance on the consideration of the compulsory purchase order

e any guidance and directions which may be given under section 46 and/or section
47 of the Housing and Regeneration Act 2008 or otherwise issued by the
Secretary of State

e whether the compulsory purchase of the land supports the activities described in
Homes England’s statement of reasons which accompanies the compulsory
purchase order

¢ whether the compulsory purchase of the land supports the achievement of
Homes England’s objectives in its Strategic Plan

The confirming authority will also take other factors into consideration, depending
on whether Homes England has specific proposals for the development or
regeneration of the land or it wishes to acquire the land to stimulate private sector
investment:

a) if Homes England has specific proposals for the land

If Homes England has proposals for the development or regeneration of the land
that it wishes to acquire through compulsory purchase, the confirming authority
will also consider

o the effect on the surrounding area that the purchase of the land by Homes
England will have in terms of stimulating and/or maintaining the
regeneration of the area, and/or being a catalyst for other development in
the area
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e if Homes England intends to carry out direct development, whether this
would displace or disadvantage private sector development or investment
without proper justification and that the objects of Homes England cannot
be achieved by any other means

e the quality and sustainability of Homes England’s proposals for the land and
the timetable for completing those proposals

b) if Homes England does not have specific proposals for the land

If Homes England proposes to acquire the land for the purpose of providing
confidence to the market that development, regeneration and/or infrastructure will
be deliverable to stimulate private sector investment, the confirming authority will
also have regard to the fact that it will not always be possible or desirable to have
specific proposals for the land included in the compulsory purchase order (beyond
any broad support in the context of its Strategic Plan or any justification given in
statement of reasons accompanying the compulsory purchase order). However,
the confirming authority will still want to be reassured that:

e there is a realistic prospect of the land being brought into beneficial use within
a reasonable timeframe

e Home England can show that the use of its compulsory purchase powers
is clearly in the public interest

c) where there are alternative proposals for the use of land included within a
compulsory purchase order

Where landowners or other parties have their own proposals for the use or
development of land which has been included within a compulsory purchase order,
considerations for the confirming authority on whether there is a compelling case
for the compulsory acquisition of the land by Homes England will include:

e whether such alternative proposals are likely to be, or are capable of being,
implemented (including consideration of the experience and capability of the
landowner or developer and any previous track record of delivery)

¢ the extent to which the alternative proposals may prejudice the delivery of
comprehensive proposals being promoted by Homes England or may result
in a reduced level of public benefits when compared to the proposals being
advanced by Homes England

e how the alternative proposals fit with Homes England’s scheme or Strategic
Plan

¢ the land’s ownership and the ability for the current owners to bring forward
the relevant proposal

e any previous attempts to bring forward development, redevelopment or
regeneration on the land
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e the condition of the relevant land

However, there may be circumstances where, despite the adequacy of an alternative
proposal, acquisition by Homes England may be in the public interest in order to
optimise the public benefits for the area. Further, notwithstanding a landowner's
willingness to take forward their own proposals, it may be considered by Homes
England that it would be more appropriate for it to acquire the land.

For example, this could be where Homes England seeks to deliver a comprehensive
scheme and only through fully assembling all of the necessary land will the public
benefits be optimized, or where the landowner’s inaction could risk the timely delivery
of development or regeneration, or where leaving land with the existing owner(s)
may have a negative impact on market confidence and interest.
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Section 4: Urban Development Corporations

128. What is the purpose of an urban development corporation?

128.1  An urban development corporation is set up under section 135 of the Local
Government, Planning and Land Act 1980 (‘the act’) with the object, as set out in
section 136(1) of the Local Government, Planning and Land Act 1980, of securing
the regeneration of the relevant urban development area. Under section 134(1) of
the Local Government, Planning and Land Act 1980, an area of land may be
designated as an urban development area if the Secretary of State is satisfied that
it is expedient in the national interest to do so. An urban development area is likely
to have been designated because it contains significant areas of land not in
effective use, suffered extensive dereliction and be unattractive to existing or
potential developers, investors and residents. The acquisition of land and buildings
by compulsory purchase is one of the main ways in which an urban development
corporation can take effective steps to secure its statutory objectives.

129. How can regeneration be achieved?

129.1 Section 136(2) of the of the Local Government, Planning and Land Act 1980
indicates regeneration can be achieved particularly by:

e bringing land and buildings into effective use
e encouraging the development of existing and new industry and commerce
e creating an attractive environment

e ensuring that housing and social facilities are available to encourage people to
live and work in the area

130. What powers does an urban development corporation have under the of the
Local Government, Planning and Land Act 19807

130.1 Subject to any limitations imposed under section 137 or 138, section 136(3) of the
Act provides an urban development corporation can acquire, hold, manage,
reclaim and dispose of land, and carry out a variety of incidental activities. The
compulsory purchase powers are set out in section 142 of the Act. They cover
both land and ‘new rights’ over land (as defined in section 142(4)) and, in the
circumstances described in section 142(1)(b) and (c), their exercise may extend
outside the urban development corporation’s area.

131. What compulsory purchase powers are available to urban
development corporations?

131.1 ltis for an urban development corporation to decide how best to use its land
acquisition powers, having regard to this guidance. The compulsory purchase
powers available to urban development corporations to assist with urban
regeneration are expressed in broad terms.
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131.2 While an urban development corporation should acquire land by agreement
wherever possible, it is recognised that this may not always be practicable, for
example, in terms of timings for the delivery of a scheme. It is for an urban
development corporation to decide how best to use its land acquisition powers and
it may sometimes be necessary to use its power to make a compulsory purchase
order at the same time as attempting to purchase land by agreement.

132. Do urban development corporations have to predetermine what development
will take place on land before it is acquired?

132.1 To achieve its objectives, it may sometimes be necessary for an urban
development corporation to assemble land for which it has wider comprehensive
development objectives. Urban development corporations are expected to
achieve their objectives largely by stimulating and attracting greater private
sector investment and market confidence. Although they have the power to
undertake extensive development themselves, they may procure development
partners to achieve their objectives. Urban development corporation ownership
of land can also stimulate confidence that regeneration will take place and help
to secure investment. Urban development corporations can often bring about
regeneration by assembling land and providing infrastructure over a wide area to
secure or encourage its development by others.

133. What will the confirming authority consider when reaching a decision on
whether to confirm a compulsory purchase order made under section 142 of the
Local Government, Planning and Land Act 19807

133.1 In reaching a decision on whether to confirm a compulsory purchase order made
under section 142 of the Act, the confirming authority will:

o take into account the statutory objectives of the urban development corporation
set out in What is the purpose of an urban development corporation?

e consider amongst other things
i. whether the urban development corporation has demonstrated that the

land is needed to further its objectives

ii. whether the proposed use of the land by the urban development
corporation would be in accordance with the powers in relation to land
that it has under section 136

iii.  what alternative proposals (if any) have been put forward by the owners
of the land or other persons for regeneration

iv.  whether regeneration is on balance more likely to be achieved if the
land is acquired by the urban development corporation

v.  the recent history and condition of the land

Vi. any comprehensive master-planning or development proposals for the
urban development corporation area

133.2 Where a landowner indicates a willingness to implement a scheme on their land in
accordance with the objectives of the urban development corporation then, subject
to the further guidance in this section, the urban development corporation would be
expected to attempt to secure a commitment in writing from the landowner that their
scheme will be delivered in a timely manner.
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133.3

133.4

133.5

133.6

133.7

134.

If it is not possible to secure such a commitment, and otherwise attempts at the
voluntary acquisition of the land have been unsuccessful, the urban development
corporation may consider it expedient to make a compulsory purchase order
providing there is a compelling case in the public interest to do so in order to secure
the relevant land for appropriate regeneration and to enable timely delivery.

However, there may also be instances where, notwithstanding a landowner's
willingness to take forward a scheme in line with the general objectives of the urban
development corporation, it is considered by the urban development corporation that
it would be more appropriate for it to acquire the land. For example, where the
urban development corporation is looking to include the land as part of a
comprehensive scheme and only through fully assembling all of the necessary land
will the objectives of the urban development corporation be delivered most
effectively.

It may be counterproductive for an urban development corporation to predetermine
what private sector development should take place before land has been
assembled.

Land will often be suitable for a variety of uses and the market may change rapidly
as implementation proceeds.

Nevertheless, when making a compulsory purchase order, an urban development
corporation will be expected to show there is a compelling case in the public interest
which is supported by reasonably firm proposals or a long-term strategic need for
the land and a clearly defined objective which is supported by the planning
framework for the urban development corporation area.

What level of detail do urban development corporations need to provide when

making a compulsory purchase order?

134.1

134.2

134.3

The confirming authority recognises that given their specific duty to regenerate their
areas, it will not always be possible for urban development corporations to have
specific, detailed proposals for the land included in a compulsory purchase order
beyond their general planning framework for the regeneration of the area.

The confirming authority will expect the statement of reasons accompanying the

submission of the compulsory purchase order to include a summary of the planning
framework for the land concerned in sufficient detail to give reassurance of the use
of the land following acquisition_and the justification for the timing of the acquisition.

It is not expected that all impediments to the delivery of a scheme will have been
resolved or overcome by the point at which the decision on the confirmation of
compulsory purchase order is made. However, it may not always be feasible or
sensible to wait for all impediments to the delivery of a proposed scheme to be
resolved or overcome by the point at which the compulsory purchase order is made.
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134.4

135.

For example, it may be necessary to assemble land via the making of a compulsory
purchase order before resolving or overcoming impediments to maximise the
opportunities that exist for the area.

In all cases, urban development corporations will be expected to:

(a) provide evidence to support the case for the acquisition in the context of its
development strategy

(b) demonstrate there is a compelling case in the public interest for the making of
a compulsory purchase order and that there is a real prospect of the land being
brought into beneficial use within a reasonable timeframe

(c) where impediments are yet to be resolved or overcome, show why compulsory
acquisition is necessary at that point in time to maximise the opportunities
which exist for the regeneration of the relevant urban development corporation
area, explain how the use of the powers would help promote the achievement
of the urban development corporation objectives, and show that the
implementation of the scheme following the confirmation decision being made
is unlikely to be blocked by any physical or legal impediments

(d) evidence why it has not been possible, or would not be practicable, to secure
the commitments of the landowner for the regeneration of the relevant land in
accordance with the objectives and timescales of the urban development
corporation without the making of a compulsory purchase order or otherwise
securing the acquisition of the land by voluntary agreement

What does the confirming authority have to consider where there are

other proposals for the use of land contained within a compulsory purchase
order?

135.1

135.2

Where the owners of land or other parties have their own proposals for the use or
development of land contained within a compulsory purchase order, it will be
necessary for the confirming authority to consider whether these are capable of
being or likely to be, implemented, taking into account the planning position, how
long the land has been unused, and how the alternative proposals may conflict with
the objectives of the urban development corporation.

Another consideration will be whether the alternative proposals are capable of being
or likely to be implemented in a timely manner, taking into account other relevant

factors including:

o the land’s ownership and the ability for the current ownership to bring forward
the relevant proposal

o any previous attempts to bring forward regeneration on the land
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. the condition of the relevant land

135.3 However, as outlined above, there may be circumstances where, despite there

being a reasonable alternative proposal, acquisition by the urban development
corporation may be appropriate and in the public interest to deliver most effectively
the objectives of the urban development corporation.

136. When an urban development corporation submits a compulsory purchase order
for confirmation can they include a direction applying section 14A of the Land
Compensation Act 19617

136.1

Where an urban development corporation submits a compulsory purchase order to
the confirming authority which is made under section 142 of the Local Government,
Planning and Land Act 1980, it may include in the order a direction that
compensation is to be assessed in accordance with section 14A of the Land
Compensation Act 1961 (cases where prospect of planning permission to be
ignored) providing provision of affordable housing is to be facilitated by the scheme
underlying the compulsory purchase order (see Section 27: Compulsory purchase
orders which include directions to remove the prospects of planning permission from
the assessment of compensation).

137. What is the effect of the confirmation of an urban development corporation
compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 include?

137.1

Where an urban development corporation compulsory purchase order is confirmed
with a direction applying section 14A of the Land Compensation Act 1961 included,
the effect will be as described in What is the effect of the confirmation of a
compulsory purchase order with a direction applying section 14A of the Land

Compensation Act 1961 included?.
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Section 5: New Town Development Corporations

138. What is the purpose of a new town development corporation?

138.1

138.2

138.3

138.4

A new town development corporation can be established under section 3 of the New
Towns Act 1981 for the purposes of developing a new town. The objects of a new
town development corporation, as set out in section 4(1) of the New Towns Act
1981, are to secure the laying out and development of the new town in accordance
with proposals approved under the New Towns Act 1981. In pursuing those objects,
new town development corporations must aim to contribute to the achievement of
sustainable development, having particular regard to the desirability of good design
(see sections 4(1A) and (1B) of the New Towns Act 1981).

An area can be designated as the site of a proposed new town under section 1 of
the New Towns Act 1981 where the Secretary of State is satisfied, after consulting
with any local authorities who appear to the Secretary of State to be concerned, that
it is expedient in the national interest for that area to be developed as a new town by
a new town development corporation.

The development of new towns has traditionally been overseen by the Secretary of
State who has responsibility for housing and planning matters. However, under
section 1A of the New Towns Act 1981 the Secretary of State may appoint one or
more local authorities (an ‘oversight authority’) to oversee the development of the
area as a ‘locally-led’ new town. Where an oversight authority is appointed a number
of functions that would otherwise be exercisable by the Secretary of State are
instead exercisable by the oversight authority — as provided for by the New Towns
Act 1981 (Local Authority Oversight) Regulations 2018.

The Government has published separate guidance on the process for designating a
new town and establishing locally-led new town development corporations.

139. What powers does a new town development corporation have under the New
Towns Act 19817

139.1

Subiject to any restrictions imposed under section 5 of the New Towns Act 1981,
section 4(2) gives new town development corporations the power, among other
things, to acquire, hold, manage and dispose of land and other property, and
generally to do anything necessary or expedient for the purposes or incidental
purposes of the new town.

140. What powers does a new town development corporation have to acquire land?

140.1

The powers of new town development corporations to acquire land are set out in
section 10 of the New Towns Act 1981. They provide for a new town development
corporation to acquire (whether by agreement or by compulsion):

¢ any land within the area of the new town, whether or not it is proposed to
develop that land
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e any land adjacent to that area which they require for purposes connected with
the development of the new town

e any land, whether adjacent to that area or not, which they require for the
provision of services for the purposes of the new town

140.2 The compulsory purchase powers provided for by section 10 of the New Towns Act
1981 apply to all new town development corporations — including in the case of
locally-led new towns. Compulsory purchase orders made by new town development
corporations (regardless of whether the new town is nationally or locally-led) are
subject to confirmation by the Secretary of State who has responsibility for housing
and planning matters.

140.3 For nationally-led new towns the new town development corporation must obtain
consent from the Secretary of State who has responsibility for housing and planning
matters to acquire land by agreement. For locally-led new towns the new town
development corporation must obtain consent to acquire land by agreement from the
oversight authority, as provided by the New Towns Act 1981 (Local Authority
Oversight) Regulations 2018.

141. What is the procedure for a new town development corporation acquiring land
compulsorily by a compulsory purchase order?

141.1 The procedure for making a compulsory purchase order under the New Towns Act
1981 is set out in Schedule 4 to that Act.

142. In what circumstances can new town development corporations use their
compulsory purchase powers?

142.1 ltis for new town development corporations to decide how best to use their land
acquisition powers, having regard to this guidance. The compulsory purchase
powers available to a new town development corporation in section 10 of the New
Towns Act 1981 are expressed in broad terms, and are intended to assist with land
assembly that is necessary to carry out its statutory objects of securing the laying out
and development of a new town.

142.2 While a new town development corporation should acquire land by agreement
wherever possible, it is recognised that this may not always be practicable, for
example, in terms of timings for the delivery of the new town. It is for a new town
development corporation to decide how best to use its land acquisition powers and it
may sometimes be necessary to use its power to make a compulsory purchase
order at the same time as attempting to purchase land by agreement.

142.3 New town development corporation ownership of land early in the development
process may assist with the proper planning for, infrastructure provision in and
sustainable development of, a new town — in pursuit of its statutory objects under
sections 4(1), (1A) and (1B) of the New Towns Act 1981.
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Specifically, it may help to ensure that developments brought forward using these
powers are planned, designed and delivered in a sustainable and holistic way, in
which the provision of infrastructure and community facilities are coordinated with
the provision of new homes. New town development corporation ownership of land
may also provide greater certainty of delivery: helping to stimulate confidence that
the new town will proceed, helping to secure infrastructure investment, and thereby
helping to promote development.

143. Can new town development corporations acquire land even if they have no
specific development proposals in place?

143.1

143.2

Section 10(1) of the New Towns Act 1981 enables new town development
corporations to acquire land (compulsorily or by agreement) within the area of the
new town whether or not it is proposed to be developed.

The Secretary of State who has responsibility for housing and planning matters
recognises that to achieve its statutory objects, it will not always be possible for a
new town development corporation to have specific, detailed proposals in place for
the land included in a compulsory purchase order.

144. What level of detail do new town development corporations need to provide
when seeking an order?

144 1

144.2

144.3

Given their scale, new towns are likely to be developed over an extended period of
time, during which market conditions may change. In this context, the Secretary of
State who has responsibility for housing and planning matters recognises that it will
not always be possible or desirable for new town development corporations to have
fully worked up, and secured approval for, detailed development proposals prior to
proceeding with a compulsory purchase order. While the Secretary of State who has
responsibility for housing and planning matters will need to be reassured that there is
a reasonable prospect of the scheme being funded and the development
proceeding, it is also recognised that funding and delivery details will not necessarily
have been fully worked up at that stage.

It is not expected that all impediments to the delivery of a scheme will have been
resolved or overcome by the point at which the decision on the confirmation of
compulsory purchase order is made. However, it may not always be feasible or
sensible to wait for all impediments to the delivery of a proposed scheme to be
resolved or overcome by the point at which the compulsory purchase order is made.
For example, it may be necessary to assemble land before overcoming
impediments to maximise the opportunities that exist for taking forward development
proposals relating to a new town.

Where a new town development corporation does not have detailed proposals for
the order lands, it will still be expected to demonstrate a compelling case for
acquisition in the context of the planning framework that will guide development of
the new town. The new town development corporation needs to be able to show that
using compulsory purchase powers is necessary in the public interest and that the
acquisition will support investment in and development of the new town.
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144.4 The Secretary of State who has responsibility for housing and planning matters will
expect the statement of reasons accompanying the submission of the compulsory
purchase order to include a summary of the planning framework for the development
of the new town in sufficient detail to give reassurance of the use of the land
following acquisition_and the justification for the timing of the acquisition.
Furthermore, that the new town development corporation will be in a position to
present evidence at inquiry to support its case for compulsory acquisition.

144.5 While confirmation of a compulsory purchase order is a separate and distinct
process from that of designating a new town, the Secretary of State who has
responsibility for housing and planning matters acknowledges that evidence used to
support the case for designation in the national interest may also be relevant to
justifying the use of compulsory purchase powers in the public interest under section
10 of the New Towns Act 1981.

145. What factors will the Secretary of State take into account in deciding whether to
confirm a compulsory purchase order under section 10 of the New Towns Act
19817

145.1 Any decision about whether or not to confirm a compulsory purchase order will be
made on its individual merits, but the factors which the Secretary of State who has
responsibility for housing and planning matters can be expected to consider include:

e the statutory objects of the new town development corporation

e whether the purpose(s) for which the order lands are being acquired by the new
town development corporation fits with the planning framework for the new town
area

e whether there is a compelling case in the public interest for the making of the
compulsory purchase order

e whether the new town development corporation has satisfactorily demonstrated
that the order lands are needed to support the overall development of the new
town

e the appropriateness of alternative proposals (if any) put forward by the owners of
the land or other persons

o where impediments are yet to be resolved or overcome, why compulsory
acquisition is necessary at that point in time and how the implementation of the
new town scheme following the confirmation decision being made is unlikely to
be blocked by any physical or legal impediments
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146. What does the Secretary of State have to consider where there are other
proposals for the use of land contained within a compulsory purchase order?

146.1 Where objectors put forward alternative proposals for the use or development of land
contained within a compulsory purchase order, considerations for the Secretary of
State who has responsibility for housing and planning matters will include:

o whether the alternative proposals are likely to be implemented, taking into account
the planning position and their promoter’s track record of delivering development
proposals on the land

¢ how the alternative proposals may conflict with objectives of the new town
development corporation

¢ how the alternative proposals may, if implemented, affect
o the delivery of a new town on land designated for that purpose
o the new town development corporation’s ability to fulfil its statutory objects
(including in relation to achieving sustainable development and good design),
and/or the purposes for which it was established

146.2 Another consideration will be whether the alternative proposals are capable of being
or likely to be implemented in a timely manner, taking into account other relevant
factors including:

o the land’s ownership and the ability for the current ownership to bring forward
the relevant proposal

. the condition of the relevant land

146.3 However, as outlined above, there may be circumstances where, despite there being
a reasonable alternative proposal, acquisition by a new town development
corporation may be appropriate and in the public interest to deliver most effectively
the objectives of the new town development corporation.

147. How can new town development corporations dispose of the acquired land?

147.1 New town development corporations may dispose of land in such a manner as they
deem expedient for securing the development of the new town or for purposes
connected with the development of the new town (see section 17 of the New Towns
Act 1981).

147.2 Section 18 of the New Towns Act 1981 sets out certain requirements in respect of
persons who were previously living or carrying on a business on land acquired by
the new town development corporation. If such persons wish to obtain
accommodation on land belonging to the new town development corporation and are
willing to comply with any requirements of the corporation as to its development and
use, section 18 requires the corporation, ‘so far as practicable, to give them the
opportunity to do so.
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148. When a new town development corporation submits a compulsory purchase
order for confirmation can they include a direction applying section 14A of the
Land Compensation Act 1961?

148.1 Where a new town development corporation submits a compulsory purchase order
to the Secretary of State who has responsibility for housing and planning matters
under Part 1 of Schedule 4 to the New Towns Act 1981, it may include in the order a
direction that compensation is to be assessed in accordance with section 14A of the
Land Compensation Act 1961 (cases where prospect of planning permission to be
ignored) providing provision of affordable housing is to be facilitated by the new
town (see Section 27: Compulsory purchase orders which include directions to
remove the prospects of planning permission from the assessment of

compensation).

148.2 Where a new town development corporation submits for confirmation a compulsory
purchase order which includes a direction that applies section 14A of the Land
Compensation Act 1961, the provisions of paragraph 5A in Schedule 4 to the New
Towns Act 1981 will apply or paragraph 5A of Schedule 5 to the New Towns Act
1981 where the land being acquired is operational land belonging to a statutory
undertaker.

149. What is the effect of the confirmation of a new town development corporation
compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 included?

149.1  Where a new town development corporation compulsory purchase order is
confirmed with a direction applying section 14A of the Land Compensation Act 1961
included, the effect will be as described in What is the effect of the confirmation of a
compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 included?.

150. How can a new town development corporation include a direction applying
section 14A of the Land Compensation Act 1961 in a compulsory purchase order?

150.1 The relevant wording for including in a new town development corporation
compulsory purchase order a direction which applies section 14A of the Land
Compensation Act 1961 is set out in the relevant optional paragraphs in Forms 2 - 3
in the Schedule to the New Towns (Compulsory Purchase of Land) Reqgulations
1977 (as amended)”.

7 The New Towns (Compulsory Purchase of Land) Regulations 1977 were amended by the New Towns
(Compulsory Purchase of Land) (Amendment) Regulations 2024
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151. When a new town development corporation submits an application under Part 1
of Schedule 5 to the New Towns Act 1981, can it include a request for a direction to
apply section 14A of the Land Compensation Act 19617?

151.1  Where a new town development corporation submits an application under Part 1 of
Schedule 5 to the New Towns Act 1981, it may include in the application a request
for a direction to apply section 14A of the Land Compensation Act 1961 providing
provision of affordable housing is to be facilitated by the new town (see Section 27:
Compulsory purchase orders which include directions to remove the prospects of
planning permission from the assessment of compensation). Where such an
application is submitted by a new town development corporation, the provisions of
paragraph 5A in Schedule 5 to the New Towns Act 1981 will apply.

152. What is the effect of a decision by the Secretary of State and appropriate
Minister to make a compulsory purchase order on an application submitted under
Part 1 of Schedule 5 to the New Towns Act 1981 and included within it a direction
applying section 14A of the Land Compensation Act 1961?

152.1  Where the Secretary of State who has responsibility for housing and planning
matters and appropriate Minister decide to make a compulsory purchase order on an
application submitted under Part 1 of Schedule 5 to the New Towns Act 1981 and
included within it is a direction which applies section 14A of the Land Compensation
Act 1961, the effect will be as described in What is the effect of the confirmation of a
compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 included?.

153. How can a new town development corporation include a request for a direction
to apply section 14A of the Land Compensation Act 1961 in an application under
Part 1 of Schedule 5 to the New Towns Act 19817

153.1 The relevant wording for requesting a direction to apply section 14A of the Land
Compensation Act 1961 in an application under Part 1 of Schedule 5 to the New
Towns Act 1981 is set out in the relevant optional paragraphs in Form 7 in the
Schedule to the New Towns (Compulsory Purchase of Land) Regulations 1977 (as
amended)8.

8 The New Towns (Compulsory Purchase of Land) Regulations 1977 were amended by the The New Towns
(Compulsory Purchase of Land) (Amendment) Regulations 2024
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Section 6: Mayoral Development Corporations

154. What is the purpose of a Mayoral development corporation?

154.1

154.2

154.3

154.4

154.5

A Mayoral development corporation is established under Chapter 2 in Part 8 of the
Localism Act 2011 (“the 2011 Act”) with the statutory object of securing the
regeneration of the area for which the Mayoral development corporation has been
established (section 201(1) of the 2011 Act). Provision for establishing Mayoral
development corporations was originally for Greater London, however, the ability to
establish Mayoral development corporations has been extended to several
combined authorities in other areas of England.

Section 197(3) of the 2011 Act provides the rationale for why an area may be
designated as a Mayoral development area by the relevant Mayor. In relation to
Greater London, it is if the Mayor of London considers the designation of the area is
expedient for furthering any one or more of the Greater London Authority’s principal
purposes i.e.

(a) promoting economic development and wealth creation in Greater London
(b) promoting social development in Greater London

(c) promoting the improvement of the environment in Greater London

A similar requirement exists for other Mayoral development corporation areas, i.e.
the relevant Mayor must consider that the designation of the area is expedient for
the purposes of economic development and regeneration in the relevant area (for
example, see the York and North Yorkshire Combined Authority Order 2023 or the
North East Mayoral Combined Authority (Establishment and Functions) Order 2024).

A Mayoral development area is likely to have been designated because it contains
significant areas of land not in effective use and that may be unattractive to existing
or potential developers, investors and occupiers. The acquisition of land and
buildings, if necessary by compulsory purchase, is one of the main ways in which a
Mayoral development corporation can take effective steps to secure its statutory
objectives.

When considering the powers of a Mayoral development corporation, it is important
to consider the terms of the 2011 Act alongside any relevant statutory instrument
that has established the particular Mayoral development corporation. The relevant
statutory instrument may amend or supplement the terms of the 2011 Act and the
relevant powers of that particular Mayoral development corporation.
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155. What powers does a Mayoral development corporation have under the Chapter
2 in Part 8 of the Localism Act 20117

155.1 As a starting point, under section 201(2) of the 2011 Act, a Mayoral development
corporation may do anything it considers appropriate for the purposes of its object
(i.e. securing the regeneration of its area) or for purposes incidental to those
purposes. A Mayoral development corporation may also have further specific powers
such as acquiring land by agreement in its area or elsewhere. Likewise, it may have
powers to acquire land in its area by compulsory purchase.

156. What compulsory purchase powers are available to Mayoral development
corporations?

156.1 Under section 207 of the 2011 Act, a Mayoral development corporation can acquire
land and rights including compulsorily if authorised to do so by the Secretary of State
who has responsibility for housing and planning matters.

156.2 Section 206 of the 2011 Act sets out the powers of a Mayoral development
corporation in relation to land in broad terms. It is for a Mayoral development
corporation to decide how best to use its land acquisition powers with regard to its
powers in relation to land under section 206 and its overall object under section 201
of the Act to secure the regeneration of its area.

156.3 Various parts of the Housing and Regeneration Act 2008 apply to Mayoral
development corporations in relation to the use of their compulsory purchase power
as they do to the compulsory acquisition of land by Homes England.

156.4 While a Mayoral development corporation should acquire land by agreement
wherever possible, it is recognised this may not always be practicable, for example,
in terms of timings for the delivery of a scheme. It may sometimes be necessary for
a Mayoral development corporation to use its compulsory purchase power to make a
compulsory purchase order at the same time as attempting to purchase an interest
in land by agreement.

157. Do Mayoral development corporations have to predetermine what development
will take place on land before it is acquired?

157.1 To achieve its objectives, it may sometimes be necessary for a Mayoral
development corporation to assemble land for which it has wider comprehensive
development objectives. Mayoral development corporations are expected to achieve
their objectives largely by stimulating and attracting greater private sector investment
and market confidence. Although they have the power to undertake extensive
development themselves, they may procure development partners to achieve their
objectives. Mayoral development corporation ownership of land can also stimulate
confidence that regeneration will take place and help to secure investment.
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Mayoral development corporations can often bring about regeneration by
assembling land and providing infrastructure over a wide area to secure or
encourage its development by others.

158. What will the Secretary of State consider when reaching a decision on whether
to confirm a compulsory purchase order made under section 207 of the Localism
Act 2011 by a Mayoral development corporation?

158.1 In reaching a decision on whether to confirm a compulsory purchase order made
under section 207 of the 2011 Act, the Secretary of State who has responsibility for
housing and planning matters will:

e take into account the statutory objectives of the Mayoral development
corporation set out in What is the purpose of a Mayoral development
corporation? and the powers that the Mayoral development corporation has in
relation to land set out under section 206 of the 2011 Act

e consider amongst other things:

i) whether the Mayoral development corporation has demonstrated that the
land is needed to further those objectives

i) whether the proposed use of the land by the Mayoral development
corporation would be in accordance with the powers in relation to land that it
has under section 206 of the 2011 Act

iii) what alternative proposals (if any) have been put forward by the owners of
the land or other persons for regeneration

iv) whether regeneration is on balance more likely to be achieved if the land is
acquired by the Mayoral development corporation

v) the recent history and state of the land

vi) any comprehensive master-planning or development proposals for the
Mayoral development area

158.2 Where a landowner indicates a willingness to implement a scheme on their land in
accordance with the objectives of the Mayoral development corporation then, subject
to the further guidance in this section, the Mayoral development corporation would
be expected to try to secure a commitment in writing from the landowner that their
scheme will be delivered in a timely manner. If it is not possible to secure such a
commitment, and otherwise attempts at the voluntary acquisition of the land have
been unsuccessful, the Mayoral development corporation may consider it expedient
to make a compulsory purchase order providing there is a compelling case in the
public interest to secure the relevant land for appropriate regeneration and to enable
timely delivery.

158.3 However, there may also be instances where, notwithstanding a landowner's
willingness to take forward a scheme in line with the general objectives of the
Mayoral development corporation, it is considered by the Mayoral development
corporation that it would be more appropriate for it to acquire the land.
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158.4

158.5

For example, where the Mayoral development corporation is looking to include the
land as part of a comprehensive scheme and only through fully assembling all of the
necessary land will the objectives of the Mayoral development corporation be
delivered most effectively.

It may be counterproductive for a Mayoral development corporation to predetermine
what private sector development should take place before land has been assembled.
Land will often be suitable for a variety of uses and the market may change rapidly
as implementation proceeds.

Nevertheless, when using its compulsory purchase powers, a Mayoral development
corporation will be expected to show there is a compelling case in the public interest
for the compulsory acquisition which is supported by reasonably firm proposals or a
long-term strategic need for the land and a clearly defined objective which is
supported by the planning framework for the urban development corporation area.

159. What level of detail do Mayoral development corporations need to provide when
making a compulsory purchase order?

159.1

159.2

159.3

159.4

The Secretary of State who has responsibility for housing and planning matters
recognises that given their specific duty to regenerate their areas, it will not always
be possible for Mayoral development corporations to have specific, detailed
proposals for the land included in a compulsory purchase order beyond their general
framework for the regeneration of the area.

The Secretary of State who has responsibility for housing and planning matters will
expect the statement of reasons accompanying the submission of the compulsory
purchase order to include a summary of the planning framework for the land
concerned in sufficient detail to give reassurance of the use of the land following
acquisition_and the justification for the timing of the acquisition.

It is not expected that all impediments to delivery will have been resolved or
overcome by the point at which the decision on confirmation of compulsory purchase
order is made. However, it may not always be feasible or sensible to wait for all
impediments to the delivery of a proposed scheme to be resolved or overcome by
the point at which the compulsory purchase order is made. For example, it may be
necessary to assemble land before resolving or overcoming impediments in order to
maximise the opportunities that exist for the area and to attract investment.

In all cases, Mayoral development corporations will be expected to:

(a) provide evidence to support the case for the acquisition in the context of its
development strategy
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(b) demonstrate there is a compelling case in the public interest for exercising
compulsory acquisition powers and that there is a real prospect of the land
being brought into beneficial use within a reasonable timeframe

(c) where impediments are yet to be resolved or overcome, show why compulsory
acquisition is necessary at that point in time to maximise the opportunities
which exist for the regeneration of the relevant Mayoral development area,
explain how the use of the powers would help promote the achievement of the
Mayoral development corporation objectives, and show that the implementation
of the scheme following the confirmation decision being made is unlikely to be
blocked by any physical or legal impediments

(d) evidence why it has not been possible, or would not be practicable, to secure
the commitments of the landowner for the regeneration of the relevant land in
accordance with the objectives and timescales of the Mayoral development
corporation without the making of a compulsory purchase order or otherwise
securing the acquisition of the land by voluntary agreement

160. What does the Secretary of State have to consider where there are other
proposals for the use of land contained within a compulsory purchase order?

160.1

160.2

160.3

Where the owners or other parties have their own proposals for the use or
development of land contained within a compulsory purchase order, it will be
necessary for the Secretary of State who has responsibility for housing and planning
matters to consider whether these are capable of being or likely to be, implemented,
taking into account the planning position, how long the land has been unused, and
how the alternative proposals may conflict with the objectives of the Mayoral
development corporation.

Another consideration will be whether the alternative proposals are capable of being
or likely to be implemented in a timely manner, taking into account other relevant

factors including:

o the land’s ownership and the ability for the current ownership to bring forward
the relevant proposal

. any previous attempts to bring forward regeneration on the land

o the condition of the relevant land

However, as outlined above, there may be circumstances where, despite there being
a reasonable alternative proposal, acquisition by the Mayoral development

corporation may be appropriate and in the public interest in order to deliver most
effectively the objectives of the Mayoral development corporation.
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161.

When a Mayoral development corporation submits a compulsory purchase

order for confirmation can they include a direction applying section 14A of the
Land Compensation Act 19617

161.1

Where a Mayoral development corporation submits a compulsory purchase order to
the Secretary of State who has responsibility for housing and planning matters which
is made under section 207 of the 2011 Act, it may include in the order a direction
that compensation is to be assessed in accordance with section 14A of the Land
Compensation Act 1961 (cases where prospect of planning permission to be
ignored) providing provision of affordable housing is to be facilitated by the scheme
underlying the compulsory purchase order (see Section 27: Compulsory purchase
orders which include directions to remove the prospects of planning permission from
the assessment of compensation).

162. What is the effect of the confirmation of a Mayoral development corporation

compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 included?

162.1

Where a Mayoral development corporation compulsory purchase order is confirmed
with a direction applying section 14A of the Land Compensation Act 1961 included,
the effect will be as described in What is the effect of the confirmation of a
compulsory purchase order with a direction applying section 14A of the Land
Compensation Act 1961 included?.
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Section 7: Powers of local housing authorities for housing
purposes and listed buildings in slum clearances

Housing Act 1985: Part 2, Provision of housing accommodation

163. What can the power under Part 2 of the Housing Act 1985 be used for?

163.1 Section 17 of the Housing Act 1985 empowers local housing authorities to
acquire land, houses or other properties by compulsion for the provision of
housing accommodation. Acquisition must achieve a quantitative or qualitative
housing gain.

163.2 The main uses of this power have been to assemble land for housing and
ancillary development, including the provision of access roads; to bring empty
properties into housing use; and to improve substandard or defective properties.
Current practice is for authorities acquiring land or property compulsorily to
dispose of it to the private sector, housing associations or owner-occupiers.

164. What information should be included with applications for confirmation of
orders under section 17?

164.1  When applying for the confirmation of a compulsory purchase order made under
Part 2 of the Housing Act 1985 the authority should include in its statement of
reasons information regarding needs for the provision of further housing
accommodation in its area. This information should normally include:

e the total number of dwellings in the district

¢ the total number of substandard dwellings (i.e. the quantity of housing with
Category 1 hazards as defined in section 2 of the Housing Act 2004)

¢ the total number of households and the number for which, in the authority’s view,
provision needs to be made

e details of the authority’s housing stock by type, particularly where the case for
compulsory purchase turns on need to provide housing of particular type

e where a compulsory purchase order is made with a view to meeting special
housing needs, e.g., of the elderly, specific information about those needs;

e where the authority proposes to dispose of the land or property concerned,
details of the prospective purchaser, their proposals for the provision of housing
accommodation and when this will materialise, and details of any other statutory
consents required

e where it is not possible to identify a prospective purchaser at the time a
compulsory purchase order is made, details of the authority’s proposals to

dispose of the land or property, its grounds for considering that this will achieve
the provision of housing accommodation and when the provision will materialise
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165.

o where the authority has alternative proposals, it will need to demonstrate that
each alternative is preferable to any proposals advanced by the existing owner

When does development on land to be acquired for housing development

under section 17 need to be completed?

165.1

166.

Section 17(4) of the Housing Act 1985 provides that the Secretary of State who
has responsibility for housing and planning matters (i.e. the confirming
authority) may not confirm a compulsory purchase order unless they are
satisfied that the land is likely to be required within 10 years of the date the
order is confirmed.

Will the confirming authority refuse to confirm an order made under

housing powers if it could have been made under planning powers instead?

166.1

166.2

167.
1671

167.2

168.
168.1

Where an authority has a choice between the use of housing or planning
compulsory purchase powers the confirming authority will not refuse to confirm a
compulsory purchase order solely on the grounds that it could have been made
under another power.

Where land is being assembled under planning powers for housing development, the
confirming authority will have regard to the policies set out in this section.

When is the acquisition of empty properties for housing use justified?

Compulsory purchase of empty properties may be justified as a last resort in
situations where there appears to be no other prospect of a suitable property being
brought back into residential use. Authorities will first wish to encourage the owner
to restore the property to full occupation. However, cases may arise where the
owner cannot be traced and therefore use of compulsory purchase powers may be
the only way forward.

When considering whether to confirm such an order the confirming authority will
normally wish to know:

e how long the property has been vacant

o what steps the authority has taken to encourage the owner to bring it
into acceptable use and the outcome

e what works have been carried out by the owner towards its reuse for
housing purposes

When is the acquisition of substandard properties justified?

Compulsory purchase of substandard properties may be justified as a last resort in
cases where:

e aclear housing gain will be obtained

o the owner of the property has failed to maintain it or bring it to an
acceptable standard
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168.2

168.3

169.

e other statutory measures, such as the service of statutory notices, have not
achieved the authority’s objective of securing the provision of acceptable
housing accommodation

However, the confirming authority would not expect an owner-occupied house,
other than a house in multiple occupation, to be included in a compulsory purchase
order unless the defects in the property adversely affected other housing
accommodation.

In considering whether to confirm such a compulsory purchase order the confirming
authority will wish to know:

e what the alleged defects in the order property are
e what other steps the authority has taken to remedy matters and the outcome

¢ the extent and nature of any works carried out by the owner to secure
the improvement and repair of the property

e the authority’s proposals regarding any existing tenants of the property

Are there any limitations on the use of the power under Part 2 of the Housing

Act 1985 to acquire property for the purpose of providing housing
accommodation?

169.1

169.2

170.
170.1

170.2

The powers do not extend to the acquisition of property for the purpose of improving
the management of housing accommodation. A qualitative or quantitative housing
gain must be achieved.

Following the judgment in the case of R v Secretary of State for the Environment ex
parte Royal Borough of Kensington and Chelsea (1987) it may, however, be
possible for authorities to resort to compulsory purchase under Part 2 where
harassment or other grave conduct of a landlord has been such that proper housing
accommodation could not be said to exist at the time when the authority resolved to
make the compulsory purchase order. Such an order could be justified as achieving
a housing gain.

Is consent required for the onward disposal of tenanted properties?

Consent may be required for the onward disposal of tenanted properties which
have been compulsorily purchased. Before a local authority can dispose of housing
occupied by secure tenants to a private landlord it must consult the tenants in
accordance with section 106A of the Housing Act 1985.

The Secretary of State who has responsibility for housing and planning matters
cannot give consent for the disposal if it appears to them that a majority of the
tenants are opposed. An authority contemplating onward sale should, therefore,
ensure in advance that it has the tenants’ support.
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171.

Can the confirming authority confirm an order where an acquiring authority

has given an undertaking that it will not implement the order if the owner
subsequently agrees to improve the property?

1711

Such undertakings are a matter between the acquiring authority and owner, and
the confirming authority has no involvement. A compulsory purchase order which is
the subject of such an agreement will be considered by the confirming authority on
its individual merits. The confirming authority has no powers to confirm an order
subject to conditions.

Housing Act 1985: Part 9, Slum clearance

172.

What information needs to be submitted with an application for confirmation

of a clearance area compulsory purchase order?

1721

172.2

172.3

In addition to the general requirements, an authority submitting an order under
section 290 of Part 9 of the Housing Act 1985 should only do so after considering all
possible options for the area and will be expected to deal with the following matters
in their statement of reasons:

¢ the declaration of the clearance area and its justification including a statement
that all other possible options to maintain the clearance area have been
considered

e the standard of buildings in the clearance area: incorporating a statement of
the authority’s principal grounds for being satisfied that the buildings are
substandard

¢ the justification for acquiring any added lands included in the order

e proposals for rehousing and for relocating commercial and industrial
premises affected by clearance

¢ the proposed after use of the cleared site

e where it is not practicable to table evidence of planning permission, the
authority should demonstrate that their proposals are acceptable in planning
terms and that there appear to be no grounds for thinking that planning
permission will not materialise

e how they have fully considered the economic aspect of clearance and that
they have responded to any submissions made by objectors regarding that

General guidance on clearance areas can be found in Housing health and safety
rating system enforcement guidance.

Further information on listed buildings and unlisted buildings in conservation areas
which are included in clearance compulsory purchase orders.
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Local Government and Housing Act 1989: Part 7, Renewal Areas

173.

What can the powers under Part 7 of the Local Government and Housing Act

1989 be used for?

173.1

173.2

173.3

173.4

173.5

Section 93(2) of the Local Government and Housing Act 1989 can be used by
authorities:

e to acquire by agreement or compulsorily premises consisting of, or
including, housing accommodation to achieve or secure their
improvement or repair

o for their proper and effective management and use
o for the wellbeing of residents in the area
They may provide housing accommodation on land so acquired.

Authorities acquiring properties compulsorily should consider subsequently
disposing of them to owner occupiers, housing associations or other private sector
interests in line with their strategy for the Renewal Area. Where property in need of
renovation is acquired, work should be completed as quickly as possible in order
not to blight the area and undermine public confidence in the overall Renewal Area
strategy. In exercising their powers of acquisition authorities will need to bear in
mind the financial and other (e.g. manpower) resources available to them and to
other bodies concerned.

Section 93(4) of the Local Government and Housing Act 1989 can be used by
authorities to acquire by agreement or compulsorily land and buildings for the
purpose of improving the amenities in a Renewal Area. This power also extends to
acquisition where other persons will carry out the scheme. Examples might include
the provision of public open space or community centres either by the authority or by
a housing association or other development partner. Demolition of properties should
be considered as a last resort only after all other possible options have been
considered. In these exceptional cases regard should be had to any adverse effects
on industrial or commercial concerns.

The powers in sections 93(2) and 93(4) of the Local Government and Housing Act
1989 are additional powers and are without prejudice to other powers available to
local housing authorities to acquire land which might also be used in Renewal
Areas.

The extent to which acquisitions will form part of an authority’s programme will
depend on the particular area. In some cases strategic acquisitions of land for
amenity purposes will form an important element of the programme. However, as a
general principle, the confirming authority would not expect to see authorities
acquiring compulsorily in order to secure improvement except where this cannot be
achieved in any other way. Where acquisition is considered to be essential by an
authority, they should first attempt to do so by agreement.
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173.6  Where an authority submit a compulsory purchase order under section 93(2) or
93(4) of the Local Government and Housing Act 1989, their statement of reasons
for making the order should demonstrate compulsory purchase is considered
necessary in order to secure the objectives of the Renewal Area.

173.7 It should also set out the relationship of the proposals for which the order is
required to their overall strategy for the Renewal Area; their intentions regarding
disposal of the property; and their financial ability, or that of the purchaser, to
carry out the proposals for which the order has been made.

Other housing powers

174. Are there any other housing powers under which local authorities can make
compulsory purchase orders?

174.1  Compulsory purchase orders can also be made by local authorities under sections
29 and 300 of the Housing Act 1985 and section 34 of the Housing Associations Act
1985. These orders will be considered on their merits in the light of the general
requirement that there should be a compelling case for compulsory purchase in the
public interest. The confirming authority will also have regard to the policies set out in
this section where applicable.

Listed buildings in slum clearance

175. If a building including in a clearance compulsory purchase order under
section 290 of the Housing Act 1985 is subsequently listed will the clearance go
ahead?

175.1 This is a matter for the local planning authority concerned. It will need to decide
urgently whether the building should be retained because of its special interest, or
whether it should proceed with the clearance proposals.

175.2 If the authority favours clearance, it must apply to the Secretary of State for
Culture, Media & Sport for listed building consent within three months of the date of
listing (section 305 of the Housing Act 1985).

176. What happens if the building is listed after the order has been submitted to
the Secretary of State for Culture, Media & Sport for confirmation but before a
decision is reached?

176.1 If a building in a clearance compulsory purchase order is listed after the order has
been submitted to the Secretary of State for Culture, Media & Sport for
confirmation, but before the Secretary of State has reached a decision on it, the
authority should inform the Secretary of State urgently how it wishes to proceed in
the light of listing.

176.2 |If it favours retaining the building, the authority should request that the
building be withdrawn from the order.
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176.3

177.

If the authority applies for listed building consent to demolish, the Secretary of
State for Culture, Media & Sport will normally hold a joint local public inquiry at
which the compulsory purchase order and the application for listed building
consent will be considered together.

What happens if the building is listed after the order has been confirmed by

the Secretary of State for Culture, Media & Sport?

1771

177.2

If listed building consent is applied for and granted, acquisition, if not
completed, can proceed and demolition can follow.

If listed building consent is refused, or if no application is made within the
three month period, subsequent action depends on whether or not notice to
treat has been served and, if it has, whether the building is vested in the
authority:

e if notice to treat has not been served, section 305(2) of the Housing Act 1985

prohibits the authority from serving it unless and until the Secretary of State for
Culture, Media & Sport gives listed building consent. Refusal of listed building
consent or failure to apply for it within the specified period will effectively release
the building from the compulsory purchase order and, where applicable, from
the clearance area. In the latter event, the authority must then consider other
appropriate action for dealing with unfithess under the housing acts

¢ if notice to treat has been served before the listing, but acquisition has not been

completed before listed building consent is refused or the expiry of the three
month period, compulsory acquisition may continue, but this will be under the
powers contained in Part 2 of the Housing Act 1985 for residential buildings or
Part 9 of the Town and Country Planning Act 1990 for other buildings

o if the building is already vested in the authority, it will be appropriated to Part 2

of the 1985 act or Part 9 of the Town and Country Planning Act 1990 as the
case may be

177.3 Local authorities are reminded that Housing health and safety rating system

178.

enforcement guidance advises that listed buildings and buildings subject to a
building preservation notice should only be included in clearance areas in
exceptional circumstances and only where listed building consent has been given.

What happens if the building was purchase by agreement under Part 9 of the

Housing Act 1985, or under some other power and now held under Part 9 and is
subsequently listed?

178.1

Under section 306 of the Housing Act 1985 the authority may apply for listed
building consent if it still favours demolition. If consent is refused or not applied for
within the specified period of three months from the date of listing, the authority is
no longer subject to the duty to demolish the building imposed by Part 9 of the
Housing Act 1985 and must appropriate it to Part 2 of the Housing Act 1985 or Part
9 of the Town and Country Planning Act 1990 as the case may be.
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179. Is planning permission required to demolish an unlisted building in a
conservation area where the building is included in a clearance compulsory
purchase order?

179.1 In these circumstances demolition is permitted development (subject to article 4
directions and any Environmental Impact Assessment requirements) so an
application for planning permission is not required — see ‘What permissions/prior
approvals are required for demolition in a conservation area?’ in planning guidance
for further information.

179.2 Where a submitted clearance compulsory purchase order includes buildings within
a conservation area, the Secretary of State for Culture, Media & Sport will wish to
have regard to the conservation area aspect in reaching their decision on the order.
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Section 8: To improve the appearance or condition of land

180. Can a local authority compulsorily acquire land to improve its appearance or
condition?

180.1 In some circumstances a local authority can compulsorily acquire land to improve its
appearance or condition. For instance, a local authority can use their compulsory
purchase powers under section 89(5) of the National Parks and Access to the
Countryside Act 1949 specifically for this purpose.

180.2 |If the local authority is unsure whether to use these specific powers or if various
uses are proposed for the land, the authority may consider using the powers
granted by section 226 of the Town and Country Planning Act 1990 instead.

180.3 There are also various other compulsory purchase powers that local authorities may
use to acquire and develop land that is derelict, neglected or unsightly for particular
purposes such as housing or public open space.

181. When can a local authority use their powers under section 89 of the National
Parks and Access to the Countryside 1949 Act to compulsorily purchase land?

181.1 Alocal authority can use their powers under section 89(5) of the National Parks
and Access to the Countryside Act 1949 to compulsorily purchase land to plant
trees to preserve or enhance the natural beauty of the land. The local authority
can also use this power to carry out works to reclaim, improve or bring back into
use land in their area that the authority believes to be:

e derelict, neglected or unsightly

o likely to become derelict, neglected or unsightly because the authority
anticipate that the surface may collapse as a result of underground mining
operations (other than coal mining)

182. Can a local authority still consider land to be ‘derelict, neglected or unsightly’
even if it is in use?

182.1 A local authority may still consider land to be ‘derelict’ or ‘neglected’ even if it is
being put to some slight use when its condition is compared to the potential use of
the land. However, it is not the purpose of these powers to enable a local authority
to carry out works or acquire land solely because they believe that they can provide
a better use than the present one.

183. Who decides whether to confirm an order to compulsorily purchase land
under section 89 of the National Parks and Access to the Countryside Act 1949?

183.1 The Secretary of State for Environment, Food and Rural Affairs decides whether to
confirm an order under section 89(5) of the National Parks and Access to the
Countryside Act 1949.
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184. What does the phrase ‘derelict, neglected or unsightly’ mean in connection
with these compulsory purchase powers?

184.1 There are no statutory definitions so the natural, common sense meaning of the
words should be taken. If possible, it is also preferable to consider the three words
taken together as there is considerable overlap between each. For instance, the
untidy or ‘unsightly’ appearance of the land may also be relevant in considering
whether it is ‘derelict’ or ‘neglected’, or land might be considered ‘neglected’ but not
‘derelict’ if no building works, dumping or excavation have taken place.

184.2 The authority may wish to obtain the views of the Secretary of State for
Environment, Food and Rural Affairs on the meaning of these words when
considering whether to make a section 89(5) order.
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Section 9: For educational purposes

185. What powers does a local authority have to make a compulsory purchase
order for educational purposes?

185.1 A local authority can make a compulsory purchase order for educational purposes
using its powers under section 530 of the Education Act 1996, as amended, with the
confirmation of the Secretary of State for Education. These powers can be used to
acquire land which is required for the purposes of its educational functions,
including the purposes of:

e any local authority maintained or assisted school or institution
e an academy (whether established or to be established)

186. How does a local authority make a compulsory purchase order for
educational purposes?

186.1  When making an order a compulsory purchase order under section 530 of the
Education Act 1996, the authority should have due regard to statutory
requirements from the Department for Education. The local authority may also
seek guidance, if necessary, from that department on the form of draft orders
where there is doubt about a particular point.

186.2 The local authority submits the order and other required documents for confirmation
to the Secretary of State for Education at the following address:

Education Funding
Agency Schools
Assets Team
Mowden Hall,
Staindrop Road,
Darlington,

Co. Durham DL3 9BG

186.3 If the compulsory purchase order is for a voluntary aided school, the local
authority will need to submit certain additional documents with the order, as well
as the standard documents required.

187. When may a local authority make a compulsory purchase order for
educational purposes which includes a direction applying section 14A of the
Land Compensation Act 19617

187.1 Section 27: Compulsory purchase orders which include directions to remove
the prospects of planning permission from the assessment of compensation
provides advice on including in a compulsory purchase order a direction that
requires compensation to be assessed in accordance with section 14A of the
Land Compensation Act 1961.
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188.

What additional documents are required to make a compulsory purchase

order for voluntary aided schools?

188.1 In addition to the standard list of documents required to make a compulsory
purchase order, an order for a voluntary aided school will require the following
documents:

a) completed copy of the Site Acquisition form (form SB1), available from the
Department for Education
b) a qualified valuer’s report

188.2 These additional documents should accompany, or be submitted as soon as
possible after, the order.

189. Can a local authority make a compulsory purchase order in connection with a

proposal for changes in school provision?

189.1 A local authority may make a compulsory purchase order (under section 530 of the
Education Act 1996) in connection with certain proposals for changes in school
provision. A proposal could involve:
¢ the establishment of a new school for children of compulsory school age (under

Part 2 of the Education and Inspections Act 2006)
e a prescribed alteration to an existing maintained school (under Part 2 of the
Education and Inspections Act 2006)

190. How does the Secretary of State for Education consider a compulsory
purchase order for educational purposes if it is accompanied by a statutory
proposal?

190.1 The Secretary of State for Education considers a compulsory purchase order made

191.

under section 530 of the Education Act 1996 separately to any accompanying
statutory proposal for changes in school provision (made under Part 2 of the
Education and Inspections Act 2006).

When can the Secretary of State for Education compulsorily purchase land

that is required by an academy?

191.1

The Secretary of State for Education can compulsorily purchase land that is
required by an academy using the powers granted by Paragraphs 5 and 7 of
Schedule 1 to the Academies Act 2010.
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The Secretary of State can use these powers if a local authority has either:
e disposed of land

e made an appropriation of land (that they hold a freehold or leasehold interest in)
under section 122 of the Local Government Act 1972

without the consent of the Secretary of State, and if the land in question has
been used wholly or mainly for the purposes of a school or a 16 to 19 academy
at any time in the period of eight years ending with the day on which this
disposal or appropriation was made.

192. What happens once the Secretary of State for Education has completed
the compulsory purchase of the land?

192.1 Once the Secretary of State for Education has completed the compulsory purchase,
the land must be transferred to a person concerned with the running of the
academy. The Secretary of State is entitled to recover from the local authority any
compensation awarded (and any interest) in relation to the compulsory purchase,
together with costs and expenses incurred in connection with the making of the
compulsory purchase order.

Arrangements for publishing/seeking proposals for a change in school provision that
requires a compulsory purchase order

193. What can a local authority do, if it wishes to compulsorily purchase land to
establish a new school for children of compulsory school age?

193.1 When a local authority decides that it needs a new school in its area for children
of compulsory school age, it is required by section 6A of the Education and
Inspections Act 2006 to seek proposals to establish an academy. If the local
authority requires land to be compulsorily acquired for this purpose, it should
publish the notice seeking proposals before making a compulsory purchase order.

193.2 The local authority is also expected to notify the Department for Education of their
plan to seek proposals as soon as the need for a new school has been decided
upon.

193.3 A local authority can only publish its own proposals in the limited circumstances set
out in Part 2 of that Act, for example if the new school is to replace one or more
maintained schools. Further information is available from the Department for
Education.

194. What can a local authority do, if it wishes to compulsorily purchase land to
make a prescribed alteration to a school?

194.1 If a local authority wishes to make a prescribed alteration under Part 2 of the
Education and Inspections Act 2006, the local authority should publish their
proposals before making a compulsory purchase order.
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195.

What can an appropriate authority do if their proposal to restructure school

sixth form education requires the compulsory purchase of land?

195.1

The appropriate authority (the Skills Funding Agency or the Education Funding
Agency) should publish their proposal to restructure school sixth form education
before the relevant local authority makes a compulsory purchase order.

Deciding an application for approval for a change in school provision that
accompanies a compulsory purchase order

196.

How is a proposal for a change in school provision considered, if it relies on

the approval of a compulsory purchase order?

196.1

Depending on the nature of the proposal, an application for approval is
considered as follows:

a) proposals to establish a new academy

The Secretary of State for Education makes the final decision on whether to
approve a proposal to establish a new academy.

When considering the proposal, the Secretary of State takes into account the
need for a compulsory purchase order and any decision to approve the
proposal is then conditional on the local authority acquiring the site. The local
authority is then informed of the decision on the proposal so that it may make
and submit the compulsory purchase order.

b) proposals to make a prescribed alteration to an existing maintained school

The relevant local authority or schools adjudicator decides whether to
approve a proposal to make a prescribed alteration to an existing
maintained school.

The relevant local authority or schools adjudicator considers the application for
approval of a proposal for a prescribed alteration. Consideration is given on
the merits of the proposal and independently from the Secretary of State for
Education’s consideration of the compulsory purchase order.

196.2 Approval can only be given on the condition that the relevant site is acquired under

197.
197.1

regulation 16(2)(b) of the School Organisation (Establishment and Discontinuance
of Schools) Regulations 2013. The local authority will then be informed of the
decision so that it may make and submit the compulsory purchase order.

What happens if the proposal for a change in school provision is rejected?

If the decision is to reject the proposal for a change in school provision, the local
authority is advised not make the order since, in these circumstances it would be
inappropriate for the Secretary of State for Education to confirm it.
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198. What happens once the Secretary of State for Education has decided
whether or not to confirm the compulsory purchase order?

198.1 If the Secretary of State for Education decides to confirm the compulsory
purchase order the order will be sealed and returned to the local authority. When
the local authority has purchased the site, the condition of the approval is met and
the approval of the proposal becomes final with no further action required. If the
Secretary of State decides not to confirm the order, the proposal falls as the
condition is not met.
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Section 10: For public libraries and museums

199. Who has compulsory purchase powers to acquire land for public libraries and
museums?

199.1 A local authority can compulsorily acquire land for public libraries and museums
under section 121 of the Local Government Act 1972, using an appropriate enabling
power (such as section 7 or 12 of the Public Libraries and Museums Act 1964).

200. How does a local authority make a compulsory purchase order for public
libraries and museums?

200.1  When making a compulsory purchase order for public libraries and museums
the local authority should have due regard to statutory requirements.

200.2 The order should be accompanied by each of the following additional documents:

e a completed copy of form CP/AL1 (obtainable from the Department for
Culture, Media & Sport, Libraries Division)

e a qualified valuer's report

The order and accompanying documents are submitted to the Secretary of State for
Culture, Media & Sport for confirmation at the outlined in Section 18.
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Section 11: For airport Public Safety Zones

201. Can an airport operator compulsorily purchase property that is located
near an airport?

201.1 An airport operator can compulsorily purchase whole or part of a property if it
is located within the 1 in 10,000 individual risk contour of an airport and if the
property, or the relevant part of it, is:

e an occupied residential property
e a commercial or industrial property that is occupied as an all-day workplace

201.2 However, a compulsory purchase order should only be made as a last resort, if
the airport authority is unable to purchase the property by agreement.

202. What should the airport operator do if a property falls into the
categories described above?

202.1 If a property falls into the categories described above, the airport operator is
expected to offer to purchase the property by agreement, with compensation
being payable under the Compensation Code.

202.2 If purchase by agreement is not possible, the Secretary of State for
Transport will be prepared to consider applications for compulsory purchase
by airport operators with powers under section 59 of the Airports Act 1986.

202.3 To make a compulsory purchase order, the airport operator will need to
demonstrate that the property falls within the categories described and that it
has not been possible to purchase the property by agreement. The compulsory
purchase order should be sent to the Secretary of State for Transport at:

Airports Policy Division

Zone 1/26, Great Minster House
33 Horseferry Road

London

SW1P

4DR

202.4 Once the property has been acquired, the airport operator will be expected to
demolish any buildings and to clear the land.

203. What is the ‘1 in 10,000 individual risk contour’ of an airport and why is
property within this area significant?

203.1 The “1in 10,000 individual risk contour’ is an area of land within the Public Safety
Zone of an airport where individual third party risk of being killed as a result of an
aircraft accident is greater than 1 in 10,000 per year.

203.2 The level of risk in the ‘1 in 10,000 individual risk contour’ is much higher than
in other areas of the Public Safety Zone and at some airports, this contour
extends beyond the airport boundary.
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203.3 As aresult, it is the Secretary of State for Transport’s policy that there should

be no occupied residential properties or all day workplaces within this area.
203.4 Further information can be found on the Department for Transport website
(see Circular 1/10: Control of Development in Airport Public Safety Zones).
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Section 12: For listed buildings in need of repair

204. Who has compulsory purchase powers for listed buildings in need of repair?

204.1

204.2

205.

Section 47 of the Planning (Listed Buildings and Conservation Areas) Act 1990 gives
an appropriate authority compulsory purchase powers to acquire a listed building in
need of repair with the authorisation of the Secretary of State for Culture, Media &
Sport. The appropriate authority may be:

¢ the relevant local planning authority
¢ Historic England, if the listed building is located in Greater London
¢ the Secretary of State for Culture, Media & Sport

Itis the Secretary of State for Culture, Media & Sport’s policy to only use this power
in exceptional circumstances.

How does an appropriate authority make a compulsory purchase order for a

listed building in need of repair?

205.1

206.

To make a compulsory purchase order for a listed building in need of repair under
section 47 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the
appropriate authority is required to:

e serve a repairs notice under section 48 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 on the owner (see section 31(2) of Planning
(Listed Buildings and Conservation Areas) Act 1990/ section 336 of the Town and
Country Planning Act 1990) of the listed building at least two months before
making the compulsory purchase order

e prepare and serve the compulsory purchase order and its associated notices, if
the repairs notice has not been complied with within two months of service

e submit the compulsory purchase order, a copy of the repairs notice and
all supporting documents to the Secretary of State for Culture, Media &

Sport

What if the owner has deliberately allowed the listed building to fall into

disrepair to justify its demolition?

206.1

If there is clear evidence that the owner of a listed building has deliberately allowed
the building to fall into disrepair to justify its demolition and the development of the
site (or an adjoining site), the acquiring authority can include a direction for minimum
compensation within the compulsory purchase order. Provisions for minimum
compensation are given in section 50 of the Planning (Listed Buildings and
Conservation Areas) Act 1990.
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206.2 The relevant wording for including a minimum compensation direction in a
compulsory purchase order are set out in optional paragraph 4 of Form 1 in the
Schedule to the Compulsory Purchase of Land (Prescribed Forms) (Ministers)
Regulations 2004 (as amended)!®. Follow the link for advice on how to include a
direction for minimum compensation within a compulsory purchase order.

207. What should a local authority do if an application is made to a magistrates’
court to contest a direction for minimum compensation?

207.1 As soon as a local authority becomes aware of any application to a magistrates’
court:

e to stay further proceedings on the compulsory purchase order, under section
47(4) of the Planning (Listed Buildings and Conservation Areas) Act 1990

e for an order that a direction for minimum compensation is not included in the
compulsory purchase order, under section 50(6) of the Planning (Listed
Buildings and Conservation Areas) Act 1990

they should notify the Secretary of State for Culture, Media & Sport immediately.
Depending on the circumstances, it may be necessary to hold the order in
abeyance (i.e. suspend the order) until the court has considered the application.

Repairs notices
208. When might an appropriate authority serve a repairs notice?

208.1 An appropriate authority may consider issuing a repairs notice (under section 48 of
the Planning (Listed Buildings and Conservation Areas) Act 1990) if a listed
building is at risk because its owner has failed to keep the building in reasonable
repair for an extended period of time. A repairs notice is not the same as a notice
for urgent works (section 54 of the Planning (Listed Buildings and Conservation
Areas) Act 1990) and can be served whether the listed building is occupied or not.

208.2 Further information on repairs notices and notices for urgent works are available from
the Historic England website.

209. What information should the repairs notice include?

209.1 The repairs notice must:

e specify the works which the authority considers reasonably necessary for the
proper preservation of the building

o explain the effect of sections 47-50 of the Planning (Listed Buildings and
Conservation Areas) Act 1990

9 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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210.
2101

210.2

210.3

210.4

What works might be specified in the repairs notice?

The works specified in the repairs notice will always relate to the circumstances

of the individual case and will involve judgments about what is considered
reasonable to preserve (rather than restore) the listed building.

Other considerations may be used as a basis for determining the scope of works
required. For example, the condition of the building when it was listed may be taken
into account if the building has suffered damage or disrepair since being listed.

In this case, the repairs notice may include works to secure the building’s
preservation as at the date of listing, but should not be used to restore other
features.

Alternatively, the notice may specify works that are necessary to preserve the rest
of the building, such as repairs to a defective roof, whether or not the particular
defect was present at the time of listing.

The form of the compulsory purchase order and its associated notices

211.
2111

211.2

211.3

2114

How are the compulsory purchase order and associated notices prepared?
General guidance on the format of compulsory purchase orders is available here.

For compulsory purchase orders for listed buildings in need of repair, there are
additional provisions set out in regulation 4 of the Compulsory Purchase of Land
(Prescribed Forms) (Ministers) Requlations 2004 (as amended)22. These require
additional paragraphs from the schedule to the regulations to be inserted into the
relevant forms, as described below.

When preparing any personal notices:
¢ include additional paragraphs 3 and 5 of Form 8

e if a direction for minimum compensation is included within the order insert
additional paragraphs 3 - 5 of Form 8

¢ include an explanation of the meaning of the direction, as required by section
50(3) of the Planning (Listed Buildings and Conservation Areas) Act 1990. This
should normally include the text of subsections (4) and (5) of section 50 of that
Act

When preparing the compulsory purchase order:

e if a direction for minimum compensation is included within the order,
include optional paragraph 4 of Form 1 in orders drafted using Form 1

20 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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Section 13: For the purposes of facilitating biodiversity net
gain

212. Can a compulsory purchase order be made which includes land for the
purposes of facilitating biodiversity net gain?

2121 The Town and Country Planning Act 1990 (as amended by the Environment Act
2021) imposes a condition on the grant of planning permission for biodiversity net
gain: see section 90A and Schedule 7A of the Town and Country Planning Act
1990.

212.2 It may be necessary for an acquiring authority to acquire land for biodiversity net
gain purposes either together with other land required for the scheme or alone.
Where an acquiring authority is considering making a compulsory purchase order
which will include land for the purposes of satisfying biodiversity net gain
requirements it should consider the following matters:

e the principles outlined in When should compulsory purchase powers be used? will
apply equally to that land as it does to other land in the scheme, in particular:
o use of compulsory purchase powers is intended as a last resort
o a compelling case in the public interest in relation to the acquisition of the land
for biodiversity net gain purposes will need to be established

¢ the scope of the compulsory purchase powers which the acquiring authority
intends to use and whether those powers are sufficient to be exercised to
compulsorily acquire land required for biodiversity net gain purposes

212.3 Inrelation to local authorities specifically, there are a number of enabling powers
which may be sufficiently wide to enable the acquisition of land to satisfy biodiversity
net gain requirements. For example, the powers of compulsory purchase conferred
on local authorities under section 226(1)(a) of the Town and Country Planning Act
1990 are widely drawn. As such, they may be used by a local authority with planning
powers to acquire land if they think that it will facilitate the carrying out of
development, redevelopment or improvement (which includes regeneration)
providing it is likely to contribute to achieving one of the listed statutory aims in
section 226(1A) of the Town and Country Planning Act 1990:

(a) the promotion or improvement of the economic well-being of their area

(b) the promotion or improvement of the social well-being of their area

(c) the promotion or improvement of the environmental well-being of their area

212.4 The acquisition of land for biodiversity net gain purposes may, in appropriate
circumstances, be a sufficiently integral part of the scheme underlying the
compulsory purchase order (i.e. the relevant proposal needing to satisfy the
biodiversity net gain requirements) which will facilitate those aims.
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Tier 3: Procedural Issues

213.

Where can guidance on common procedural issues be found?

Guidance can be found here:

214,

Section 14: Preparing statement of reasons

Section 15: General certificate

Section 16: Preparing and serving the compulsory purchase order and notices

Section 17: Compulsory purchase order maps

Section 18: Addresses

Where can further information on other procedural issues which will only apply

in certain cases be found?

Further information can be found here:

Section 19: For community assets (at the request of the community)

Section 20: Special kinds of land

Section 21: Compulsory purchase of new rights and other interests

Section 22: Compulsory purchase of Crown land

Section 23: Certificates of Appropriate Alternative Development (under the Land
Compensation Act 1961)

Section 24: Protected assets certificate

Section 25: Objection to division of land (material detriment)

Section 26: Overriding easements and other rights

Section 27: Compulsory purchase orders which include directions to remove the
prospects of planning permission from the assessment of compensation
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Common Procedural Issues
Section 14: Preparing statement of reasons

215.
2151

What information should be included in the statement of reasons?

The statement of reasons should include the following information:

(i) a brief description of the order land and its location, topographical features
and present use

(i) an explanation of the use of the particular enabling power

(iii) an outline of the authority’s purpose in seeking to acquire the land

(iv) a statement of the authority’s justification for compulsory purchase, with
regard to Article 1 of the First Protocol to the European Convention on Human
Rights, and Article 8 if appropriate

(v) a statement in relation to the acquiring authority’s public sector equality duty
and how that has been taken into account in making the compulsory
purchase order

(vi) where applicable, a statement of the authority’s justification for including in a
compulsory purchase order a direction which applies section 14A of the Land
Compensation Act 1961 (see How will an acquiring authority demonstrate the
inclusion of a direction applying section 14A of the Land Compensation Act
1961 in a compulsory purchase order is justified in the public interest? for
advice on what information should be provided to accompany the statement)

(vii) a statement justifying the extent of the scheme to be disregarded for the
purposes of assessing compensation in the ‘no-scheme world’

(viii) a description of the proposals for the use or development of the land
(ix) a statement about the planning position of the order site (see also Section 1:

Advice on section 226 of the Town and Country Planning Act 1990 for
planning orders)

(x) information required in the light of government policy statements where
orders are made in certain circumstances e.g. as stated in Section 7: Local
housing authorities for housing purposes where orders are made under the
Housing Acts (including a statement as to unfithess where unfit buildings are
being acquired under Part 9 of the Housing Act 1985)

(xi) any special considerations affecting the order site e.g. ancient monument,
listed building, conservation area, special category land, consecrated land,
renewal area, etc

(xii) if the mining code has been included, reasons for doing so
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(xiii) details of how the acquiring authority seeks to overcome any obstacle or
prior consent needed before the order scheme can be implemented e.g.
need for a waste management licence

(xiv) a summary of:

(a) the anticipated impact of the exercise of the compulsory purchase
powers on affected owners and occupiers (either generically and/or
individually as appropriate) as the acquiring authority understands those
impacts having engaged with such owners and occupiers on the
potential impact (where information included in the statement constitutes
personal data the acquiring authority should take appropriate steps
before making such data available, for example, redaction or
anonymisation - guidance on the disclosure of personal data associated
with the publishing of a compulsory purchase order is included in How
should acquiring authorities deal with any personal data collected in
relation to a compulsory purchase order?)

(b) the mitigation (if any) which will be in place to alleviate those impacts
either through the existing compulsory purchase process or
compensation regimes or through specific mitigation that the acquiring
authority is proposing to put in place

(xv) details of any views which may have been expressed by a government
department about the proposed development of the order site

(xvi) what steps the authority has taken to negotiate for the acquisition of the land
by agreement

(xvii) any other information which would be of interest to persons affected by the
order e.g. proposals for rehousing displaced residents or for relocation of
businesses

(xviii)details of any related order, application or appeal which may require a co-
ordinated decision by the confirming authority e.g. an order made under
other powers, a planning appeal/application, road closure, listed building

(xix) if, in the event of an inquiry, the authority would intend to refer to or put in
evidence any documents, including maps and plans, it would be helpful if

the authority could provide a list of such documents, or at least a notice to
explain that documents may be inspected at a stated time and place
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Section 15; General certificate

216. What is the purpose of a general certificate in support of an order
submission?

216.1 A general certificate has no statutory status but is intended to provide reassurance
to the confirming authority that the acquiring authority has followed the proper
statutory procedures.

217. What form should a general certificate in support of an order submission
take?

217.1 The certificate should be submitted in the following form:

THE ............. COMPULSORY PURCHASE ORDER 20...
| hereby certify that:
1. Anotice in the Form numbered...... in the Compulsory Purchase of Land (Prescribed

Forms) (Ministers) Regulations 2004 (as amended) (SI 2004 No. 2595) (“the 2004
Prescribed Forms Regulations”) was published in two issues of the
............................................... dated 20.... and
................................................ 20....(being one or more local newspapers circulating
in the locality). The time allowed for objections was not less than 21 days from the date of
the first publication of the notice and the last date for them is/was........... ..................
20....

A notice in the same Form was published on a website containing information about the
proposed compulsory purchase on .................... 20... and from that date remained in
place for a period of at least 21 days which was the period allowed for objections, the last
date being ............ 20.....

A notice in the same Form was affixed to a conspicuous object or objects on or near the
land comprised in the orderon .................... 20.... and from that date remained in place
for a period of at least 21 days which was the period allowed for objections, the last date
being ............ 20....

2. Notices in the Form numbered ....... in the said Regulations were duly served on:
(i). everyowner, lessee, tenant and occupier of all land to which the order relates;
(ii)). every person to whom the acquiring authority would, if proceeding under

section 5(1) of the Compulsory Purchase Act 1965, be required to give a
notice to treat; and
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(iii). every person the acquiring authority thinks is likely to be entitled to make a
claim for compensation under section 10 of the Compulsory Purchase Act
1965 if the order is confirmed and the compulsory purchase takes place, so
far as such a person is known to the acquiring authority after making diligent
inquiry. (NB: For:

(a) orders made under section 47 of the Planning (Listed Buildings and
Conservation Areas) Act 1990, the notice must include additional paragraphs
in accordance with regulation 4 of the 2004 Prescribed Forms Regulations
(as amended); or

(b) orders which include a direction that applies section 14A of the Land
Compensation Act 1961, the notice must include additional paragraphs in
accordance with regulation 4A of the 2004 Prescribed Forms Regulations (as
amended).)

The time allowed for objections in each of the notices was not less than 21 days and the
last date for themis/was ....................... 20.... The notices were served by one or more
of the methods described in section 6(1) of the Acquisition of Land Act 1981.

[Where the order includes land in unknown ownership insert the following: Notices in the
same Form were duly served by one or more of the methods described in section 6(4) of the
Acquisition of Land Act 1981. The time allowed for objections in each of the notices was not
less than 21 days and the last date is/was ................coiiiiiiinn. 20.... ]

3. A copy of the order and of the map were deposited at ........................... on
................................. 20.... and will remain/remained available for inspection until

4. A copy of the order and of the map were published online atwww............................
............ ON coovvvviieiiieeeiiieeeenee.nnn 2000 and will remain/remained available to view until

5. (1) A copy of the authority’s statement of reasons for making the order has been sent
to:

(a) all persons referred to in paragraph 2(i), (ii) and (iii) above (see Which parties
should be notified of a compulsory purchase order?);

(b) as far as is practicable, other persons resident on the order lands, and any
applicant for planning permission in respect of the land.

(2) Two copies of the statement of reasons are herewith forwarded to the Secretary of
State.

6. [Where the order includes ecclesiastical property insert the following: Notice of
the effect of the order has been served on the Church Commissioners (section 12(3) of
the Acquisition of Land Act 1981.]
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NB. The Town and Country Planning (Churches, Places of Religious Worship and Burial
Grounds) Regulations 1950 (S1 1950 No. 792) apply where it is proposed to use for other
purposes consecrated land and burial grounds which here acquired compulsorily under
any enactment, or acquired by agreement under the Town and Country Planning Acts, or
which were appropriated to planning purposes. Subject to sections 238 to 240 of the
1990 Act, permission (a ‘faculty’) is required for material alteration to consecrated land.
(See Faculty Jurisdiction Measure 1964; Care of Churches and Ecclesiastical Jurisdiction

Measure 1991.)
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Section 16: Preparing and serving the compulsory purchase
order and notices

218 What format should a compulsory purchase order adopt?

218.1 The order and associated schedule should comply with the relevant form as
prescribed by regulation 3 of, and the Schedule to, the Compulsory Purchase of
Land (Prescribed Forms) (Ministers) Regulations 2004 (as amended)?’.

218.2 In accordance with the notes to the prescribed forms, the title and year of the act
authorising compulsory purchase must be inserted. Each acquisition power must
be cited and its purpose clearly stated in paragraph 1 of the order. For orders
made under section 17 of the Housing Act 1985, the purpose of the order may be
described as ‘the provision of housing accommodation’. Where there are separate
compulsory acquisition and enabling powers, each should be identified and its
purpose stated. In some cases, a collective title may be sufficient to identify two or
more acts. (See Section 1: Advice on section 226 of the Town and Country
Planning Act 1990 and Section 21: Compulsory purchase of new rights and other
interests for examples of how orders made under certain powers may be set out.
Section 2: Advice on section 121 of the Local Government Act 1972 contains
guidance on orders where the acquisition power is section 121 or section 125 of
the Local Government Act 1972 and on orders for mixed purposes.)

219  Where should the compulsory purchase order maps be deposited?

219.1 A certified copy of the order map should be deposited for inspection at an
appropriate place within the locality e.g. the local authority offices. It should be
within reasonably easy reach of persons living in the area affected. It should also
be published on a website which contains information about the scheme or project
that underlies the proposed purchase. The two sealed order maps should be
forwarded to the offices of the confirming authority.

220 Can the ‘the mining code’ be incorporated into a compulsory purchase order?

220.1 Parts 2 and 3 of Schedule 2 to the Acquisition of Land Act 1981, relating to mines
(‘the mining code’), may be incorporated in a compulsory purchase order made
under powers to which the act applies. The incorporation of both parts does not, of
itself, prevent the working of minerals within a specified distance of the surface of
the land acquired under the order; but it does enable the acquiring authority, if the
order becomes operative, to serve a counter-notice stopping the working of
minerals, subject to the payment of compensation. Since this may result in the
sterilisation of minerals (including coal reserves), the mining code should not be
incorporated automatically or indiscriminately.

2" The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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220.2

220.3

221

2211

222

222.1

222.2

222.3

Therefore, authorities are asked to consider the matter carefully before including
the code, and to omit it where existing statutory rights to compensation or repair of
damage might be expected to provide an adequate remedy in the event of damage
to land, buildings or works occasioned by mining subsidence.

The advice of the Valuation Office Agency’s regional mineral valuers is available to
authorities when considering the incorporation of the code.

Who should authorities notify if they make a compulsory purchase order
incorporating the mining code?

In areas of coal working notified to the local planning authority by the Coal
Authority under article 16 of, and paragraph (0), Schedule 4 to, the Town and
Country Planning (Development Management Procedure) (England) Order 2015,
authorities are asked to notify the Coal Authority and relevant licensed coal mine
operator if they make an order which incorporates the mining code.

What information about the land to be acquired should be included in a
compulsory purchase order?

The prescribed order formats set out in the Compulsory Purchase of Land
(Prescribed Forms) (Ministers) Regulations 2004 (as amended)Z require, subject to
the flexibility to adapt them permitted by Regulation 2, that the extent of the land
should be stated. Therefore, the area of each plot, e.g. in square metres, should
normally be shown. This information will be particularly important where any
potential exists for dispute about the boundary of the land included in the order,
because section 14 of the Acquisition of Land Act 1981 prohibits the modification of
an order on confirmation to include land which would not otherwise have been
covered. It may not always be necessary for a measurement of the plot to be
quoted, if the extent and boundaries can be readily ascertained without dispute. For
instance, the giving of a postal address for a flat may be sufficient.

Each plot should be described in terms readily understood by a layperson, and it
is particularly important that local people can identify the land described. The
Regulations require that the details about the extent, description and situation of
the land should be sufficient to tell the reader approximately where the land is
situated without reference to the map (see notes to prescribed Forms 1 10 6 in
the Schedule to the Compulsory Purchase of Land (Prescribed Forms)
(Ministers) Regulations 2004 (as amended)?3).

Simple descriptions in ordinary language are to be preferred. For example, where
the land is agricultural it should be described as ‘pasture land’ or ‘arable land’;
agricultural and non- agricultural afforested areas may be described as ‘woodland’
etc.; and, if necessary, be related to some well known local landmark, e.g. ‘situated
to the north of School Lane about 1 km west of George’s Copse’.

22 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024

23 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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222.4

222.5

222.6

223

223.1

223.2

223.3

Where the description includes a reference to Ordnance Survey field numbers the
description should also state or refer to the sheet numbers of the Ordnance
Survey maps on which these field numbers appear. The Ordnance Survey map
reference should quote the edition of the map.

Property, especially in urban areas, should be described by name or number in
relation to the road or locality and where part of a property has a separate postal
address this should be given. Particular care is necessary where the street
numbers do not follow a regular sequence, or where individual properties are
known by more than one name or number. The description should be amplified as
necessary in such cases to avoid any possibility of mistaken identity.

If the order when read with the order map fails to clearly identify the extent of the
land to be acquired, the confirming authority may refuse to confirm the order even
though it is unopposed.

What information should be included in the compulsory purchase order
where the authority already owns an interest in the land to be acquired?

Except for orders made under highway land acquisition powers in Part 12 of the
Highways Act 1980, to which section 260 of that Act applies, where the acquiring
authority already own an interest or interests in land but wish to acquire the
remaining interest or interests in the same land, usually to ensure full legal title,
they should include a description of the land in column 2 of the Schedule in the
usual way but qualify the description as follows; ‘all interests in [describe the land]
except those owned by the acquiring authority’. The remaining columns should be
completed as described in What information should be included in the
compulsory purchase order schedule?. This principle should be extended to
other interests in the land which the acquiring authority does not wish to acquire,
e.g. Homes England might decide it wishes to exclude its own interests and local
authority interests from an order.

Compulsory purchase should not be used merely to resolve conveyancing
difficulties. It is accepted, however, that it may only be possible to achieve
satisfactory title to certain interests by the use of compulsory powers, perhaps
followed by a general vesting declaration (see Stage 5: Implementing a
compulsory purchase order). Accordingly, acquiring authorities will be expected to
explain and justify the inclusion of such interests. The explanation may be either in
their preliminary statement of reasons or in subsequent correspondence, which
may have to be copied to the parties. If no explanation is given or if the reasons
are unsatisfactory, the confirming authority may modify an order to exclude
interests which the acquiring authority already own, on the basis that compulsory
powers are unnecessary.

A similar form of words to that described above may be appropriate where the
acquiring authority wish to include in the order schedule an interest in Crown land
which is held otherwise than by or on behalf of the Crown. (In most cases, the
Crown’s own interests cannot be acquired compulsorily.) Further guidance on this
subject is given in Section 22: Compulsory purchase of Crown land.
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224

2241

225

2251

226

226.1

227

2271

228

228.1

Who is the acquiring authority required to serve notice of the making of the
compulsory purchase order?

The schedule to the order should include the names and addresses of every
qualifying person as defined in section 12(2), 12(2A) and 12(2B) of the Acquisition
of Land Act 1981 and upon whom the acquiring authority is required to serve
notice of the making of the order.

A qualifying person is:

i. every owner, lessee, tenant, and occupier (section 12(2)(a) of the
Acquisition of Land Act 1981)

ii. every person to whom the acquiring authority would, if proceeding under
section 5(1) of the Compulsory Purchase Act 1965, be required to give a
notice to treat (section 12(2A) of the Acquisition of Land Act 1981)

iii. every person the acquiring authority thinks is likely to be entitled to make a
claim for compensation under section 10 of the Compulsory Purchase Act
1965 if the order is confirmed and compulsory purchase takes place, so far
as such a person is known to the acquiring authority after making diligent
inquiry under section 12(2B) of the Acquisition of Land Act 1981

Should the compulsory purchase order schedule include persons who may
have a valid claim to be owners or lessees?

The schedule should include persons who may have a valid claim to be owners or
lessees for the purposes of the Acquisition of Land Act 1981, e.g. persons who
have entered into a contract to purchase a freehold or lease.

How should partnerships be dealt with?

The acquiring authority should ask the partnership to nominate a person for
service. This avoids having to include the names of all partners in a partnership in
the schedule and ensuring all partners are personally served. Notice served upon
the partner who habitually acts in the partnership business is probably valid (see
section 16 of the Partnership Act 1890), especially if that partner has control and
management of the partnership premises, but the position is not certain.

How should corporate bodies be dealt with?

Service should be effected on the secretary or clerk at the registered or principal
office of a corporate body, which should be shown in the appropriate column, i.e. as
owner, lessee etc. (section 6(2) and (3) of the Acquisition of Land Act 1981). NB:
under Company Law requirements, notices served on a company should be
addressed to the secretary of the company at its principal or registered office. Itis
good practice to send copies to the actual contact who has been dealing with
negotiations.

How should Trusts be dealt with?

Individual trustees should be named and served.
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229.1

230

230.1

231

231.1

232

2321

232.2

233

2331

How should unincorporated bodies be dealt with?

In the case of unincorporated bodies, such as clubs, chapels and charities, the
names of the individual trustees should be shown and each trustee should be
served as well as the secretary. NB: The land may be vested in the trustees and
not the secretary, but the trustees may be somewhat remote from the running of
the club etc.; and since communications should normally be addressed to its
secretary, it is considered to be reasonable that the secretary should also be
served. However, service solely on the secretary of such a body is not sufficient
unless it can be shown that the secretary has been authorised by the trustees, or
has power under the trust instrument, to accept order notices on behalf of the
trustees.

How should charitable trusts be dealt with?

In the case of land owned by a charitable trust it is advisable for notice of the
making of the order to be served on the Charity Commissioners at their
headquarters address as well as on the trustees. See Part 7 of the Charities Act
2011.

How should land which is ecclesiastical property be dealt with?

Where land is ecclesiastical property, i.e. owned by the Church of England,
notice of the making of the order must be served on the Church Commissioners
as well as on the owners etc. of the property (see section 12(3) of the
Acquisition of Land Act 1981).

How should ancient monuments be dealt with?

Where it appears that land is or may be an ancient monument, or forms the site of
an ancient monument or other object of archaeological interest, authorities should,
at an early stage and with sufficient details to identify the site, contact the Historic
Buildings and Monuments Commission for England (otherwise known as Historic
England), or the County Archaeologist, according to the circumstances shown
below:

e inrespect of a scheduled ancient monument — Historic England

¢ inrespect of an unscheduled ancient monument or other object of
archaeological interest — the County Archaeologist

This approach need not delay other action on the order or its submission for
confirmation, but the authority should refer to it in the letter covering their
submission.

How should land in a national park be dealt with?

Where orders include land in a national park, acquiring authorities are asked to
notify the National Park Authority. Similarly, where land falls within a designated
Area of Outstanding Natural Beauty or a Site of Special Scientific Interest, they
should notify Natural England.
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234

234.1

235

235.1

236

How should land which is being used for sport of physical recreation be dealt
with?

When an order relates to land being used for the purposes of sport or physical
recreation, Sport England should be notified of the making of the order.

Can notice be served at a person’s accommodation address?

Notice can be served at an accommodation address, or where service is effected
on solicitors etc., provided the acquiring authority has made sure that the person to
be served has furnished this address or has authorised service in this way; where
known, the served person’s home or current address should also be shown.

What information should be included in the compulsory purchase order
schedule?

e about the owner or reputed owner - where known, the name and address of
the owner or reputed owner of the property should be shown. If there is doubt
whether someone is an owner, they should be named in the column and a
notice served on them. Likewise, if there is doubt as to which of two (or more)
persons is the owner, both (or all) persons should be named in the sub-column
and a notice served on each. Questions of title can be resolved later. If the
owner of a property cannot be traced the word ‘unknown’ should be entered in
the column. An order should include those covenants or restrictions which
amount to interests in land that the authority wish to acquire or extinguish.
Where land owned by the authority is subject to such an encumbrance (for
example, an easement, such as a private right of way), they may wish to make
an order to discharge the land from it. In any such circumstances, the owner or
occupier of the land and the person benefiting from the right should appear in
the relevant table of the schedule. The statement of reasons should explain
that authority is being sought to acquire or extinguish the relevant interest.
Where the encumbrance affects land in which the acquiring authority have a
legal interest, the description in the schedule should refer to the right etc. and
be qualified by the words ‘all interests in, on, over or under [the land] except
those already owned by the acquiring authority’. This should avoid giving the
impression that the authority has no interest to acquire

e about lessees, tenants, or reputed lessees or tenants - where there are no
lessees, tenants or reputed lessees or tenants a dash should be inserted,
otherwise names and addresses should be shown

e about occupiers - where a named owner, lessee, or tenant is the occupier,
the word ‘owner’, ‘lessee’ or ‘tenant’ should be inserted or the relevant name
given. Where the property is unoccupied the column should be endorsed
accordingly

How should acquiring authorities deal with any personal data collected in relation to
a compulsory purchase order? provides advice on publishing personal data
contained in a schedule to a compulsory purchase order schedule.
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237.1

237.2

238

238.1

238.2

238.3

What information about qualifying persons under sections 12(2A) and 12(2B)
found by diligent enquiries should be included in the compulsory purchase
order schedule?

Although most qualifying persons will be owners, lessees, tenants or occupiers, the
possibility of there being anyone falling within one of the categories in sections
12(2A) and (2B) of the Acquisition of Land Act 1981 should not be ignored. The
name and address of a person who is a qualifying person under section 12(2A) who
is not included in column (3) of the order schedule should be inserted in column (5)
together with a short description of the interest to be acquired. An example of a
person who might fall within this category is the owner of land adjoining the order
land who has the benéefit of a private right of way across the order land, which the
acquiring authority have under their enabling power a right to acquire which they
are seeking to exercise.

(An example of this is section 18(1) of the National Parks and Access to the
Countryside Act 1949 which empowers the Natural England to acquire an ‘interest
in land’ compulsorily which is defined in section 114(1) to include any right over
land.)

Similarly the name and address of a person who is a qualifying person under
section 12(2B) who is not included in columns (3) and (5) of the order schedule
should be inserted in column (6), together with a description of the land in respect
of which a compensation claim is likely to be made and a summary of the reasons
for the claim. An example of such a potential claim might be where there could be
interference with a private right of access across the land included in the order as a
result of implementing the acquiring authority’s proposals.

What is meant by ‘diligent enquiries’?

In determining the extent to which it should make ‘diligent’ enquiries, an authority will
wish to have regard to the fact that case law has established that, for the purposes
of section 5(1) of the Compulsory Purchase Act 1965, ‘after making diligent inquiry’
requires some degree of diligence, but does not involve a very great inquiry (see
Popplewell J. in R v Secretary of State for Transport ex parte Blackett [1992] JPL
1041).

Acquiring authorities are encouraged to serve formal notices seeking information
on all interests they have identified to find out if there any additional interests they
are not aware of if a landowner has been served with a notice and fails to respond.

An acquiring authority does not have any statutory power under section 5A of the
Acquisition of Land Act 1981 to requisition information about land other than that
which it is actually proposing to acquire. However, the site notice procedure in
section 11(3) and (4) of the Acquisition of Land Act 1981 provides an additional
means of alerting people who might feel that they have grounds for inclusion in
column (6) and who can then identify themselves.
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239

239.1

240

2401

240.2

240.3

240.4

How should special category land be recorded in the order?

Special category land i.e. land to which sections 17, 18 and 19 of the Acquisition of
Land Act 1981 apply, (or paragraphs 4, 5 and 6 of Schedule 3 to the Act in the
case of acquisition of a new right over such land) should be shown both in the
order schedule and in the list at the end of the schedule, in accordance with the
relevant notes. But in the case of section 17 of the Act (or, for new rights, Schedule
3, paragraph 4) it is only necessary to show land twice if the acquiring authority is
not mentioned in section 17(3) or paragraph 4(3) of Schedule 3 (see also Section
20: Special kinds of land). If an order erroneously fails to state in accordance with
the prescribed form that land to be acquired is special category, then the
confirming authority may need to consider whether confirmation should be refused
as a result.

What information should be recorded in the order schedule where the land is
common, open space etc.?

An order may provide for special category land to which section 19 of the
Acquisition of Land Act 1981 applies (‘order land’) to be discharged from rights,
trusts and incidents to which it was previously subject; and for vesting in the
owners of the order land, other land which the acquiring authority propose to give in
exchange (‘exchange land’). Such orders must be made in accordance with the
appropriate prescribed form (Forms 2, 3, 5 or 6) adapted, in compliance with the
notes, to suit the particular circumstances.

The order land and, where it is being acquired compulsorily, the exchange land,
should be delineated and shown as stated in paragraph 1 of the order. Therefore,
exchange land which is being acquired compulsorily and is to be vested in the
owner(s) of the order land, should be delineated and shown (e.g. in green) on the
order map and described in schedule 2 to the order. If the exchange land is not
being acquired compulsorily it should be described in schedule 3.

When an authority make an order in accordance with Form 2, if the exchange land
is also acquired compulsorily, the order should include paragraph 2(ii), adapted as
necessary, and cite the relevant acquisition power, if different from the power cited
in respect of the order land. Paragraph 2(ii) of the Form also provides for the
acquisition of land for the purpose of giving it in part exchange, e.g. where the
acquiring authority already own some of the exchange land.

In Form 2, there are different versions of paragraphs 4 and 5(2) (see Note (})).
Paragraph 4 of Form 2 defines the order land by reference to schedule 1 and either:

a) where the order land is only part of the land being acquired, the specific,
‘numbered’ plots

b) where the order land is all the land being acquired, the land which is
‘described’
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240.5

240.6

240.7

240.8

240.9

241

241.1

But if the acquiring authority seek a certificate under paragraph 6(1)(b) of
Schedule 3 to the Acquisition of Land Act 1981, because they propose to provide
additional land in respect of new rights being acquired (over ‘rights land’), the
order should include paragraph 5(1) and the appropriate paragraph 5(2) of the
Form (see Note (j)). Paragraph 5 becomes paragraph 4 if only new rights are to be
acquired compulsorily. (See Section 21: Compulsory purchase of new rights and
other interests) in relation to additional land being given in exchange for a new
right.)

Where Form 2 is used, the order land, including rights land, must always be
described in Schedule 1 to the order. Exchange and additional land should be
described in Schedule 2 to the order where it is being acquired compulsorily; in
Schedule 3 to the order where the acquiring authority do not need to acquire it
compulsorily; or both schedules may apply, e.g. the authority may only own part of
the exchange and/or additional land. Schedule 3 becomes Schedule 2 if no
exchange or additional land is being acquired compulsorily. Exchange or additional
land which is not being acquired compulsorily should be delineated and shown on
the map so as to clearly distinguish it from land which is being acquired
compulsorily.

Paragraph 4 of Form 3 should identify the order land, by referring to either:
a) paragraph 2, where the order land is all the land being acquired

b) specific numbered plots in the schedule, where the order land is only part of the
land being acquired

This form may also be used if new rights are to be acquired but additional land is
not being provided. An order in this form will discharge the order land, or land over
which new rights are acquired, from the rights, trusts and incidents to which it was
previously subject (in the case of land over which new rights are acquired, only so
far as the continuance of those rights, trusts and incidents would be inconsistent
with the exercise of the new rights).

An order may not discharge land from rights etc. if the acquiring authority seek a
certificate in terms of section 19(1)(aa) of or paragraph 6(1)(aa) of Schedule 3 to the
Acquisition of Land Act 1981. (See also In what circumstances might an application
for a certificate under section 19(1)(aa) of the Acquisition of Land Act 1981 be
appropriate? and In which circumstances may a certificate be given?.) Note that the
extinguishment of rights of common over land acquired compulsorily may require
consent under section 22 of the Commons Act 1899.

What is the procedure for sealing, signing and dating orders?

All compulsory purchase orders should be made under seal, duly authenticated
and dated at the end (after the schedule). They should never be dated before they
are sealed and signed, and should be sealed, signed and dated on the same day.
The order map(s) should similarly be sealed, signed and dated on the same day
as the order. Authorities may wish to consider whether they ought to amend their
standing orders or delegations to ensure that this is achieved.

131

656


https://www.legislation.gov.uk/ukpga/1981/67/schedule/3
https://www.legislation.gov.uk/ukpga/1981/67/schedule/3
https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/ukpga/1981/67/section/19
https://www.legislation.gov.uk/ukpga/1981/67/schedule/3
http://www.legislation.gov.uk/ukpga/Vict/62-63/30/section/22

241.2 Authorities may also wish to check whether their standing orders and constitution
allow for compulsory purchase orders to be made under seal, signed and dated
electronically.
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Section 17: Compulsory purchase order maps

242 What information should compulsory purchase order maps provide?

242.1 Order maps should provide details of the land proposed to be acquired, land over
which a new right would subsist and exchange land in accordance with the
requirements set out in the notes to the Forms e.g. paragraph (g) of the notes that
accompany both Forms 1 and 2.

242.2 The heading of the map (or maps) should agree in all respects with the
description of the map headings stated in the body of the order. The words ‘map
referred to in [order title] should be included in the actual heading or title of the
map(s).

242.3 Land may be identified on order maps by colouring or any other method (see Note
(9)to Forms 1, 2 and 3 and, in relation to exchange land, Note (h) to Form 5 in the
Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 (as
amended)?*) at the discretion of the acquiring authority. Where it is decided to use
colouring, the longstanding convention (without statutory basis) is that land
proposed to be acquired is shown pink, land over which a new right would subsist is
shown blue, and exchange land is shown green. Where black-and-white copies are
used they must still provide clear identification of the order or exchange land.

242.4 The use of a sufficiently large scale, Ordnance Survey based map is most
important and it should not generally be less than 1/1250 (1/2500 in rural areas).
Where the map includes land in a densely populated urban area, experience
suggests that the scale should be at least 1/500, and preferably larger. Where the
order involves the acquisition of a considerable number of small plots, the use of
insets on a larger scale is often helpful. If more than one map is required, the maps
should be bound together and a key or master ‘location plan’ should indicate how
the various sheets are interrelated.

242.5 Care should be taken to ensure that where it is necessary to have more than one
order map, there are appropriate references in the text of the order to all of them, so
that there is no doubt that they are all order maps. If it is necessary to include a
location plan, then it should be purely for the purpose of enabling a speedy
identification of the whereabouts of the area to which the order relates. It should be
the order map and not the location plan which identifies the boundaries of the land
to be acquired. Therefore, whilst the order map would be marked ‘Map referred to
in... ‘in accordance with the prescribed form’ (as in Form 1), a location map might
be marked ‘Location plan for the Map referred to in...” Such a location plan would
not form part of the order and order map, but be merely a supporting document.

242.6 It is also important that the order map should show such details as are necessary
to relate it to the description of each parcel of land in the order schedule or
schedules. This may involve marking on the map the names of roads and places or
local landmarks not otherwise shown.

24 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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242.7 The boundaries between plots should be clearly delineated and each plot
separately numbered to correspond with the order schedule(s). (For orders which
include new rights, see Section 21: Compulsory purchase of new rights and other
interests.) Land which is delineated on the map, but which is not being acquired
compulsorily should be clearly distinguishable from land which is being acquired
compulsorily.

242.8 There should be no discrepancy between the order schedule(s) and the map or
maps, and no room for doubt on anyone’s part as to the precise areas of land which
are included in the order. Where there is a minor discrepancy between the order
and map confirming, the authority may be prepared to proceed on the basis that the
boundaries to the relevant plot or plots are correctly delineated on the map. Where
uncertainty over the true extent of the land to be acquired causes or may cause
difficulties, the confirming authority may refuse to confirm all or part of the order.
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Section 18: Addresses

243 Where should orders, applications and objections be sent?
Department Type of order or Address
application
Ministry of Most orders for Ministry of Housing, Communities and
Housing, which the Secretary | Local Government

Communities and
Local Government

of State for Housing,
Communities, and

Local Government is
confirming authority

Applications for
certificates relating to
open space under
section 19

of, or paragraph 6 of
Schedule 3 to, the
Acquisition of Land
Act 1981

Planning Casework Unit

23 Stephenson Street
Birmingham

B2 4BH

Email: pcu@communities.gov.uk

Ministry of
Housing,
Communities, and
Local Government

Applications for
certificates relating to
fuel or field garden
allotments under
section 19

of, or paragraph 6 of
Schedule 3 to, the
Acquisition of Land
Act 1981

Ministry of Housing, Communities and
Local Government

Planning Casework Unit

23 Stephenson Street

Birmingham

B2 4BH

Email: pcu@communities.gov.uk

Department

for Environment,
Food and Rural
Affairs

Applications for
certificates relating to
common land, town
or village greens
under section 19 of,
or paragraph 6 of
Schedule 3 to, the
Acquisition of Land
Act 1981

Common Land Casework
The Planning
Inspectorate 3F

Hawk Wing Temple
Quay House

2 The Square

Bristol

BS1 6PN

Email:

commonlandcasework@planninginspe

ctorate.gov.uk

Department

for Environment,
Food and Rural
Affairs

Orders for waste
disposal purposes

Secretary of State for Environment,
Food and Rural Affairs

Waste Strategy & Management
Seacole Building

2 Marsham Street

London

SW1P 4DF
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Department

for Environment,
Food and Rural
Affairs

Orders made by
water or sewerage
undertakers

Secretary of State for Environment,
Food and Rural Affairs

Water Programme

Seacole Building

2 Marsham Street

London

SW1P 4DF

Department

for Environment,
Food and Rural
Affairs

Orders made

under section

62(2) of the Land
Drainage Act 1991,
relating to

sewerage or flood
defence (land
drainage) functions by
a local

authority, and orders
made by internal
drainage boards
under section
62(1)(b) of

that Act

Secretary of State for Environment,
Food and Rural Affairs

Water and Flood Risk Management
Seacole Building

2 Marsham Street

London

SW1P 4DF

Department

for Environment,
Food and Rural
Affairs

Orders made by

the Environment
Agency in relation to
its flood defence
functions, or by local
authorities under Part
| of the Coast
Protection Act 1949
relating

to coast protection
work

Secretary of State for Environment,
Food and Rural Affairs

Water and Flood Risk Management
Seacole Building2 Marsham Street
London

SW1P 4DF

Department Orders made Secretary of State for Transport
for Transport under the National Transport Casework Team
Highways Act 1980 or| Department for
the Road  Traffic| Transport Tyneside
Regulation Act House Skinnerburn
1984 Road
Newcastle upon Tyne
NE4 7AR
Department for | Airports, and Secretary of State for Transport
Transport airport  Public Aviation Policy & Reform
Safety  Zones Zone 1/25, Great Minster House
orders 33 Horseferry Road

London
SW1P 4DR

136

661



Department
for Transport

Civil aviation

orders under the

Civil Aviation Act
2012 and the Airports
Act 1986

Secretary of State for Transport
Aviation Policy & Security
Reform, Department for
Transport

Zone 1/25, Great Minster House
33 Horseferry Road

London

SW1P 4DR

OTHER CONFIRMING AUTHORITIES - for other confirming authorities the
correspondence should be addressed to the appropriate Secretary of State. The
following addresses may be helpful.

Department
for Education

Real Estate Team
Education and Skills Funding Agency
Bishopsgate House

Darlington

DL1 5QE
Department of For NHS and civil Richmond House
Health and estate occupied by 79 Whitehall
Social Care DH London

SW1A 2NS
Home Office 2 Marsham Street

London

SW1P 4DF
Department Orders relating to: 100 Parliament Street
for Culture, (a) listed buildings London
Media & Sport (b) public libraries and | SW1A 2BQ

museums

Department for Benefits BA Estates
for Work and Agency 1 Trevelyan Square
Pensions Boar Lane

Leeds

LS1 6AB
Department Electricity and gas Licensing and Consents Unit
for Energy undertakings 3 Whitehall Place
Security and London
Net Zero Onshore Electricity SW1A 2AW

Development
Consents
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Procedural issues applying to some

compulsory purchase orders

Section 19: For community assets (at the request of the
community or a local body)

244

244 1

245
2451

245.2

245.3

What requests can be made to a local authority?

Authorities can receive requests from the community or local bodies to use their
compulsory purchase powers to acquire community assets, which may have been
designated as Assets of Community Value, that are in danger of being lost where
the owner of the asset is unwilling to sell or vacant commercial properties that are
detracting from the vitality of an area.

What considerations need to be made when receiving a request?

Local authorities should consider all requests from third parties, but particularly
voluntary and community organisations, and commercial groupings like Business
Improvement District bodies, which put forward a scheme for a particular asset
which would require compulsory purchase to take forward, and provide a formal
response.

Local authorities must be able to finance the cost of the scheme (including the
compensation to the owner) and the compulsory purchase order process either
from their own resources, or with a partial or full contribution from those making
the request.

Local authorities should, for example, ascertain the value of the asset to the
community, or the effect of bringing it back into use; the perceived threat to the
asset; the future use of the asset and who would manage it (including a business
plan where appropriate); any planning issues; and how the acquisition would be
financed.
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Section 20: Special kinds of land

246
246.1

247

247 .1

247.2

What are ‘special kinds of land’?

Certain special kinds of land are afforded some protection against compulsory
acquisition (including compulsory acquisition of new rights across them) by
providing that the confirmation of a compulsory purchase order including such land
may be subject to special parliamentary procedure. The ‘special kinds of land’ are
set out in Part 3 of, and Schedule 3 to, the Acquisition of Land Act 1981 (“the 1981
Act’) and are:

a) land acquired by a statutory undertaker for the purposes of their undertaking
(section 16 and Schedule 3, paragraph 3) (see What protection is given by
section 16 of the Acquisition of Land Act 19817)

b) local authority owned land; or land acquired by any body except a local
authority who are, or are deemed to be, statutory undertakers for the purposes
of their undertaking (section 17 and Schedule 3, paragraph 4) (see What
protection is given by section 17 of the Acquisition of Land Act 19817?)

c) land held by the National Trust inalienably (section 18 and Schedule 3,
paragraph 5) (see What protection is given by section 18 of the Acquisition of
Land Act 19817?)

d) land forming part of a common, open space, or fuel or field garden allotment
(section 19 and Schedule 3, paragraph 6) (see What protection is given by
section 19 of the Acquisition of Land Act 19817?)

Which bodies are defined as statutory undertakers under the Acquisition of
Land Act 1981?

Section 8(1) of the 1981 Act defines ‘statutory undertakers’ for the general purposes
of the Act. These include:

e transport undertakings (rail, road, water transport)

e docks, harbours, lighthouses

e Civil Aviation Authority and National Air Traffic Services
¢ Universal postal service providers

British Telecom is not a statutory undertaker for the purposes of the 1981 Act.
Private bus operators, other road transport operators, taxi and car hire firms
which are authorised by licence are not statutory undertakers for the purposes of
the 1981 Act. Where their operations are carried out under the specific authority
of an act, however, such operators will fall within the definition in section 8(1) of
the 1981 Act.
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247.3

248
248.1

248.2

249
249.1

249.2

In addition, other bodies may be defined as, or deemed to be, statutory
undertakers for the purposes of section 16 of the 1981 Act (various health service
bodies) or section 17 of the 1981 Act (e.g. Homes England - see What protection is
given by section 17 of the Acquisition of Land Act 19817?).

What protection is there for statutory undertakers’ land?

Sections 16 and 17 of the 1981 Act provide protection for statutory undertakers’
land.

In both cases, the land must have been acquired for the purposes of the
undertaking. The provisions do not apply if the land was acquired for other
purposes which are not directly connected to the undertakers’ statutory functions.
Before making a representation to the appropriate Minister under section 16, or an
objection in respect of land to which they think section 17 applies, undertakers
should take particular care over the status of the land which the acquiring authority
propose to acquire, have regard to the provisions of the relevant act, and seek their
own legal advice as may be necessary. For example, whilst a gas transporter
qualifies as a statutory undertaker, the protection under sections 16 and 17 would
not apply in relation to non-operational land held by one, e.g. their administrative
offices. In the circumstances, the land is not held for the purpose of the statutory
provision: namely, the conveyance of gas through pipes to any premises or to a
pipeline system operated by a gas transporter.

What protection is given by section 16 of the Acquisition of Land Act 1981?

Under section 16 of the 1981 Act, statutory undertakers who wish to object to the
inclusion in a compulsory purchase order of land which they have acquired for the
purposes of their undertaking, may make representations to ‘the appropriate
Minister’. This is the minister operationally responsible for the undertaker, e.g. in
the case of a gas transporter or electricity licence holder, the Secretary of State
for Energy Security and Net Zero. Such representations must be made within the
period stated in the public and personal notices, i.e. not less than twenty-one
days, as specified in the 1981 Act.

A representation made by statutory undertakers under section 16 is quite separate
from an objection made within the same period to the confirming authority. Where
the appropriate Minister is also the confirming authority the intention of the statutory
undertakers should be clearly stated, particularly where it is intended that a single
letter should constitute both a section 16 representation and an objection. The
appropriate Minister would also be the confirming authority where, for example, an
airport operator under Part 5 of the Airports Act 1986 makes a section 16
representation to the Secretary of State for Transport about an order made under
section 239 of the Highways Act 1980.
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250

250.1

251

251.1

251.2

251.3

Can an order be confirmed where a representation under section 16 of the
Acquisition of Land Act 1981 is not withdrawn?

Generally, where a representation under section 16 of the 1981 Act is not
withdrawn, the order to which it relates may not be confirmed (or made, where the
acquiring authority is a minister) so as to include the interest owned by the
statutory undertakers unless the appropriate Minister gives a certificate in the
terms stated in section 16(2). These are either that:

e the land can be taken without serious detriment to the carrying on
of the undertaking (section 16(2)(a))

e if taken it can be replaced by other land without serious detriment to the
undertaking (section 16(2)(b))

However, by virtue of section 31(2) of the 1981 Act, an order made under any
of the powers referred to in section 31(1) of the 1981 Act may still be
confirmed where:

e arepresentation has been made under section 16(1) without an application
for a section 16(2) certificate, or where such an application is refused

¢ the confirmation is undertaken jointly by the appropriate Minister and the
confirming authority

What protection is given by section 17 of the Acquisition of Land Act 1981?

Section 17(2) of the 1981 Act provides that for an order acquiring land owned by a
local authority or statutory undertaker, if that authority or undertaker objects, any
confirmation would be subject to special parliamentary procedure.

However, section 17(3) of the 1981 Act excludes the application of section 17(2) if
the acquiring authority is one of the bodies referred to in section 17(3) which
includes a local authority, urban development corporation, Mayoral development
corporation, and any statutory undertaker as defined in section 17(4) of the 1981
Act. The application of section 17(2) will therefore, be very limited.

The Secretary of State may by order under section 17(4) of the 1981 Act extend
the definition of statutory undertaker for the purposes of section 17(3) to include
any other authority, body or undertaker. Also, some authorities have been defined

as statutory undertakers for the purposes of section 17(3) by primary legislation.
Examples of such provisions are:

a) a housing action trust — Housing Act 1988, section 78 and Schedule 10,
paragraph 3

b) Homes England — Housing and Regeneration Act 2008, section 9(6) and
Schedule 2, paragraph 1(2)
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252

252.1

253

253.1

253.2

253.3

What protection is given by section 18 of the Acquisition of Land Act 1981?

Where an order seeks to authorise the compulsory purchase of land belonging to
and held inalienably by the National Trust (as defined in section 18(3) of the 1981
Act), it will be subject to special parliamentary procedure if the Trust has made, and
not withdrawn, an objection in respect of the land so held.

What protection is given by section 19 of the Acquisition of Land Act 1981?

Compulsory purchase orders may sometimes include land or rights over land
which is, or forms part of, a common, open space, or fuel or field garden
allotment. Under the Acquisition of Land Act 1981:

e ‘common’ includes any land subject to be enclosed under the Inclosure Acts
1845 to 1882, and any town or village green; the definition therefore includes,

but may go wider than, land registered under the Commons Registration Act
1965

e ‘open space’ means any land laid out as a public garden, or used for the
purposes of public recreation, or land being a disused burial ground

o ‘fuel or field garden allotment’ means any allotment set out as a fuel allotment,
or field garden allotment, under an Inclosure Act

An order which authorises purchase of any such land will be subject to special
parliamentary procedure unless the relevant Secretary of State (see Who should
an acquiring authority apply to for a certificate under section 19 of the 1981 Act

19817?) gives a certificate under section 19 of the 1981 Act indicating the Secretary
of State’s satisfaction that either:

e exchange land is being given which is no less in area and equally
advantageous as the land taken (section 19(1)(a))

¢ that the land is being purchased to ensure its preservation or
improve its management (section 19(1)(aa))

e that the land is 250 sq. yards (209 square metres) or less in area or is for the
widening and/or drainage of an existing highway and that the giving of
exchange land is unnecessary (section 19(1)(b))

Likewise, an order which authorises the purchase of new rights over such land will
be subject to special parliamentary procedure unless the relevant Secretary of
State gives a certificate under paragraph 6 of Schedule 3 to the 1981 Act (see
also Section 21: Compulsory purchase of new rights and other interests).
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254

254.1

255

255.1

256

256.1

256.2

256.3

Who should an acquiring authority apply to for a certificate under section 19
of and/or Schedule 3 to the Acquisition of Land Act 1981?

An acquiring authority requiring a certificate from the relevant Secretary of State
under section 19 of, and/or paragraph 6 of Schedule 3 to, the 1981 Act, should
apply as follows:

e common land — Secretary of State for Environment, Food and Rural
Affairs

e open space — Secretary of State who has responsibility for housing
and planning matters

o fuel or field garden allotments — Secretary of State who has responsibility for
housing and planning matters

Contact details can be found in Section 18: Addresses.

When should acquiring authority apply for a certificate under section 19 of
and/or Schedule 3 to the Acquisition of Land Act 19817

Applications for certificates should be made when the order is submitted for
confirmation or, in the case of an order prepared in draft by a minister, when
notice is published and served in accordance with paragraphs 2 and 3 of
Schedule 1 to the 1981 Act.

What information should be provided when applying for a certificate under
section 19 of and/or Schedule 3 to the Acquisition of Land Act 19817

The land, including any new rights, should be described in detail, by reference to
the compulsory purchase order, and all the land clearly identified on an
accompanying map.

This should show the common/open space/fuel or field garden allotment plots to
be acquired in the context of the common/open space/fuel or field garden
allotment space as a whole, and in relation to any proposed exchange land.

The acquiring authority should also provide copies of the order, including the
schedules, and order map. For a particularly large order, they may provide:

a) copies of the order and relevant parts or sheets of the map

b) a copy, or copies, of the relevant extract or extracts from the order
schedule or schedules, which include the following:

(i) the plot(s) of common, open space etc. which they propose to acquire or
over which they propose to acquire a new right (‘the order land’)

(i) any land which they propose to give in exchange (‘the exchange land’)
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256.4

256.5

256.6

257

257.1

Where paragraph 6(1)(b) of Schedule 3 to the 1981 Act applies and
additional land is being given in exchange for a new right, substitute ‘the
rights land’ and ‘the additional land’ for the definitions given in (i) and (ii)
above, respectively.

When drafting an order, careful attention should be given to the discharging and
vesting provisions of section 19(3) of the 1981 Act or of paragraph 6(4) of
Schedule 3 to the 1981 Act.

It must be specified under which subsection(s) an application for a certificate is
made e.g. section 19(1)(a), (aa) or (b),v and/or paragraph 6(1)(a), (aa), (b) or (c) of
Schedule 3. Where an application is under more than one subsection, this should
be stated, specifying those plots that each part of the application is intended to
cover. Where an application is under section 19(1)(b), it should be stated whether
it is made on the basis that the land does not exceed 209 square metres (250
square yards) or under the highway widening or drainage criterion. In writing,
careful attention should be given to the particular criteria in section 19 and/or
paragraph 6 of Schedule 3 that the relevant Secretary of State will be considering.
The information provided should include:

e the name of the common or green involved (including CL/VG number)
e the plots numbers and their areas, in square metres

e details of any rights of common registered, or rights of public access, and the
extent to which they are exercise

e the purpose of the acquisition

e details of any special provisions or restrictions affecting any of the land
in the application

e any further information which supports the case for a certificate

How will the relevant Secretary of State decide whether to grant a
certificate under section 19 of and/or Schedule 3 to the Acquisition of
Land Act 19817

In most cases, arrangements will be made for the order/rights land to be inspected
and, if applicable, for a preliminary appraisal of the merits of any proposed
exchange/additional land. If, at this stage, the relevant Secretary of State is
satisfied that a certificate could, in principle, be given, the Secretary of State will
direct the acquiring authority to publish notice of the Secretary of State’s intention
to give a certificate, with details of the address to which any representations and
objections may be submitted. In most cases where there are objections, the matter
will be considered by the inspector at the inquiry into the compulsory purchase
order.
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257.2

258

258.1

259

259.1

259.2

259.3

Where an inquiry has been held into the application for a certificate (including,
where applicable, the merits of any proposed exchange/additional land), the
inspector will summarise the evidence in their report and make a recommendation.
The relevant Secretary of State’s consideration of and response to the inspector’'s
recommendation are subject to the statutory inquiry procedure rules which apply to
the compulsory purchase order. Where there is no inquiry, the relevant Secretary
of State’s decision on the certificate will be made having regard to an appraisal by
an inspector or a professionally qualified planner, and after taking into account the
written representations from any objectors and from the acquiring authority.

When must a certificate under section 19 of and/or Schedule 3 to the
Acquisition of Land Act 1981 be declined by the relevant Secretary of State?

The relevant Secretary of State must decline to give a certificate if the Secretary of
State is not satisfied that the requirements of the section have been complied with.
Where exchange land is to be provided for land used by the public for recreation,
the relevant Secretary of State will have regard (in particular) to the case of LB
Greenwich and others v Secretary of State for the Environment, and Secretary of
State for Transport (East London River Crossing: Oxleas Wood)([1994] J.P.L. 607).

What matters does the relevant Secretary of State take into account when
considering a certificate for ‘exchange land’ under section 19(1)(a) of the
Acquisition of Land Act 19817

Where a certificate would be in terms of section 19(1)(a) of the 1981 Act, the
exchange land must be:

e no less in area than the order land

e equally advantageous to any persons entitled to rights of common or to other
rights, and to the public

Depending on the particular facts and circumstances, the relevant Secretary of
State may have regard to such matters as relative size and proximity of the
exchange land when compared with the order land. The date upon which equality
of advantage is to be assessed is the date of exchange. (See paragraphs 5 and 6
of Form 2 in the Schedule to the Compulsory Purchase of Land (Prescribed
Forms) (Ministers) Regulations 2004 (as amended)2.) But the relevant Secretary
of State may have regard to any prospects of improvement to the exchange land
which exists at that date.

Other issues may arise about the respective merits of an order and exchange land.
The latter may not possess the same character and features as the order land, and
it may not offer the same advantages, yet the advantages offered may be sufficient
to provide an overall equality of advantage. But land which is already subject to
rights of common or to other rights, or used by the public, even informally, for
recreation, cannot usually be given as exchange land, since this would reduce the
amount of such land, which would be disadvantageous to the persons concerned.

25 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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260
260.1

261

261.1

261.2

261.3

261.4

There may be some cases, where a current use of proposed exchange land is
temporary, e.g., ending development. In such circumstances it may be reasonable
to give the land in exchange since its current use can thereby be safeguarded for
the future. The relevant Secretary of State will examine any such case with
particular care.

What is the definition of ‘the public’ in regard to exchange land?

Regarding exchange land included in an order, the relevant Secretary of State
takes the view that ‘the public’ means principally the section of the public which
has hitherto benefited from the order land and, more generally, the public at large.
But circumstances differ. For example, in the case of open space, a relatively
small recreation ground may be used predominantly by local people, perhaps from
a particular housing estate. In such circumstances, the relevant Secretary of State
would normally expect exchange land to be equally accessible to residents of that
estate. On the other hand, open space which may be used as a local recreational
facility by some people living close to it, but which is also used by a wider cross-
section of the public may not need to be replaced by exchange land in the
immediate area. One example of such a case might be land forming part of a
regional park.

In what circumstances might an application for a certificate under section
19(1)(aa) of the Acquisition of Land Act 1981 be appropriate?

In some cases, the acquiring authority may wish to acquire land to which section
19 of the 1981 Act applies, e.g. open space, but do not propose to provide
exchange land because, after it is vested in them, the land will continue to be used
as open space.

Typical examples might be where open space which is privately owned may be
subject to development proposals resulting in a loss to the public of the open
space; or where the local authority wish to acquire part or all of a privately owned
common in order to secure its proper management.

Such a purpose might be ‘improvement’ within the sense of section 226(1)(a) of the
Town and Country Planning Act 1990, or a purpose necessary in the interests of
proper planning (section 226(1)(b)). The land might be neglected or unsightly (see
Section 8: To improve the appearance or condition of land), perhaps because the
owner is unknown, and the authority may wish to provide, or to enable provision of,
proper facilities. Therefore, the acquisition or enabling powers and the specific
purposes may vary. In such circumstances, i.e. where the reason for making the
order is to secure preservation or improve management of land to which section 19
of the 1981 Act applies, a certificate may be given in the terms of section 19(1)(aa).

NB: Where the acquiring authority seek a certificate in terms of section 19(1)(aa),
section 19(3)(b) of the 1981 Act cannot apply and the order may not discharge the
land purchased from all rights, trusts and incidents to which it was previously
subject. See also Section 16: Preparing and serving the order and notices.

146

671


http://www.legislation.gov.uk/ukpga/1981/67/section/19
http://www.legislation.gov.uk/ukpga/1981/67/section/19
https://www.legislation.gov.uk/ukpga/1990/8/section/226
https://www.legislation.gov.uk/ukpga/1990/8/section/226
https://www.legislation.gov.uk/ukpga/1990/8/section/226
http://www.legislation.gov.uk/ukpga/1981/67/section/19
http://www.legislation.gov.uk/ukpga/1981/67/section/19
http://www.legislation.gov.uk/ukpga/1981/67/section/19
http://www.legislation.gov.uk/ukpga/1981/67/section/19

262

262.1

263
263.1

263.2

What factors does the relevant Secretary of State have to consider when
giving a certificate under section 19(1)(b) of the Acquisition of Land Act
19817

A certificate can only be given in terms of section 19(1)(b) of the 1981 Act where
the relevant Secretary of State concerned is persuaded that the land is 250
square yards (209 square metres) or less in area or is for the widening and/or
drainage of an existing highway and that the giving of exchange land is
unnecessary. The relevant Secretary of State will have regard to the overall extent
of common land, open space land or fuel or field garden allotment land being
acquired compulsorily. Where all or a large part of such land would be lost, the
relevant Secretary of State may be reluctant to certify in terms of section 19(1)(b).
Should the relevant Secretary of State refuse such a certificate, it would remain
open to the acquiring authority to consider providing exchange land and seeking a
certificate in terms of section 19(1)(a) of the 1981 Act.

What is special parliamentary procedure?

If an order includes land whose acquisition is subject to special parliamentary
procedure, any confirmation of the order by the confirming authority would be
made subject to that procedure. This means that if the order is being confirmed so
as to include the special category land, the acquiring authority will not be able to
publish and serve notice of confirmation in the usual way. The order will, instead,
be governed by the procedures set out in the Statutory Orders (Special
Procedure) Acts 1945 and 1965 (as amended by the Growth and Infrastructure
Act 2013). The confirming authority will give full instructions at the appropriate
time.

In brief, the special parliamentary procedure is:

o following the confirming authority’s decision to confirm, after giving 3 days’
notice in the London Gazette, the order is laid before Parliament

e if a petition against the special authorisation is lodged within a 21 day period, it
will be referred to a Joint Committee of both Houses to consider and report to
Parliament as to whether to approve

e if no petition is lodged, the confirmation is usually approved without such referral
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Section 21: Compulsory purchase of new rights and other
interests

264 Is it possible to compulsorily acquire rights and other interests over land,
without acquiring full land ownership?

264.1 There are powers available which provide for the compulsory acquisition of new
rights over land where full land ownership is not required e.g. the compulsory
creation of a right of access.

265 How can compulsory acquisition of rights over land be achieved?

265.1 The creation of new rights can only be achieved using a specific statutory power,
known as an ‘enabling power’. Powers include (with the bodies by whom they may
be exercised) the following:

(i) Local Government (Miscellaneous Provisions) Act 1976, section 13 (local
authorities)

(i) Highways Act 1980, section 250 (all highway authorities) - guidance on the
use of these powers is given in Department of Transport Local Authority
Circular 2/97: Notes on the preparation, drafting and submission of
compulsory purchase orders for highway schemes and car parks for which
the Secretary of State for Transport is the confirming authority

(i) Water Industry Act 1991, section 155(2) (water and sewerage undertakers)

(iv) Water Resources Act 1991, section 154(2) and Environment Act 1995,
section 2(1)(a)(iv) (Environment Agency)

(v) Housing and Regeneration Act 2008, section 9(2) (Homes England)

(vi) Electricity Act 1989, Schedule 3 (electricity undertakings)

(vii) Gas Act 1986, Schedule 3 (gas transporter undertakings)

265.2 The acquiring authority should take into account any special requirements
which may apply to the use of any particular power.

Orders solely for new rights (no other interests in land to be purchased outright)
266 What should the order describe?

266.1 The order heading should mention the appropriate enabling power, together with the
Acaquisition of Land Act 1981 (“the 1981 Act”).

266.2 Paragraph 1 of the order should describe the purpose for which the rights are
required, e.g. ‘for the purpose of providing an access to a community centre which
the council are authorised to provide under section 19 of the Local Government
(Miscellaneous Provisions) Act 1976’.
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Orders for new rights and other interests

267

267.1

267.2

268
268.1

269
269.1

What should an order describe where it relates to the purchase of new rights
and of other interests in land under different powers?

The order heading should refer to the appropriate enabling act, any other act(s),
and the Acquisition of Land Act 1981 https://www.legislation.gov.uk/ukpga/1981/67/contents,
as required by the regulations. See Note (b) to Forms 1, 2 and 3 in the Schedule to
the Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004
as amended)%.

Paragraph 1 of the prescribed form of the order should describe all the relevant
powers and purposes.

What if the purpose is the same for both new rights and other interests?
This should be relatively straightforward. The order should mention, e.g.:
I the acquiring authority is hereby authorised to compulsorily purchase

(@)  under section 121 of the Local Government Act 1972 the land described in
paragraph 2(1) below for the purpose of providing a community centre under
section 19 of the Local Government (Miscellaneous Provisions) Act 1976; and

(b)  under section 13 of the said act of 1976, the new rights which are described
in paragraph 2(2) below for the same purpose

[etc., as in Form 1 of the Schedule to the Regulations.]

What if the purpose is not the same for the new rights and other interests?

Paragraph 1 of the prescribed form of the order should describe all of the relevant
powers under, and purposes for which, the order has been made, e.g.:

PP the acquiring authority is hereby authorised to compulsorily purchase

(@)  under section 89 of the National Parks and Access to the Countryside Act
1949 the derelict, neglected or unsightly land which is described in paragraph 2(1)
below for the purpose of carrying out such works on the land as appear to them
expedient for enabling it to be brought into use; and

(b)  under section 13 of the Local Government (Miscellaneous Provisions) Act
1976, the new rights which are described in paragraph 2(2) below for the purpose of
providing an access to the abovementioned land for [the authority] and persons
using the land, being a purpose which it is necessary to achieve in the interests of
the proper planning of an area, in accordance with section 226(1)(b) of the Town
and Country Planning Act 1990.

26 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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270

270.1

What should the acquiring authority’s statements of reasons and case
explain?

They should explain the need for the new rights, give details of their nature and
extent, and provide any further relevant information. Where an order includes
new rights, the acquiring authority is also asked to bring that fact to the
attention of the confirming authority in the letter covering their submission.

Schedule and map

271
271.1

272

272.1

273
2731

273.2

274

274.1

What should the order schedule show?

The land over which each new right is sought needs to be shown as a separate
plot in the order schedule.

What level of detail does this require?

The nature and extent of each new right should be described and where new
rights are being taken for the benefit of a plot or plots, that fact should be stated in
the description of the rights plots. It would be helpful if new rights could be
described immediately before or after any plot to which they relate; or, if this is not
practicable, e.g. where there are a number of new rights, they could be shown
together in the schedule with appropriate cross-referencing between the related
plots.

What does the order map need to show?

The order map should clearly distinguish between land over which new rights
would subsist and land in which it is proposed to acquire other interests. (See
note (g) to Forms 1, 2 and 3 or Note (e) to Forms 4, 5 and 6.)

Special kinds of land (commons, open space and fuel or field garden allotment)
(see also Section 16: Preparing and serving the order and notices and Section 20:
Special kinds of land).

Which part of the Acquisition of Land Act 1981 applies where a new right over
special kind of land is being acquired compulsorily?

Paragraph 6 of Schedule 3 to the 1981 Act applies (in the same way that section
19 of that Act applies to the compulsory purchase of any land forming part of a
common, open space etc.). The order will be subject to special parliamentary
procedure unless the relevant Secretary of State gives a certificate, in the relevant
terms, under paragraph 6(1) and (2) of Schedule 3 to the 1981 Act.
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275 In which circumstances may a certificate be given?

275.1 A certificate may be given by the relevant Secretary of State in the following
circumstances:

e the land burdened with the right will be no less advantageous than before to
those persons in whom it is vested and other persons, if any, entitled to rights of
common or other rights, and to the public (paragraph 6(1)(a) of Schedule 3 to
the 1981 Act)

e paragraph 6(1)(aa) — the right is being acquired in order to secure the
preservation or improve the management of the land. Where an acquiring
authority propose to apply for a certificate in terms of paragraph 6(1)(aa), they
should note that the order cannot, in that case, discharge the land over which
the right is to be acquired from all rights, trusts and incidents to which it has
previously been subject (see also Section 16: Preparing and serving the order
and notices and Section 20: Special kinds of land)

e paragraph 6(1)(b) — additional land will be given in exchange for the right which
will be adequate to compensate the persons mentioned in relation to
paragraph 6(1)(a) above for the disadvantages resulting from the acquisition of
the right and will be vested in accordance with the 1981 Act. Where an
authority seek a certificate in terms of paragraph 6(1)(b) because they propose
to give land (‘the additional land’) in exchange for the right, the order should
include paragraph 4(1) and the appropriate paragraph 4(2) of Form 2 in the
Schedule to the Compulsory Purchase of Land (Prescribed Forms) (Ministers)
Regulations 2004 (as amended)?’ (see Note (j)). The land over which the right
is being acquired (‘the rights land’) and, where it is being acquired
compulsorily, the additional land, should be delineated and shown as stated in
paragraph 2 of the order. Paragraph 2 (ii) should be adapted as necessary
(see also Section 16: Preparing and serving the order and notices and Section
20: Special kinds of land)

e paragraph 6(1)(c)

(i) the land affected by the right to be acquired does not exceed 209 square
metres (250 square yards)

(i) in the case of an order made under the Highways Act 1980, the right is
required in connection with the widening or drainage, or partly with the
widening and partly with the drainage, of an existing highway

and it is unnecessary, in the interests of persons, if any, entitled to rights of
common or other rights or in the interests of the public, to give other land in
exchange.

27 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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275.2

276

276.1

277

2771

The same order may authorise the purchase of land forming part of a common,
open space etc. and the acquisition of a new right over a different area of such
land, and a certificate may be given in respect of each. The acquiring authority
must always specify the type of certificate for which they are applying.

What other details needs to be shown where additional land, which is not
being acquired compulsorily, is to be vested in the owners of the rights
land?

The additional land should be delineated and shown on the order map (so as to

clearly distinguish it from any land being acquired compulsorily) and described in

Schedule 3 to the order. Schedule 3 becomes Schedule 2 if no other additional
or exchange land is being acquired compulsorily.

What information has to be provided where and order, which does not
provide for the vesting of additional land, but provides for discharging the
rights land from all rights, trusts and incidents to which it has previously
been subject (so far as their continuance would be inconsistent with the
exercise of the right(s) to be acquired)?

The order needs to comply with Form 3 and should include the reference in
paragraph 4(3) of that Form (or, if appropriate, as adapted for paragraph 4(2) of

Form 6) to land over which the new right is acquired. (See also In which
circumstances may a certificate be given?.)
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Section 22: Compulsory purchase of Crown land

278
2781

279
279.1

280
280.1

281
281.1

What is Crown land?

Crown land is defined in section 293(1) of the Town and Country Planning Act
1990, section 82C of the Planning (Listed Buildings and Conservation Areas) Act
1990 and section 31 of the Planning (Hazardous Substances) Act 1990 (as
amended), as any land in which the Crown (including the Duchies of Lancaster
and Cornwall) has a legal interest is ‘Crown land’.

Who is the ‘appropriate authority’?

As appropriate, the government department having management of the land, the
Crown Estate Commissioners, the Chancellor of the Duchy of Lancaster, or a
person appointed by the Duke of Cornwall or by the possessor, for the time being,
of the Duchy.

Can Crown land be compulsorily purchased?

As a general rule, Crown land cannot be compulsorily acquired, as legislation
does not bind the Crown unless it states to the contrary.

Are there any exceptions to this?

Specific compulsory purchase enabling powers can make provision for their
application to Crown land, for example:

e section 327 of the Highways Act 1980 provides for a highway authority and the
appropriate Crown authority to specify in an agreement that certain provisions
of the Highways Act 1980 — including the compulsory purchase powers — shall
apply to the Crown

e section 32 of the Coast Protection Act 1949 enables the compulsory
purchase powers under Part | of that Act to apply to Crown land with the
consent of the ‘appropriate authority’

281.2 The enactments listed below (which is not an exhaustive list) also provide that

interests in Crown land which are not held by or on behalf of the Crown may be
acquired compulsorily if the appropriate authority agrees:

° section 226(2A) of the Town and Country Planning Act 1990

° section 47(6A) of the Planning (Listed Buildings and Conservation Areas) Act
1990

° section 25 of the Transport and Works Act 1992

e section 221 of the Housing Act 1996 (applicable to the Housing Act 1985, the
Housing Associations Act 1985, Part 3 of the Housing Act 1988 and Part 7 of
the Local Government and Housing Act 1989)
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Issues for consideration
282 What issues should be considered?

282.1 Where the order is made under a power to which the provisions mentioned in Are_
there any exceptions to this? relate, or under any other enactment which provides
for compulsory acquisition of interests in Crown land, Crown land should only be
included where the acquiring authority has obtained (or is, at least, seeking)
agreement from the appropriate authority. The confirming authority will have no
power to authorise compulsory acquisition of the relevant interest or interests
without such agreement.

282.2 Where an order is made under powers other than the Highways Act 1980,
however, the acquiring authority should identify the relevant Crown body in the
appropriate column of the order schedule and describe the interest(s) to be
acquired. If the acquiring authority wish to acquire all interests other than those
of the Crown, column two of the order schedule should specify that ‘all interests’
in [describe the land] except those held by or on behalf of the Crown’ are being
acquired. (See also Section 16: Preparing and serving the order and notices).
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Section 23: Certificates of Appropriate Alternative
Development

283 What is a certificate of appropriate alternative development?

283.1

284
284.1

285
285.1

Where existing permissions and assumptions are not sufficient to indicate properly
the development value which would have existed were it not for the scheme
underlying the compulsory purchase, Part 3 of the Land Compensation Act 1961
(as amended by Part 9 of the Localism Act and section 189 of the Levelling-up
and Regeneration Act 2023) (“the 1961 Act”) provides a mechanism for indicating
a certain description of development (if any) for which planning permission can be
assumed by means of a ‘certificate of appropriate alternative development’. The
permission indicated in a certificate can briefly be described as that with which an
owner might reasonably have expected to sell their land in the open market if it
had not been publicly acquired.

Who can apply for a certificate of appropriate alternative development?

Section 17(1) of the 1961 Act provides that either the owner of the interest to be
acquired or the acquiring authority may apply to the local planning authority for a
certificate. Where an application is made for development of the relevant land
together with other land it is important that the certificate sought relates only to the
land in which the applicant is a directly interested party. The description of
development specified in the application (and where appropriate the certificate
issued in response) should clearly identify where other land is included and the
location and extent of such other land.

In what circumstances might a certificate be helpful?

Circumstances in which certificates of appropriate alternative development may be
helpful include where:

a) there is no adopted development plan covering the land to be acquired

b) the adopted development plan indicates a ‘green belt’ or leaves the site without
specific allocation

c) the site is allocated in the adopted development plan specifically for some public
purpose, e.g. a new school or open space

d) the amount of development which would be allowed is uncertain

e) the extent and nature of planning obligations and conditions is uncertain
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286
286.1

286.2

286.3

286.4

286.5

287
287.1

When does the right to apply for a certificate arise?

The right to apply for a certificate arises at the date when the interest in land is
proposed to be acquired by the acquiring authority. Section 22(2) and (2A) of the
1961 Act describes the circumstances where this is the position. These include
where a statutory notice of a compulsory purchase order, private or hybrid Bill
authorising acquisition or other acquisition order has been published/served.

For acquisition by blight notice or a purchase notice it will be the date on which
‘notice to treat’ is deemed to have been served; or for acquisition by agreement it
will be the date of the written offer by the acquiring authority to negotiate for the
purchase of the land. An application for a certificate of appropriate alternative
development may still be made despite the acquisition of the interest in land having
already occurred and before compensation is agreed or awarded. For example,
where a general vesting declaration has been executed and possession of the land
has been taken by the acquiring authority.

Once a compulsory purchase order has been confirmed and comes into operation
the acquiring authority should be prepared to indicate the date of entry so that a
certificate can sensibly be applied for.

An application for a certificate may be made at any time, except after a notice to
treat has been served or agreement has been reached for the sale of the interest
and a case has been referred to the Upper Tribunal. However, an application may
be made after a referral has been made to the Upper Tribunal where both parties
agree in writing or the Upper Tribunal gives permission. It will assist
compensation negotiations if an application is made as soon as possible.

Acquiring authorities should ensure, when serving notice to treat in cases where a
certificate could be applied for, that owners are made aware of their rights in the
matter. In some cases, acquiring authorities may find it convenient themselves to
apply for a certificate as soon as they make a compulsory purchase order or make
an offer to negotiate so that the position is clarified quickly.

It may sometimes happen that, when proceedings are begun for acquisition of the
land, the owner has already applied for planning permission for some
development. If the local planning authority refuse planning permission or grant it
subject to restrictive conditions and are aware of the proposal for acquisition, they
should draw the attention of the owner to their right to apply for a certificate, as a
refusal or restrictive conditions in response to an actual application (i.e. in the
‘scheme world’) do not prevent a certificate being issued by the local planning
authority (which would relate to the ‘no scheme world’).

How should applications for a certificate be made and dealt with?

The manner in which applications for a certificate are to be made and dealt with
has been prescribed in articles 3, and 4, 5, 6 of the Land Compensation
Development (England) Order 2012 (as amended??) (“the 2012 Order”).

28 Amended by the Compulsory Purchase of Land (Vesting Declarations and Land Compensation
Development Order) (England) (Amendment) Regulations 2024
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287.2 Article 3(3) of the 2012 Order requires that if a local planning authority issues a
certificate for development which is less extensive than the description of
development given in the application, is contrary to representations made by the
party directly concerned, or if it rejects the application, it must include a statement of
the authority’s reasons and of the right of appeal, and the time within which an
appeal may be made under section 18 of the 1961 Act. From 6 April 2012, this has
been to the Upper Tribunal. Article 4 of the 2012 Order requires the local planning
authority (unless a unitary authority) to send a copy of any certificate to the county
planning authority concerned if it specifies development related to a county matter
or, if the case is one which has been referred to the county planning authority, to
the relevant district planning authority. Where the certificate is issued by a London
borough or the Common Council of the City of London, they must send a copy of
the certificate to the Mayor of London if a planning application for such development
would have to be referred to the Mayor of London.

287.3 Article 4 of the 2012 Order should be read with paragraph 55 of Schedule 16 to the
Local Government Act 1972, which provides that all applications for certificates must
be made to the district planning authority in the first instance: if the application is for
development that is a county matter, then the district must send it to the county for
determination. This paragraph also deals with consultation between district and
county authorities where the application contains some elements relating to matters
normally dealt with by the other authority. Where this occurs, the authority issuing
the certificate must notify the other of the terms of the certificate.

287.4 Article 5 of the 2012 Order requires the local planning authority, if requested to do
so by the owner of an interest in the land, to inform the owner whether an
application for a certificate has been made, and if so by whom, and to supply a
copy of any certificate that has been issued. Article 6 of the 2012 Order provides
for applications and requests for information to be made electronically.

288 What information should be contained in an application for a certificate?

288.1 In an application made under section 17 of the 1961 Act, the applicant may seek
a certificate to the effect that there is a certain description of development that is
appropriate alternative development for the purposes of section 14(2A) of the
1961 Act (as inserted by the Levelling-up and Regeneration Act 2023).

288.2 An application for a certificate made under section 17 of the 1961 Act must specify
the description of development that the applicant considers planning permission
would have been granted for and the applicant’s reasons for holding that opinion.
The onus is therefore on the applicant to substantiate the reasons why they
consider that there is development that is appropriate alternative development. The
application must also be accompanied by a statement which states the date on
which a copy of the application has been, or will be, served on the other party
directly concerned with the compulsory acquisition.

288.3 The phrase ‘certain description of development’ is intended to include the type and
form of development. This will require the description of development to be
‘specified’ in the application which will need a degree of precision.
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288.4

288.5

288.6

The purpose of a certificate is to assist in the assessment of the open market value
of the land. Applicants should therefore consider carefully for what certain
description of development they wish to apply for certificates. There is no practical
benefit to be gained from making applications in respect of a description of
development which does not maximise the value of the land. Applicants should
focus on the description of development which will most assist in determining the
open market value of the land.

An application under section 17 of the 1961 Act is not a planning application and
applicants do not need to provide the detailed information which would normally be
submitted with a planning application. However, applicants should give a specific
description of development in the circumstances in order to ensure that any
certificate issued is of practical assistance in the valuation exercise.

Applicants should set out a clear explanation of the type and scale of development
that is sought in the certificate and a clear justification for this. This could be set
out in a form of planning statement which might usefully cover the following
matters:

e confirmation of the relevant planning date (section 17(1C) of the 1961 Act)
at which the prospects of securing planning permission are to be
assessed by the relevant planning authority - this will either be the
relevant valuation date (defined in section 5A of the 1961 Act) or, if the
relevant valuation date has yet to occur and the application is to be
determined before that date, the date on which the application is
determined

e the type of uses that it considers should be included in the certificate including
uses to be included in any mixed-use development which is envisaged as
being included in the certificate

e where appropriate, an indication of the quantum and/or density of
development envisaged with each category of land

e where appropriate an indication of the extent of built envelope of the
development which would be required to accommodate the quantum of
development envisaged

e a description of the main constraints on development which could be
influenced by a planning permission and affect the value of the land, including
matters on site such as ecological resources or contamination, and matters off
site such as the existing character of the surrounding area and development

e an indication of what planning conditions or planning obligations the applicant
considers would have been attached to any planning permission granted for

such a development had a planning application been made at the valuation
date
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288.7

289

289.1

290
290.1

290.2

e a clear justification for its view that such a permission would have been
forthcoming having regard to the planning policies and guidance in place at the
relevant date; the location, setting and character of the site or property
concerned; the planning history of the site and any other matters it considers
relevant

Detailed plans are not required in connection with an application under section 17
of the 1961 Act, however, applications should include a plan or map sufficient to
identify the land to which the application relates (article 3 of the 2012 Order).
Drawings or other illustrative material may be of assistance in indicating assumed
access arrangements and site layout and in indicating the scale and massing of the
assumed built envelope. An indication of building heights and assumed method of
construction may also assist the local planning authority in considering whether
planning permission would have been granted at the relevant date.

Is there a fee for submitting an application for a certificate of appropriate
development?

A fee is payable for an application for a certificate of appropriate alternative
development. Details are set out in Regulation 18 of The Town and Country
Planning (Fees for Applications, Deemed Applications, Requests and Site Visits)
(England) Reqgulations 2012 (as amended). The costs incurred in connection with
preparing and submitting an application for a certificate of appropriate alternative
development under section 17 of the 1961 Act or an appeal under section 18 of the
1961 Act may not be taken into account in the assessment of compensation
payable for a compulsory acquisition.

What should a certificate contain?

The local planning authority is required to respond to an application for a certificate

of appropriate alternative development by:

(a) issuing a certificate stating that a certain description of development (given in
the application) is appropriate alternative development, or

(b) issuing a certificate stating that a certain description of development less
extensive than, but otherwise falling within, the description of development
given in the application is appropriate alternative development, or

(c) rejecting the application.

When deciding whether a certain description of development is “appropriate
alternative development”, the exercise the local planning authority will undertake
is whether, had a planning application for the development in the application been
determined on the relevant planning date (section 17(1C) of the 1961 Act), the
authority would have been more likely than not to grant it planning permission in
the no-scheme world (section 17(1B) of the 1961 Act). For the purposes of
determining an application under section 17 of the 1961 Act, the “relevant
planning date” is:
(a) the relevant valuation date (defined in section 5A of the 1961 Act), or
(b) if earlier, the date on which the application is determined, for example, in the
circumstances where ‘notice to treat’ is deemed to have been served (i.e.
acquisitions by blight notice or purchase notice) and an application is
submitted before the relevant valuation date has occurred.
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290.3 Section 17(4) of the 1961 Act requires the local planning authority to issue a
certificate, but not before the end of 22 days from the date that the applicant has,
or has stated that the applicant will, serve a copy of their application on the other
party directly concerned (unless otherwise agreed).

290.4 Section 17(5A) of the 1961 Act provides a local planning authority may issue a

certificate of appropriate alternative development for either:

(a) the description of development identified in the application for the certificate
under section 17 of the 1961 Act, or

(b) a description of development that is within the same description identified in
the application for the certificate under section 17 of the 1961 Act but is less
extensive, for example, a certificate issued for a four-storey residential block
with 15 units instead of a five-storey residential block with 20 units (the
description of development originally applied for).

When issuing a certificate to the applicant, the local planning authority must serve a
copy of the certificate on the other party concerned with the compulsory acquisition
(section 17(9) of the 1961 Act).

290.5 Local planning authorities should note that an application made under section 17 of
the 1961 Act is not a planning application. The authority should seek to come to a
view, based on its assessment of the information contained within the application
and of the policy context applicable at the relevant valuation date or, if earlier, the
date on which the application is determined, the character of the site and its
surroundings, as to whether such a development would have been acceptable to
the authority in the no-scheme world. As the description of development included in
the certificate is not intended to be built, the local planning authority does not need
to concern itself with whether or not the granting of a certificate would create any
precedent for the determination of future planning applications.

290.6 When issuing a certificate under section 17 of the 1961 Act, the local planning
authority must give a general indication of:
(a) any conditions to which planning permission for the development described in
the certificate would have been subject, and
(b) any pre-conditions for the granting of the permission, for example, agreement to
enter into an obligation with the authority, that would have to be met.

The exercise which the local planning authority will undertake when giving a
general indication of conditions and pre-conditions is whether the authority would
have been more likely than not to impose such conditions, or insist on a pre-
conditions, in the no-scheme world (section 17(5C) of the 1961 Act). The general
indication of conditions and pre-conditions should focus on those matters which
affect the value of the land. Conditions and pre-conditions relating to detailed
matters such approval of external materials or landscaping would not normally
need to be indicated. However, clear indications should be given for matters which
do affect the value of the land, wherever the authority is able to do so.
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290.7 Such matters affecting the value of the land would include, for example, the
proportion and type of affordable housing required within a development, limitations
on height or density of development, requirements for the remediation of
contamination or compensation for ecological impacts, and significant restrictions
on use, as well as financial contributions and site-related works such as the
construction of accesses and the provision of community facilities. The clearer the
indication of such conditions and obligations can be, the more helpful the certificate
will be in the valuation process.

291 Should a certificate be taken into account in assessing compensation?

291.1 A certificate once issued must be taken into account in assessing compensation
for the compulsory acquisition of an interest in land, even though it may have been
issued on the application of the owner of a different interest in the land. But it
cannot be applied for by a person (other than the acquiring authority) who has no
interest in the land.

291.2 When assessing any compensation payable to a person in respect of a
compulsory acquisition, any expenses incurred by the person as a result of the
preparing, submitting or issuing of a certificate under section 17 of the 1961 Act, or
an appeal under section 18 of the 1961 Act, may not be reclaimed by that person
(section 17(10) of the 1961 Act).

292  Should informal advice be given on open market value?

292.1 Applicants seeking a certificate of appropriate alternative development should
seek their own planning advice if it is believed to be required in framing their
application.

292.2 In order that the valuers acting on either side may be able to assess the open
market value of the land to be acquired they will often need information from the
local planning authority about such matters as existing permissions; the
development plan and proposals to alter or review the plan. The provision of factual
information when requested should present no problems to the authority or their
officers. But sometimes officers will in addition be asked for informal opinions by
one side or the other to the negotiations. It is for authorities to decide how far
informal expressions of opinion should be permitted with a view to assisting the
parties to an acquisition to reach agreement. Where they do give it, the authority
should:

a) give any such advice to both parties to the negotiation

b) make clear that the advice is informal and does not commit them if a
formal certificate or planning permission is sought

292.3 Itis important that authorities do not do anything which prejudices their
subsequent consideration of an application.
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293
293.1

293.2

293.3

293.4

293.5

How are appeals against certificates made?

The right of appeal under section 18 of the 1961 Act against a certificate issued
under section 17 of the 1961 Act, exercisable by both the acquiring authority and the
person having an interest in the land, is to the Upper Tribunal (Lands Chamber). The
Upper Tribunal (Lands Chamber) must consider the matter as if the application had
been made to the Upper Tribunal (Lands Chamber) and as if the Upper Tribunal
(Lands Chamber) were a reasonable planning authority when considering any
appeal (section 18(2)(aa) of the 1961 Act). It may confirm, vary, or cancel the
certificate and issue a different certificate in its place, as it considers appropriate.
Where a local planning authority has rejected an application for a certificate under
section 17 of the 1961 Act, the applicant may appeal to the Upper Tribunal (Lands
Chamber) against the rejection (section 18(2A) of the 1961 Act). When considering
an appeal made against a rejection of a certificate, the Upper Tribunal (Lands
Chamber) will either:

(a) confirm the rejection, or

(b) issue a certificate,

as it considers appropriate.

Rule 28(7) of the Tribunal Procedure (Upper Tribunal) Rules 2008 (as amended)
requires that written notice of an appeal (in the form of a reference to the Upper
Tribunal) must be given within one month of receipt of the certificate by the
planning authority.

If the local planning authority fail to issue a certificate, notice of appeal must be
given within one month of the date when the authority should have issued it (that
date is either two months from receipt of the application by the planning authority,
or two months from the expiry of any extended period agreed between the parties
to the transaction and the authority) and the appeal proceeds on the assumption
that the authority had rejected the certificate (section 18(3) of the 1961 Act).

The reference to the Tribunal must include (in particular):

e a copy of the application to the local planning authority,

e a copy of the certificate issued (if any) by the authority or a copy of the
authority’s statement of reasons for rejecting the application, and

e a summary of the applicant’s reasons for seeking the determination of the
Tribunal and whether the applicant wants the reference to be determined
without a hearing.

The Upper Tribunal does have the power to extend this period (under Rule 5 of the

Tribunal Procedure (Upper Tribunal) Rules 2008 (as amended)), even if it receives

the request to do so after it expires. Appeals against the Upper Tribunal’s decision

on a point of law may be made to the Court of Appeal in the normal way.

More information on how to make an appeal, the appeal form you need and
information on the fees payable can be found on_the Upper Tribunal’s website. If
you do not have access to the internet you can request a copy of the information
leaflets and a form by writing to:

Upper Tribunal (Administrative Appeals Chamber)

5th floor, 7 Rolls Buildings

Fetter Lane, London

EC4A 1NL
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Section 24: Protected assets certificate

294
2941

295

2951

295.2

295.3

296

What are protected assets and protected assets certificates?

For the purposes of compulsory purchase protected assets are those set out
below in What information needs to be included in a positive statement?.
Listing them in a certificate allows the confirming authority to know which
assets will be affected by the scheme and will therefore inform the decision as
to whether to confirm the compulsory purchase order.

What information do authorities need to ensure is included in or accompanies
the order?

Confirming authorities need to ensure that the circumstances of any protection
applying to buildings and certain other assets on order lands are included in its
consideration of the order.

Every order submitted for confirmation (except orders made under_section
47 of the Planning (Listed Buildings and Conservation Areas) Act 1990)
should therefore be accompanied by a protected assets certificate.

A protected asset certificate should include, for each category of building or
asset protected, either a positive statement with specific additional information
or a nil return.

What information needs to be included in a positive statement?
a) listed buildings

The proposals in the order will involve the demolition/alteration/extension* of
the following building(s) which has/have been* listed under section 1 of the
Planning (Listed Buildings and Conservation Areas) Act 1990

b) buildings subject to building preservation notices

The proposals in the order will involve the demolition/alteration/extension® of
the following building(s) which is/are* the subject(s)* of (a) building
preservation notice(s) made by the...... [insert name of authority]

...... on........[insert date(s) of notice(s)]

c) other buildings which may be of a quality to be listed

The proposals in the order will involve the demolition/alteration/extension® of
the following building(s) which may qualify for inclusion in the statutory list
under the criteria in The Principles of Selection for Listing Buildings
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297
297 1

298

298.1

d)

buildings within a conservation area

The proposals in the order will involve the demolition of the following
building(s) which is/are* included in a conservation area designated under
section 69 of the Planning (Listed Buildings and Conservation Areas) Act 1990
(or, as the case may be, section 70 of that Act) and which require planning
permission for demolition

scheduled monuments

The proposals in the order will involve the demolition/alteration/extension™ of
the following monument(s) which are scheduled under section 1 of the
Ancient Monuments and Archaeological Areas Act 1979. An application for
scheduled monument consent has been/will be* submitted to Historic
England

registered parks/gardens/historic battlefields

The proposal in the order will involve the demolition/alteration/extension* of
the following park(s)/garden(s)/historic battlefield(s)* which is/are* registered
under section 8C of the Historic Buildings and Ancient Monuments Act 1953

What additional information must accompany a positive statement?

The following additional information is required to accompany a positive statement:

particulars of the asset or assets

any action already taken, or action which the acquiring authority proposes to
take, in connection with the category of protection, e.g. consent which has been,
or will be, sought

a copy of any consent or application for consent, or an undertaking to forward
such a copy as soon as the consent or application is available

What happens if a submitted order entails demolition of a building which is
subsequently included in conservation area?

Where a submitted order entails demolition of any building which is subsequently
included in a conservation area the confirming authority should be notified as soon
as possible.

164

689


http://www.legislation.gov.uk/ukpga/1990/9/section/69
http://www.legislation.gov.uk/ukpga/1990/9/section/69
http://www.legislation.gov.uk/ukpga/1990/9/section/69
http://www.legislation.gov.uk/ukpga/1990/9/section/70
http://planningguidance.planningportal.gov.uk/blog/guidance/when-is-permission-required/
http://planningguidance.planningportal.gov.uk/blog/guidance/when-is-permission-required/
http://www.legislation.gov.uk/ukpga/1979/46/section/1
http://www.legislation.gov.uk/ukpga/1979/46/section/1
http://www.legislation.gov.uk/ukpga/1979/46/section/1
https://www.legislation.gov.uk/ukpga/Eliz2/1-2/49/section/8C

Section 25: Objection to division of land (material detriment)

299

299.1

299.2

299.3

300
300.1

301

301.1

302

302.1

What happens where an owner objects to the division of land because it
would cause material detriment to their retained land?

Where an acquiring authority proposes to acquire only part of a house (or park or
garden belonging to a house), building or factory, the owner can serve a counter-
notice on the acquiring authority requesting that it purchases the entire property.

On receipt of a counter-notice, the acquiring authority can either withdraw, decide to
take all the land or refer the matter to the Upper Tribunal (Lands Chamber) for
determination.

The Upper Tribunal will determine whether the severance of the land proposed to
be acquired would in the case of a house, building or factory, cause material
detriment to the house, building or factory (i.e. cause it to be less useful or less
valuable to some significant degree), or in the case of a park or garden, seriously
affect the amenity or convenience of the house to which the park or garden belongs.

What is the procedure for serving a counter-notice?

In respect of a compulsory purchase order which is confirmed on or after 3 February
2017, the procedure for serving a counter-notice is set out in Schedule 2A to the
Compulsory Purchase Act 1965 (“the 1965 Act”) (where the notice to treat process
is followed) and Schedule A1 to the Compulsory Purchase (Vesting Declarations)
Act 1981 (“the CP(VD)A 1981”) (where the general vesting declaration process is
followed). The procedure is broadly the same in both cases.

What is the effect of a counter-notice on a notice of entry which has already
been served on the owner?

Under Part 1 of Schedule 2A to the 1965 Act, if the owner serves a counter-notice,
any notice of entry under section 11(1) of the 1965 Act that has already been served
on the owner in respect of the land proposed to be acquired ceases to have effect
(see paragraph 6 of Schedule 2A). The acquiring authority may not serve a further
notice of entry on the owner under section 11(1) in respect of that land unless they
are permitted to do so by paragraph 11 or 12 of Schedule 2A to the 1965 Act.

Under the general vesting declaration procedure, what is the effect of a
counter-notice on the vesting date of the owner’s land specified in the
declaration?

If a counter-notice is served under paragraph 2 of Schedule A1 to the CP(VD)A
1981 within the vesting period specified in the declaration in accordance with
section 4(1) of the CP(VD)A 1981, the ‘vesting date’ for the land proposed to be
acquired from the owner (i.e. the land actually specified in the declaration) will be
the day determined as the vesting date for that land in accordance with Schedule
A1 (see section 4(3)(b) of the CP(VD)A 1981).
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303

303.1

303.2

303.3

303.4

304

304.1

Can an acquiring authority enter the land it proposed to acquire from the
owner where a counter-notice has been referred to the Upper Tribunal (Lands
Chamber)?

Under Schedule 2A to the 1965 Act and Schedule A1 to the CP(VD)A 1981, an
acquiring authority is permitted to enter the land it proposed to acquire from the
owner (i.e. the land included in its notice to treat / general vesting declaration)
where a counter-notice has been referred to the Upper Tribunal.

Paragraph 12 of Schedule 2A to the 1965 Act provides that, where a counter-notice
has been referred to the Upper Tribunal, an acquiring authority may serve a notice
of entry on the owner in respect of the land proposed to be acquired. If the authority
had already served a notice of entry in respect of the land (i.e. a notice which
ceased to have effect under paragraph 6(a) of Schedule 2A), the normal minimum
three month notice period will not apply to the new notice in respect of that land (see
section 11(1B) of the 1965 Act). The period specified in any new notice must be a
period that ends no earlier than the end of the period in the last notice of entry (see
paragraph 13 of Schedule 2A).

Similarly, under the general vesting declaration procedure, if an acquiring authority
refers a counter-notice (served before the original vesting date) to the Upper
Tribunal, the authority may serve a notice on the owner specifying a new vesting
date for the land proposed to be acquired (see paragraph 12 of Schedule A1 to the
CP(VD)A 1981). This is intended to allow for the vesting of this land before the
Upper Tribunal has determined the material detriment dispute.

However, if an acquiring authority enters, or vests in itself, the land it proposed to
acquire in advance of the Upper Tribunal’s determination and the Tribunal
subsequently finds in favour of the owner (i.e. the Tribunal requires the authority to
take additional land from the owner):

a) the authority will not have the option of withdrawing its notice to treat under
paragraph 29 of Schedule 2A to the 1965 Act or paragraph 17 of Schedule A1
to the CP(VD)A 1981, and so will be compelled to take the additional land

b) the Tribunal will be able to award the owner compensation for any losses
caused by the temporary severance of the land proposed to be acquired from
the additional land which is required to be taken (see paragraph 28(5) of
Schedule 2A to the 1965 Act and paragraph 16(4) of Schedule A1 to the
CP(VD)A 1981)

Do the material detriment provisions in Schedule 2A to the Compulsory
Purchase Act 1965 and Schedule A1 to the Compulsory Purchase (Vesting
Declarations) Act 1981 apply in all cases?

An acquiring authority may, in a compulsory purchase order, disapply the material
detriment provisions for specified land which is nine metres or more below the
surface (see section 2A of the Acquisition of Land Act 1981). This is intended to
prevent spurious claims for material detriment from owners of land above tunnels
where the works will have no discernible effect on their land.
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305 Are the material detriment provisions the same where a blight notice is
served?

305.1 The material detriment provisions in relation to blight notices are set out in_the Town
and Country Planning Act 1990 (see, in particular, sections 151(4)(c), 153(4A) to (7)
and 154(4) to (6)).

167

692


http://www.legislation.gov.uk/ukpga/1990/8/contents
http://www.legislation.gov.uk/ukpga/1990/8/contents
https://www.legislation.gov.uk/ukpga/1990/8/section/151
https://www.legislation.gov.uk/ukpga/1990/8/section/153
https://www.legislation.gov.uk/ukpga/1990/8/section/154

Section 26: Overriding easements and other rights

306

306.1

307

307.1

308

308.1

Do acquiring authorities have power to override easements and other rights
affecting the acquired land?

Prior to July 2016, only some acquiring authorities had the power to override
easements and other rights on land they had acquired. However, provisions in
section 203 of the Housing and Planning Act 2016 extended this power to all bodies
with compulsory purchase powers and in section 37 of the Neighbourhood Planning
Act 2017 to a company or body through which the Greater London Authority
exercises functions in relation to housing or regeneration or to a company or body
through which Transport for London exercises any of its functions.

Are there any restrictions on the use of the power to override easements and
other rights?

There are several conditions/limitations on the use of the power to override
easements and other rights. These are that:

o there must be planning consent for the building or maintenance work/use of the
land

e the acquiring authority must have the necessary enabling powers in legislation
to acquire the land compulsorily for the purpose of the building or maintenance
work / the purpose of erecting or constructing any building, or carrying out any
works, for the use

o the development must be related to the purposes for which the land was
acquired or appropriated

e the land must have become vested in or acquired by an acquiring authority or
been appropriated for planning purposes by a local authority on or after 13 July
2016 or be ‘other qualifying land’ (as defined in section 205(1))

e the power is not available in respect of a ‘protected right’ (as defined in section

205(1))

o the National Trust is subject to the protections in section 203(10)

Are owners of overridden easements and other rights entitled to
compensation?

Under section 204 of the Housing and Planning Act 2016, owners of easements or
other rights which are overridden are entitled to compensation calculated on the
same basis as for injurious affection under sections 7 and 10 of the Compulsory
Purchase Act 1965. Any dispute about compensation may be referred to the Upper
Tribunal (Lands Chamber) for determination.
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Section 27: Compulsory purchase orders which include
directions to remove the prospects of planning permission
from the assessment of compensation

309 What is the effect of the confirmation of a compulsory purchase order with a
direction applying section 14A of the Land Compensation Act 1961 included?

309.1  Where a compulsory purchase order is confirmed with a section 14A direction
included (‘a section 14A direction compulsory purchase order’), the effect is that
section 14 of the Land Compensation Act 1961 (as amended by section 189 of the
Levelling-up and Regeneration Act 2023) will not apply when compensation is
assessed for the value of interests in land taken (in accordance with rule (2) in
section 5 of the Land Compensation Act 1961). In assessing the value of the land
interest, it will be assumed that no planning permission would be granted for
development on the relevant land (whether alone or together with other land). This
means the assessment of compensation for a land interest will not include value
attributed to:

o appropriate alternative development for which the grant of planning permission
may be assumed (ignoring the scheme underlying the compulsory purchase
order)

o the prospect of a planning permission being granted on the land (ignoring the
scheme underlying the compulsory purchase order) for a use which has a
greater value than the existing use of the land

309.2 The assessment of the value of the land interest may take account of:
o any existing planning permission which has already been granted on the land

o the prosect of planning permission being granted on or after the relevant
valuation date for the conversion of a single dwelling into a two or more
separate dwellings

309.3 The confirmation of a section 14A direction compulsory purchase order may provide
the acquiring authority with upfront certainty as to how compensation for land taken
will be assessed. It is also likely to assist the scheme deliver the public benefits and
improve the acquiring authority’s confidence in its property cost estimates.

310 When may an acquiring authority seek to include direction in a compulsory
purchase order for compensation to be assessed in accordance with section
14A of the Land Compensation Act 1961?

310.1 Acquiring authorities may, in certain circumstances, include within a compulsory
purchase order a direction that requires compensation to be assessed in
accordance with section 14A of the Land Compensation Act 1961 (‘a section 14A
direction’).
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310.2

Where a section 14A direction compulsory purchase order is confirmed section 14 of
the Land Compensation Act 1961 (as amended by section 189 of the Levelling-up
and Regeneration Act 2023) (which requires the valuation assessment to take into
account the prospects of planning permission being granted on the land i.e. ‘hope
value’) does not apply when compensation is assessed for the value of interests in
land taken (in accordance with rule (2) in section 5 of the Land Compensation Act
1961).

An acquiring authority may only include a section 14A direction in a compulsory
purchase order if they are acquiring land under the following compulsory purchase
enabling powers (which are listed in Schedule 2A to the Acquisition of Land Act
1981):

(a) compulsory purchase powers authorising acquisitions for broad development
schemes involving improvement, redevelopment, and regeneration purposes:

e section 21A(1)(c) and (2)(c) of the Welsh Development Agency Act 1975
(acquisition by the Welsh Ministers of land in England for Welsh

development purposes)

e section 10 of the New Towns Act 1981 (acquisition by new town
development corporations)

e section 142 of the Local Government, Planning and Land Act 1980
(acquisitions by urban development corporations)

e section 17 of the Housing Act 1985 (acquisitions by local housing
authorities)

e section 226 of the Town and Country Planning Act 1990 (acquisitions by
local authorities for development or planning purposes)

e section 333ZA of the Greater London Authority Act 1999 (acquisitions by
Greater London Authority for housing or regeneration purposes)

e section 9 of the Housing and Regeneration Act 2008 (acquisition of land by
Homes England to achieve its statutory objects (purposes))

e section 207 of the Localism Act 2011 (acquisitions by mayoral
development corporations)

(b)  compulsory purchase powers authorising acquisitions for purposes of the NHS

e paragraph 46 of Schedule 4 to the Health and Social Care (Community
Health and Standards) Act 2003 (acquisitions by NHS foundation trusts)
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310.3

311

3111

311.2

311.3

e paragraph 27 of Schedule 4 to the National Health Service Act 2006
(acquisitions by NHS trusts)

e local health boards and NHS trusts (in Wales) — paragraph 20 of Schedule
2 and paragraph 27 of Schedule 3 to the National Health Service (Wales)
Act 2006

(c) compulsory purchase powers authorising acquisitions for education purposes

e section 530 of the Education Act 1996 (acquisitions by local authorities for
purposes of educational institution or function)

Where the acquiring authority is relying on the compulsory purchase enabling
powers listed under category (a) above, the acquiring authority must, as part of the
scheme underlying the compulsory purchase order, intend to include some provision
of affordable housing on the land included in the order. The number of affordable
housing units intended to be provided by the scheme must be identified in a
‘Statement of Commitments’ (see What is a ‘Statement of Commitments’?). The
affordable housing must be social housing within the meaning of Part 2 of the
Housing and Regeneration Act 2008. If the scheme underlying the compulsory
purchase order does not include the provision of specified numbers of units of
affordable housing, a section 14A direction cannot be included in the compulsory
purchase order.

What regard should acquiring authorities have to the Subsidy Control Act
2022 when considering whether to make a compulsory purchase order with a
direction included applying section 14A of the Land Compensation Act 1961?

The Subsidy Control Act 2022 (“the 2022 Act”) provides the framework for the
subsidy control regime in the UK (replacing the previous European Union state aid
rules regime). The statutory guidance on the UK subsidy control regime can found
on the following website: https://www.gov.uk/government/publications/uk-subsidy-
control-statutory-guidance.

Before deciding whether to make a section 14A direction compulsory purchase
order, acquiring authorities should consider on a case-by-case basis the need to
undertake an assessment of whether the subsidy control regime is engaged.

A confirmed section 14A direction compulsory purchase order will enable an
acquiring authority to acquire land without paying compensation associated with
either:

o the prospect of appropriate alternative development being established on the
land

o the prospect of planning permission being granted for other development on or

after the relevant valuation date on the land
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311.4 The payment of reduced compensation may engage the subsidy control regime as a
‘subsidy’ for the purposes of section 2(1) of the 2022 Act if it provides financial
assistance that:

(a) is given, directly or indirectly, from public resources by a public authority

(b) confers an economic advantage on one or more enterprises

(c) is specific i.e. it benefits one or more enterprises over one or more other
enterprises with respect to the production of goods or the provision of services

(d) has, oris capable of having, an effect on—
(i) competition or investment within the United Kingdom
(i) trade between the United Kingdom and a country or territory outside the
United Kingdom
(i)  investment as between the United Kingdom and a country or territory
outside the United Kingdom

311.5 However, each set of circumstances should be considered on a case-by-case basis
to determine whether the particular section 14A direction is a ‘subsidy’ in those
circumstances.

312 How can an acquiring authority include a direction in a compulsory purchase
order which applies section 14A of the Land Compensation Act 19617?

312.1  Acquiring authorities using the powers listed in Schedule 2A to the Acquisition of
Land Act 1981 may include a section 14A direction within a compulsory purchase
order which is submitted for confirmation.

312.2 The relevant wording for including a section 14A direction in a compulsory purchase
order is set out in the relevant optional paragraphs in Forms 1 - 3 in the Schedule to
the Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004
(as amended)Z.

312.3 New town development corporations should follow this link for advice on how to
include a section 14A direction within a new town compulsory purchase order.

2% The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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313

313.1

314

314 .1

314.2

How will landowners be notified of a compulsory purchase order which has
been made with a direction applying section 14A of the Land Compensation
Act 1961 included?

When serving notice under section 12(1) of the Acquisition of Land Act 1981 on
qualifying persons of a section 14A direction compulsory purchase order, the notice
must, in addition to the other requirements under section 12:

¢ include a statement of the effect of a direction applying section 14A of the Land
Compensation Act 1961 (see additional paragraph 7 in Form 8 in the
Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004
(as amended)3°)

¢ name a place within the locality where a copy of the acquiring authority’s
Statement of Commitments may be inspected

e specify the website on which a copy of the Statement of Commitments may be
viewed

What is a ‘Statement of Commitments’?

When submitting a section 14A direction compulsory purchase order for
confirmation, acquiring authorities must also submit a Statement of Commitments. A
‘Statement of Commitments’ is a statement of the acquiring authority’s intentions as
to what it will do with the land included in the section 14A direction compulsory
purchase order should the acquisition proceed and the authority relies on those
intentions in demonstrating that the section 14A direction is justified in the public
interest.

To ensure accessibility and transparency for objectors and other parties, it is
recommended the Statement of Commitments is a standalone document from the
statement of reasons submitted in support of the compulsory purchase order.

30 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024
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315

315.1

315.2

316

316.1

316.2

What happens if an acquiring authority wishes to amend its Statement of
Commitments after a compulsory purchase order which includes a direction
applying section 14A of the Land Compensation Act 1961 has been submitted
for confirmation?

The confirming authority may allow an acquiring authority to amend its Statement of
Commitments before the section 14A direction compulsory purchase order is
confirmed only if:

o the amendment would not be unfair to any person who made or could have
made a relevant objection for the purposes of section 13 of the Acquisition of
Land Act 1981

o if the compulsory purchase power under which the compulsory purchase order
is made is for a purpose including housing (listed under paragraphs 1 -7 in
Schedule 2A to the Acquisition of Land Act 1981), only if the authority’s
intentions still include the provision of units of affordable housing

A request to amend a Statement of Commitment by an acquiring authority should be
made to the confirming authority.

Where the acquiring authority wishes to amend its Statement of
Commitments, how can it ensure the amendment would not be unfair to any
person who made or could have made a relevant objection for the purposes of
section 13 of the Acquisition of Land Act 19817

As noted above, the confirming authority may only permit the acquiring authority to
amend the statement of commitments where it is satisfied the amendment would not
be unfair to a person who made or could have made a relevant objection for the
purposes of section 13 of the Acquisition of Land Act 1981.

The purpose of this requirement is to ensure that any person who made, or could
have made, a relevant objection to a compulsory purchase order is not unfairly
deprived of an opportunity to express views on the proposed changes. The
“‘unfairness” the provision is intended to avoid is therefore procedural rather than
substantive in nature.

Potential unfairness of this nature could be remedied by allowing representations to
be made on the proposed changes in a manner proportionate to the nature of the
change. This could include for instance, where necessary, reopening an inquiry or
allowing a further exchange of written representations.
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3171

317.2

318

318.1

319

319.1

319.2

319.3

What happens if the confirming authority decides a proposed amendment to a
Statement of Commitments is unfair to any person who made or could have
made a relevant objection for the purposes of section 13 of the Acquisition of
Land Act 19817

If an acquiring authority is not permitted to amend its Statement of Commitments, it
should consider remedying any potential unfairness as suggested in the paragraph
above.

If the acquiring authority is not willing to do so, then the acquiring authority will have
to rely on the version of its Statement of Commitments that it submitted with the
section 14A direction compulsory purchase order if it wishes to proceed with that
order.

Can an acquiring authority confirm its own compulsory purchase order if it
includes a direction applying section 14A of the Land Compensation Act
19617

The power under section 14A of the Acquisition of Land Act 1981 for the confirming
authority to remit a compulsory purchase order back to the acquiring authority for
confirmation does not apply to a section 14A direction compulsory purchase order
regardless of whether no objections have been made to the order.

How will the confirming authority consider a compulsory purchase order
which is made with a direction applying section 14A of the Land
Compensation Act 1961 included?

Where an acquiring authority makes a section 14A direction compulsory purchase
order, as well as demonstrating there is a compelling case in the public interest for
the making of the compulsory purchase order, the acquiring authority will have to
demonstrate the inclusion of the section 14A direction in the order is justified in the
public interest.

The confirming authority will only confirm a compulsory purchase order with a
section 14A direction included if they are satisfied the direction is justified in the
public interest.

If the confirming authority is not satisfied a section 14A direction is justified in the
public interest, the confirming authority can exercise the power under section 15A(9)
of the Acquisition of Land Act 1981 to modify the compulsory purchase order so to
remove the direction. They must still decide whether there is a compelling case in
the public interest for the making of the compulsory purchase order.
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320

320.1

320.2

320.3

320.4

How will an acquiring authority demonstrate the inclusion of a direction
applying section 14A of the Land Compensation Act 1961 in a compulsory
purchase order is justified in the public interest?

It is for acquiring authorities to decide how to justify including a section 14A direction
in a compulsory purchase order. Acquiring authorities will need to defend including
a section 14A direction in a compulsory purchase order and defend the potential to
acquire the land at a value which assumes no planning permission would be
granted for development on the relevant land (whether alone or together with other
land), at a public inquiry or through written representations and, if necessary, in the
courts.

As with the justification for demonstrating the compelling case for the use of
compulsory purchase powers, the more comprehensive the justification for the
inclusion of a section 14A direction is, the stronger the acquiring authority’s case is
likely to be. Acquiring authorities should consider submitting a cost/benefit study to
demonstrate how the public benefits to be delivered through the confirmation of a
section 14A direction compulsory purchase order outweigh the interference with the
rights of an affected party including those in Article 1 of the First Protocol to the
European Convention on Human Rights and, in the case of a dwelling, Article 8 of
the Convention.

Where the public benefits to be facilitated by the confirmation of a section 14A
direction compulsory purchase order will be limited, the justification for the section
14A direction in the public interest may be more difficult to show.

The confirming authority will consider each section 14A direction compulsory
purchase order on its own merits. It is anticipated the confirming authority will first
consider whether there is a compelling case in the public interest for the making of
the compulsory purchase order (see When should compulsory purchase powers be
used?, How does an acquiring authority justify a compulsory purchase order? and_
How wiill the confirming authority consider the acquiring authority’s justification for a
compulsory purchase order?) before turning to whether including a section 14A
direction in the order is justified in the public interest. This guidance is not intended
to suggest the confirming authority will require any particular degree of justification
for any specific section 14A direction compulsory purchase order. The confirming
authority will need to be satisfied, and the acquiring authority must be able to
demonstrate, that there are sufficiently convincing reasons why including the section
14A direction in the compulsory purchase order is justified in the public interest.
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320.5 Acquiring authorities are advised to ensure the public benefits to be delivered
through the assessment of compensation for land value in accordance with section
14A of the Land Compensation Act 1961 are appropriately and clearly described in
a Statement of Commitments which must be submitted alongside a section 14A
direction in the compulsory purchase order. This will ensure affected parties, the
inspector and the confirming authority are in no doubt as to the public benefits which
are to be delivered by the scheme in question. See What is a ‘Statement of
Commitments’? for guidance on what is a ‘Statement of Commitments’. To
demonstrate including a section 14A direction in the compulsory purchase order is
justified in the public interest, acquiring authorities should, when submitting the
order and Statement of Commitments for confirmation, provide the following
information:

(a) consideration of the effects on affected land interest holders, including
consideration of rights under Article 1 of the First Protocol to the European
Convention on Human Rights and, in the case of a dwelling, Article 8 of the
Convention

(b) justification as to why the assessment of compensation for land value in
accordance with section 14A of the Land Compensation Act 1961 in the
specific circumstances of the scheme is proportionate to the effects on those
with an interest in the land

(c) evidence of how the assessment of compensation for land value in accordance
with section 14A of the Land Compensation Act 1961 will assist the delivery of
a scheme’s public benefits which would not otherwise come forward if the
compulsory purchase order was confirmed without a section 14A direction
included. This may require the acquiring authority to consider presenting a
comparison of the scheme with and without a section 14A direction. This
evidence should provide an objective, realistic overview of the costs of the
scheme to be facilitated by a section 14A direction and be undertaken in
accordance with published professional guidance. It should be prepared on the
basis it will be made publicly available and any commercially sensitive
information should be aggregated and executive summaries provided

320.6 Acquiring authorities should recognise that the inspector and the confirming
authority will rely on the information outlined above as part of the consideration of
whether the inclusion of a section 14A direction in a compulsory purchase order is
justified in the public interest. As such, it should be presented clearly so as to aid
clear interpretation and interrogation.

320.7 The justification for the inclusion of a section 14A direction in a compulsory
purchase order will vary from order to order. For some schemes the public benefits

to be delivered through including a section 14A direction may be limited and
experienced only by the community in the immediate vicinity of the land.
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320.8

320.9

321

3211

321.2

322

3221

For example, an infill site delivering residential units which will regenerate a derelict,
vacant area.

On the other hand, other types of schemes may deliver wider public benefits which
would extend beyond the local area, for example, across a region. For example, a
brownfield city centre mixed-use scheme or a university teaching hospital.

Where it is decided that a public inquiry will be held to consider objections to a
section 14A direction compulsory purchase order, it is anticipated a matter on which
the confirming authority may wish to appoint an assessor under the Compulsory
Purchase (Inquiries Procedure) Rules 2007 to sit with and advise an inspector on is
the evaluation of the acquiring authority’s evidence of how the assessment of
compensation for land value in accordance with section 14A of the Land
Compensation Act 1961 will support the delivery of a scheme’s public benefits

Can the power to include a direction applying section 14A of the Land
Compensation Act 1961 in a compulsory purchase order be used if the
purpose or activity specified in the order is being taken forward by a body
other than the authority which made the order?

Where a section 14A direction compulsory purchase order is made which facilitates
the provision of affordable housing, the acquiring authority itself does not need to be
undertaking the scheme.

Where a body from the private sector has agreed to make financial contributions to,
or to completely underwrite, the delivery of the scheme underlying the section 14A
direction compulsory purchase order, the benefits to be secured through acquiring
the land at a value which assumes no planning permission would be granted for
development on the relevant land (whether alone or together with other land) are
less likely to accrue to the public and more likely to accrue to the private sector
partner. In these circumstances, it is considered less likely including a section 14A
direction in a compulsory purchase order would be justified in the public interest. For
the purposes of this paragraph, “a body from the private sector” is not meant to
include a registered provider of affordable housing (including social housing) or a
body such as a Community Land Trust.

How will landowners be notified of a compulsory purchase order which has

been confirmed with a direction applying section 14A of the Land
Compensation Act 1961 included?

Where a section 14A direction compulsory purchase order is confirmed, the
following information must be included in the confirmation notice required by section
12(1)(a) of the Acquisition of Land Act 1981:

. a statement of the effect of the section 14A direction

o an explanation of how the Statement of Commitments may be viewed
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322.2

323

323.1

324

3241

325

325.1

o an explanation that additional compensation may become payable if the
Statement of Commitments is not fulfilled

When drafting a confirmation notice associated with a section 14A direction
compulsory purchase order using Form 10 in the Schedule to the Compulsory
Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 (as
amended)3!, additional paragraphs 8 — 10 in Form 10 must be included in the
notice.

Where a compulsory purchase order is confirmed with a direction applying
section 14A of the Land Compensation Act 1961 included, will the direction
apply to all of the land included in the order regardless of the use of that land?

Where a section 14A direction compulsory purchase order is confirmed, the terms of
the direction will apply in respect of the assessment of compensation for the
acquisition of all the interests in land included in the order regardless of the lands
intended use.

What is the effect of the confirmation of a compulsory purchase order with a
direction applying section 14A of the Land Compensation Act 1961 included in
respect of land acquired in pursuance of a blight notice?

Where an interest in land is acquired in pursuance of a blight notice under Chapter |l
of Part VI of the Town and Country Planning Act 1990, and the interest is one in
respect of which a section 14A direction compulsory purchase order is in force, the
compensation payable for the acquisition of that interest is to be assessed:

(@) in accordance with the terms of the section 14A direction

(b) as if the notice to treat deemed to have been served in respect of the interest
under section 154 of the Town and Country Planning Act 1990 had been
served in pursuance of the section 14A direction compulsory purchase order

Will a direction applying section 14A of the Land Compensation Act 1961 be
taken into account in the assessment of value of severed land or injurious
affection under sections 7 or 10 of the Compulsory Purchase Act 1965?

Compensation for diminution in the value of a person’s retained land as a
consequence of it being severed from, and not being held with, land acquired by an
acquiring authority is payable under section 7 of the Compulsory Purchase Act
1965. Compensation for damage caused to the retained land by injurious affection is
payable under section 10 of that Act. As compensation in each case is not related to
the assessment of the value of land under the Land Compensation Act 1961, a
section 14A direction will have no effect.

31 The Compulsory Purchase of Land (Prescribed Forms) (Ministers) Regulations 2004 were amended by The
Compulsory Purchase of Land (Prescribed Forms) (Ministers) (Amendment) Regulations 2024

179

704


https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/uksi/2024/473/schedule/made
https://www.legislation.gov.uk/uksi/2024/473/contents/made
https://www.legislation.gov.uk/uksi/2024/473/contents/made

325.2

326

326.1

327

3271

The amount of compensation claimed for value of land acquired subject to a section
14A direction compulsory purchase order and compensation claimed for severance
or injurious affection in respect of retained land should be set out and assessed
separately on claim forms.

What effect will the confirmation of a compulsory purchase order with a
direction applying section 14A of the Land Compensation Act 1961 included
have on the assessment of value of land acquired pursuant to the acceptance
of a counter-notice under Parts 1 or 2 of Schedule 2A to the Compulsory
Purchase Act 19657

Where an acquiring authority proposes to acquire part of a property, the owner may
serve a counter-notice under Parts 1 or 2 of Schedule 2A to the Compulsory
Purchase Act 1965 requiring the acquiring authority to purchase their interest in the
whole of the land. If the acquiring authority accepts the counter-notice, or the Upper
Tribunal determines the acquiring authority ought to be required to acquire the
whole or part of the additional land, the compulsory purchase order and the notice to
treat have effect as if they included both the person’s interest in the land proposed
to be acquired and the person’s additional land (as defined in Parts 1 and 2 of
Schedule 2A to the Compulsory Purchase Act 1965). As such, if the compulsory
purchase order includes a section 14A direction, that direction will also apply to the
assessment of compensation for the value of interests in the additional land which is
to be acquired.

What effect will the confirmation of a compulsory purchase order with a
direction applying section 14A of the Land Compensation Act 1961 included
have on the determination of loss payments under the Land Compensation
Act 19737

Where the amount of a home loss payment (including an advance payment) or
discretionary home loss payment is to be determined in accordance with section
30(1) of the Land Compensation Act 1973 (“the 1973 Act”), the market value (as
defined) of the interest to be acquired will be used as the basis for assessing the
relevant loss payment amount. Where land is being compulsorily acquired, the
market value of the interest is defined as ‘the amount assessed for the purposes of
the acquisition’. The amount assessed for the purposes of the acquisition is also the
value be used to determine loss payments under sections 33A, 33B and 33C of the
1973 Act. Where a section 14A direction compulsory purchase order is confirmed,
claims for loss payments compensation (which will involve the assessment of
market value under sections 30(1), 32(2B), 33A(6), 33B(5) and 33C(5) of the 1973
Act) will be assessed by reference to the compensation payable for that interest in
accordance with the terms of the section 14A direction.
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328.1

329
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330

330.1

330.2

What happens if an acquiring authority fails to deliver its scheme as intended
when the compulsory purchase order which included the direction applying
section 14A of the Land Compensation Act 1961 was confirmed?

The confirming authority must, on an application by an ‘eligible person’ (see Who is
eligible to make an application for a direction for additional compensation?) under
paragraph 1(2) of Schedule 2A to the Land Compensation Act 1961, make a
direction for additional compensation if it appears to the confirming authority that the
following conditions have been met:

J the acquiring authority’s Statement of Commitments has not been fulfilled i.e.
the acquiring authority’s use of the acquired land is not materially in
accordance with its stated intentions set out in the version of its Statement of
Commitments as at the date the section 14A direction compulsory purchase
order was confirmed

o either: (a) the period of 10 years beginning with the date on which the
compulsory purchase order became operative has expired, or (b) there is no
longer any realistic prospect of the acquiring authority’s Statement of
Commitments being fulfilled within that period

. the section 14A direction compulsory purchase order would not have been
confirmed on the basis of a Statement of Commitments reflecting what the
acquiring authority has done with the land included in the compulsory
purchase order since its acquisition.

When would an acquiring authority’s Statement of Commitments be fulfilled?

An acquiring authority’s Statement of Commitments will be ‘fulfilled’ for the purposes
of paragraph 1(3) of Schedule 2A to the Land Compensation Act 1961 where what
is done with the land after its compulsory purchase is materially in accordance with
the version of its Statement of Commitments as at the date the section 14A direction
compulsory purchase order was confirmed.

Who is eligible to make an application for a direction for additional
compensation?

A person is eligible to make an application for a direction for additional
compensation if the person was entitled to compensation in respect of the original
acquisition (“eligible person”) i.e. they had their land or an interest in land acquired
via a section 14A direction compulsory purchase order.

Mortgage lenders may be classed as eligible persons where they were entitled to
compensation in respect of the original acquisition (see Where additional
compensation is payable, what happens if an interest in land which was acquired
via a section 14A direction compulsory purchase order was subject to a mortgage?).
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330.3

331

331.1

331.2

331.3

Where the right to compensation to which an eligible person was entitled in respect
of the original acquisition would (if the compensation has not been paid) has vested
in another person, such a successor-in-title may, whether the eligible person is alive
or not, make an application for a direction for additional compensation under
paragraph 1(2) of Schedule 2A to the Land Compensation Act 1961. Successors-in-
title may also make claims for additional compensation, where applicable.

How does an eligible person make an application for a direction for additional
compensation?

Where an eligible person believes the conditions for the making of an application for
additional compensation under paragraph 1(3) in Schedule 2A to the Land
Compensation Act 1961 have been met (see What happens if an acquiring authority
fails to deliver its scheme as intended when the compulsory purchase order which
included the direction applying section 14A of the Land Compensation Act 1961 was
confirmed?), they may apply to the confirming authority seeking a direction for
additional compensation.

The confirming authority may appoint a planning inspector to advise on matters such
as:

. considering the representations submitted on the valid application for a direction
for additional compensation

. undertaking a site inspection, if appropriate

. making a report in writing to the confirming authority with their findings of fact
and a recommendation to enable the confirming authority to make a decision on
the application.

The procedure for submitting an application for a direction for additional
compensation is set out in the Land Compensation (Additional Compensation)
(England) Regulations 2024. Under the procedure, the local planning authority for
the land the subject of the application will be notified of the application and asked to
make representations on whether the acquiring authority’s Statement of
Commitments has been fulfilled i.e. whether what has been done with the land after
its compulsory purchase is materially in accordance with the version of the
Statement of Commitments as at the date the section 14A direction compulsory
purchase order was confirmed. This should involve an appraisal being undertaken
by the local planning authority of the current use and planning status of the land at
the time it received notification of the application. For example, whether the planning
permission underpinning the section 14A direction compulsory purchase order
scheme has commenced and the development is being built out; it remains
uncommenced but extant; it has expired; the scheme underlying the section 14A
direction compulsory purchase order has been build out and complete; or a different
development scheme has been granted planning permission on the land and/or has
been build out (or in the process of being built out).
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331.4

331.5

332
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333

333.1

334

334.1

334.2

Failure to comply with the procedure for submitting an application for a direction for
additional compensation may result in an application being invalid and not being
accepted by the confirming authority. Where an application is rejected, and an
applicant resubmits the application, the resubmitted application will be treated as a
new application for the purposes of the regulations.

A model application form for a direction for additional compensation is set out in the
Schedule to the Land Compensation (Additional Compensation) (England)
Regulations 2024.

Where should an application for a direction for additional compensation be
submitted?

An application for a direction for additional compensation should be submitted to the
Secretary of State who has responsibility for housing and planning mattersin their
role as confirming authority at the address provided in Section 18 of this guidance.

Is there a deadline for when an application for a direction for additional
compensation may be made?

An application for a direction for additional compensation may not be made after the
expiry of the period of 13 years beginning with the date on which the section 14A
direction compulsory purchase order became operative.

How will the applicant and acquiring authority be notified of the confirming
authority’s decision on an application for a direction for additional
compensation?

The confirming authority, when determining an application for a direction for
additional compensation, will give notice of their decision in writing to:

e the applicant

e acquiring authority

¢ any other person who was sent notification of the valid application.
The notice of decision will state:

(i) the date of the decision

(i) the confirming authority’s written reasons for making a direction for additional
compensation or the refusal of an application

(iii) where a direction for additional compensation has been made:
(a) that a claim for additional compensation may be made to the relevant
acquiring authority in accordance with the Land Compensation (Additional
Compensation) (England) Regulations 2024
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(b) in the notice sent to the applicant, confirmation of the contact details for
that acquiring authority

335 What is the effect of a direction for additional compensation?

335.1  Where the confirming authority makes a direction for additional compensation, any
person who was entitled to compensation in respect of the acquisition may make a
claim to the acquiring authority for additional compensation in respect of the
compulsory purchase of their interest in land which was subject to the section 14A
direction.

336 How will persons eligible to make a claim for additional compensation be
notified of a decision by the confirming authority to make a direction for
additional compensation?

336.1 Within 6 weeks of receiving notification of the confirming authority's decision to make
a direction for additional compensation, the acquiring authority must publicise notice
of the decision by following the procedure set out the Land Compensation (Additional
Compensation) (England) Regulations 2024.

336.2 The locations where notice of the confirming authority's decision must be publicised
by the acquiring authorities are:

e on a website maintained by the acquiring authority (the notice must remain on the
website for a period of not less than one year)

« affixed on or near the land comprised in the original section 14A direction
compulsory purchase order and in the locality in which the land is situated where
public notices are usually posted (the notice should be maintained in place and in
good condition for at least one month)

e in each of the London Gazette, the Estates Gazette and a local newspaper that
circulates in the locality in which the original section 14A direction compulsory
purchase order land is situated (the notice must be published for two successive
weeks)

e Wwhere the original section 14A direction compulsory purchase order land included
land that was agricultural land immediately before it was acquired by the

acquiring authority, in Farmers Weekly (the notice must be published for two
successive weeks)
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337

337.1

337.2

338

338.1

338.2

338.3

338.4

What are the circumstances where additional compensation will be payable?

Additional compensation will be payable if:

(a) the amount of compensation that would have been assessed in respect of the
acquisition (i.e. the value of the interest in the land) as due had compensation
been assessed in accordance with section 14 of the Land Compensation Act
1961 (as amended by section 189 of the Levelling-up and Regeneration Act
2023) (“the alternative amount”), is greater than

(b) the amount of compensation awarded or agreed to be paid to the eligible
person in respect of the compulsory purchase of their interest in the land which
was subject to the original section 14A direction (“original amount”)

The amount payable will be the difference between the alternative and original
amounts (where the alternative amount is greater than the original amount), together
with any interest accrued and an amount for qualifying losses where applicable.

How will the amount of additional compensation be assessed?

Where the confirming authority makes a direction for additional compensation under
paragraph 1(2) of Schedule 2A to the Land Compensation Act 1961, the effect is
that section 14 of the Land Compensation Act 1961 (as amended by section 189 of
the Levelling-up and Regeneration Act 2023) will be applied retrospectively to the
assessment of compensation in respect of the value of the interest in land acquired
under the original compulsory purchase order.

For the purposes of calculating the original and alternative amounts (i.e. assessing
the amount of additional compensation), no account may be taken of compensation
that is or would be attributable to disturbance, severance or injurious affection.
Where a direction for additional compensation is made, the alternative amount may
be calculated by taking account of the value associated at the relevant original
valuation date with:

° the planning certainty of appropriate alternative development established on the
land

° the prospect of planning permission being granted for other development on
the land on or after the relevant valuation date

A Certificate of Appropriate Alternative Development (CAAD) may not be applied for
to inform the assessment of the alternative amount if a reference has been made to
the Upper Tribunal (Lands Chamber) to determine the amount of additional
compensation except with the consent in writing of the other party directly
concerned or the permission of the Upper Tribunal (Lands Chamber).

Where a CAAD is applied for to inform the assessment of the alternative amount
and a decision is issued by the relevant local planning authority, an appeal may be
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made to the Upper Tribunal (Lands Chamber) against that decision in the usual way
under section 18 of the Land Compensation Act 1961.

338.5 The assessment of additional compensation cannot consider any part of value which
is attributable to any change in the use of the land made after the relevant valuation
date used to determine the original amount of compensation (‘the original relevant
valuation date’) which includes any building, or improvement or extension of a
building, on the land after the original relevant valuation date. This also includes any
planning permission subsequently granted after the original relevant valuation date
on the land or buildings on the land.

339 What happens if a referral has been made to the Upper Tribunal (Land
Chamber) to determine the original amount of compensation but it remains
undetermined when a direction for additional compensation is made?

339.1 Where this is the case, claimants will still be able to make a claim for additional
compensation, if appropriate, and should set out in the claim the amount, if any, that
has been agreed or award. The claimant may also provide further information as
part of their claim to explain any reasons why the original compensation has not
been agreed or awarded. The acquiring authority may also request this information
where appropriate.

340 Where additional compensation is payable, is interest to be applied to the final
amount?

340.1  Where additional compensation is payable, the Land Compensation (Additional
Compensation) (England) Regulations 2024 provide for the calculation of interest on
the difference between:

(a) the original amount of compensation which was awarded or agreed to be paid
to the claimant for the value of their interest in land taken

(b) the additional amount of compensation assessed as due to the person in
respect of the acquisition

The rate at which interest will accrue on the additional compensation payable is set
at 0.5% below the Bank of England base rate. It will accrue from the date the original
amount of compensation was paid until payment of the additional compensation is
made. Interest accrued will also be subject to compound interest calculated on an
annual basis. For the avoidance of doubt no interest will be payable on amounts in
respect of costs or qualifying losses.

341 What are the relevant valuation dates for the assessment of additional
compensation?

341.1 Where the original amount of compensation for the value of an interest in land taken
(in accordance with the section 14A direction) was agreed, the relevant valuation date
for the assessment of the alternative amount is the date on which the agreement was
concluded.

186

711


https://www.legislation.gov.uk/ukpga/Eliz2/9-10/33/section/18
https://www.legislation.gov.uk/uksi/2024/915/contents/made
https://www.legislation.gov.uk/uksi/2024/915/contents/made

187

712



341.2

342

3421

342.2

343

343.1

343.2

Where the original amount of compensation for the value of an interest in land taken
(in accordance with the section 14A direction) was awarded (i.e. paid by the acquiring
authority, including in cases where it was determined by the Upper Tribunal (Lands
Chamber)), the relevant valuation date is the same as the relevant valuation date
used to determine the original amount of compensation, under section 5A of the Land
Compensation Act 1961. For example, if the relevant valuation date for determining
the original amount of compensation under the section 14A direction was 2 January
2024, the same date will be used to assess the alternative amount of compensation
even though the direction for additional compensation may have been made by the
confirming authority on 2 January 2030.

Where additional compensation is payable, and the Crichel Down Rules apply,
how should the rules relating to the disposal of land under the Crichel Down
Rules be applied?

Where an acquiring authority wishes to dispose of land which was acquired as a
consequence of a section 14A direction compulsory purchase order, and to which
the Crichel Down Rules apply, the authority should notify the former owner that:

(a) they may be entitled to make an application to the confirming authority who
has responsibility for housing and planning matters for a direction for additional
compensation under Schedule 2A of the Land Compensation Act 1961

(b) if a direction for additional compensation is subsequently made, they may be
entitled to submit a claim for additional compensation

If a direction for additional compensation is made, the Crichel Down Rules will
apply unmodified. However, the disposing authority may wish to credit any
additional compensation that becomes payable under the additional compensation
procedure against the full market value sale price of the surplus land (determined
in accordance with the Crichel Down Rules) in satisfaction or part satisfaction of
that sale price. Guidance on the Crichel Down Rules is available on our website at:
https://www.gov.uk/government/collections/compulsory-purchase-system-quidance

Where additional compensation is payable, what happens if an interest in land
which was acquired via a section 14A direction compulsory purchase order
was subject to a mortgage?

A person whose interest in land was compulsory acquired under a section 14A
direction compulsory purchase order and was then subject to a mortgage may make
an application for a direction for additional compensation as may a mortgage lender.
They may also, where eligible, make a claim for additional compensation where a
direction for additional compensation has been made by the confirming authority.

The existence of the mortgage when the interest in land was compulsory acquired
with the section 14A direction is to be taken into account for the purpose of
determining both the original and additional compensation amounts. In each case, it

is important to determine to whom original compensation sums were paid.
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343.3

343.4

343.5

343.6

Sums paid by the acquiring authority in respect of the original compulsory
acquisition to a mortgage provider under sections 15 or 16 of the Compulsory
Purchase Act 1965 (where the mortgage debt exceeded the value of the mortgage
land) or as advance payment of compensation under sections 52ZA or 52ZB of the
Land Compensation Act 1973 are treated as ‘original amounts’ paid to that
mortgage provider (as opposed to the person who held the land interest). To
calculate the original amount that was paid to the land interest holder, and the
alternative amount that would have been paid to them if no section 14A direction
had been included in the compulsory purchase order, sums paid directly to any
mortgage provider by the acquiring authority (and sums that would have been paid
to the mortgage provider if the alternative amount had been paid) should be
subtracted.

Where additional compensation is payable and there are outstanding loans secured
by a mortgage on the relevant land at the date of the claim for additional
compensation, the payment of additional compensation must be made to the
mortgage provider for it to be put towards discharging the outstanding loans. Where
there is more than one mortgage, payment of the additional compensation is to be
made in order of the priority of the mortgage debts. Any excess is payable to the
person who held the mortgaged land. If there are no outstanding loans secured by a
mortgage at the date of the claim for additional compensation, the additional
compensation is payable to the person who held the mortgaged land/property.

For example, in a case where:

(a) theland is valued at £1 million because of the confirmation of a section 14A
direction compulsory purchase order which would have been valued at £2
million without the existence of a section 14A direction

(b) the amount due on the mortgage at the time of the original relevant valuation
date was £1.5 million

£1 million compensation for land taken would be paid to the mortgage provider by
the acquiring authority under section 15 of the Compulsory Purchase Act 1965 while
no compensation would be paid to the landowner. The outstanding debt on the
mortgage would stand at £500,000.

Where additional compensation is payable, the mortgage provider would be able to
claim the £500,000 difference between the amount it was paid under section 15 of
the Compulsory Purchase Act 1965 and the amount it would have been paid had
the land been valued without the existence of a section 14A direction. However,
where the landowner has subsequently made further payments under the mortgage
to bring down the outstanding debt on the mortgage to £250,000, the mortgage
provider would only be entitled to claim the outstanding balance of £250,000.

The excess of £250,000 would be claimable by the landowner as additional
compensation.
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3441

345

345.1

345.2

346

346.1

This amount would be in addition to the £500,000 which was not subject to the
mortgage (£2 million minus £1.5 million) that the landowner would have been paid
had the land been valued without the existence of a section 14A direction.

Can a payment of additional compensation include an amount to make good
other financial losses suffered by an eligible person as a consequence of
receiving the original amount of compensation rather than the alternative
amount of compensation?

Financial losses which can be shown to have been suffered by an eligible person, or
a person entitled to exercise the rights of that person, as a result of receiving the
original amount of compensation rather than the alternative amount may be included
in a claim for additional compensation. These losses will be “qualifying losses”.

What may be claimed as a qualifying loss?

The Land Compensation (Additional Compensation) (England) Regulations 2024
allow qualifying losses to be claimed provided that:

(a) the loss must have been reasonably foreseeable at the time the original
compulsory purchase order was confirmed

(b) the claimant must have taken all reasonable steps to mitigate the loss

(c) thereis no double recovery of sums claimed under other heads of claims such
as in respect of costs or interest

Where the original amount of compensation received by the claimant, or the
claimant’s predecessor in title, included a sum in respect of compensation under
section 5(6) of the Land Compensation Act 1961 for disturbance or any other matter
not directly based on the value of land, that sum may be deducted from the amount
of additional compensation payable if it would not have been paid had the original
compensation amount been assessed in accordance with section 14 of the Land
Compensation Act 1961 (as amended by section 189 of the Levelling-up and
Regeneration Act 2023).

Can a payment of additional compensation include a claimant’s costs of
preparing and submitting their application and subsequent claim?

Additional compensation may include, where applicable, the payment of the
claimant’s reasonably incurred expenses in connection with:

(@) making an application under paragraph 1(2) of Schedule 2A to the Land
Compensation Act 1961 for a direction for additional compensation (including
for example investigations to determine the extent to which an acquiring
authority’s Statement of Commitment has been fulfilled) providing the confirming
authority makes a direction for additional compensation
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346.2

347

347.1

348

348.1

349

349.1

349.2

349.3

(b) making a claim under paragraph 1(5) of Schedule 2A to the Land Compensation
Act 1961 for any additional compensation (including qualifying losses), this may
include the issuing of a CAAD under section 17 of the Land Compensation Act
1961 and in connection with an appeal under section 18 of the Land
Compensation Act 1961 where any of the issues are determined in the
claimant’s favour (section 17(10) of the Land Compensation Act 1961)

Reasonably incurred expenses could include for instance any reasonable valuation
or legal expenses incurred by the claimant for the purposes of the preparation and
prosecution of their claim. The Upper Tribunal (Lands Chamber) however retains
discretion to make rulings about the costs of (and incidental costs) any proceedings
before it (section 29 of the Tribunals, Courts and Enforcement Act 2007).

How does an eligible person submit a claim for additional compensation?

A claim for additional compensation including any interest accrued must be made in
writing to the acquiring authority in accordance with the procedure set out in the
Land Compensation (Additional Compensation) (England) Requlations 2024.

What is the procedure for determining a claim for additional compensation?

On receipt of a claim for additional compensation, the acquiring authority will follow
the procedure set out in the Land Compensation (Additional Compensation)
(England) Regulations 2024.

Where a direction for additional compensation is made and there is
disagreement on the amount of additional compensation due, is there a time
limit for when a referral may be made to the Upper Tribunal (Lands Chamber)?

If, following negotiations on the amount of additional compensation claimed, the
claimant and acquiring authority cannot reach an agreement as to the amount due,
a referral may be made by either party to the Upper Tribunal (Lands Chamber) for
determination.

A referral of a disputed claim for additional compensation must be made to the
Upper Tribunal (Lands Chamber) within six years of the date when the direction for
additional compensation was made by the confirming authority. The applicable
deadline for when a referral may be made to the Upper Tribunal (Lands Chamber)
regarding a claim for additional compensation will be publicised in each case by the
acquiring authority following making of a direction for additional compensation by
the confirming authority.

Where a claim for additional compensations is deemed invalid by an acquiring
authority under the Land Compensation (Additional Compensation) (England)
Regulations 2024, the six-year time limit for the making of a referral of a disputed
claim for additional compensation will continue to run. If the claimant fails to re-submit
a valid claim within the six-year time limit a referral of a disputed claim for additional
compensation may not be made to the Upper Tribunal (Lands Chamber).
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Separate but related guidance

350 What about related procedures?
Separate guidance on:

e Purchase Notices
e The Crichel Down Rules

is available to view on our website at:
https://www.gov.uk/government/collections/compulsory-purchase-system-guidance
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HOUSING
Residents’ Charter

The Residents' Charter was developed with members of our Tenant & Leaseholder Panel (TLP) to
foster good relationships between residents and housing services. It clearly sets out the level of
service residents should expect from the council. The Charter has been formally adopted by the

Croydon Council’s Cabinet on 7 December 2022.

1. To treat residents with respect
e Being respectful and polite when communicating with residents, using appropriate
language and tone and making an effort to understand their individual needs
e Be empathetic to residents and demonstrate good listening
e Consider residents’ availability when booking appointments
e Keep residents informed of any changes that affect service delivery or response times
e Provide residents with appropriate contact details for housing staff

2. Respond quickly and efficiently to complaints and learn from problems that lead to complaints
e Use your feedback to improve our services
e Simple and easy ways to raise issues and make complaints
e Timely advice and support when things go wrong
e Progress updates on how we are rectifying an issue and a named contact

3. Beclear and transparent with our residents about how we are performing
e Regularly share how we are performing
e Performance reports are jargon free and easy to understand
e Engage residents in monitoring our performance

4. Provide safe homes and a clean environment which residents are proud to live in
e Properties that are well maintained and safe to live in
e Timely estate cleaning
e Well maintained grounds on estates
e Regular inspections of estates and repairs
e Make it easy to report an unsatisfactory repair

5. Give residents a voice and encourage meaningful decision-making activities

e Use focus groups, regular surgeries, online sessions and other varied activities to give
residents a voice

e Encourage participation in tenant involvement groups

e Conduct meaningful consultation before decisions are made

e Obtain residents' views on changes to service delivery which impact on their lives and
well-being

e Encourage residents to get involved and make it easy for them to do so

6. Communication is clear and easy to understand
¢ Information we provide is clear and easy to understand
e Our website is regularly updated, easy-to-navigate and information is easy to find
e We use a variety of ways to communicate with residents (both digital and non-digital)
taking account of their communication needs
e Always be honest even if it’s a difficult message

CROYDON

www.croydon.gov.uk




Project (Priority |Project & Desired Outcome Project Milestones/ Actions Due Date RAG Comments Relevant Consumer
no. Lead/Team Standard
WORKSTREAM 1 - KEEPING RESIDENTS SAFE
To ensure we have good quality, well maintained homes that are safe for tenants.
1.1 1|Project 1.1 — Asset Plan and Alignment and Sustainability Plan Head of Assets  [1.Update Stock Investment Plan reflecting the stock condition Jun-26 Stock Condition Surveys completed: 95%. Safety and Quality
survey data that has been collected. Standard
An accurate, up to date and evidenced understanding of the condition 2. Develop a sustainability plan Stock condition data uploads from Apex into NEC taking place and due to
of our homes with a well-planned investment programme that maintains 3. Review EPC position including data collection, be complete by the end of May 2026.
and enhances the quality of tenant’s homes. implementation of the NEC energy module and the impact of
programmed works. Savills have been procured to develop the Asset Management Plan. This
4. Review system to monitor Category 1 Hazard resolution. is due to be ready for DMT sign off by the start of May 2026.
Development of a sustainability plan due to begin in June 2026.
Review of the EPC position is underway and due to be complete by May
2026.
The methods used to monitor Category 1 Hazard resolution are being
reviewed.
1.2 1|Project 1.2 — Asset Audit and Assurance Head of Assets 1. Complete audits for all key areas. Ongoing Pennington Choices are conducting a Compliance Data Validation which |Safety and Quality
2. Implementation of compliance dashboards began in January and is due to be complete by the end of April 2026. Standard
LB of Croydon meets all legal requirements that relate to the H&S of 3. Auditing of heat metering regulations.
tenants, and all required actions from H&S assessments are carried out Gas compliance audit completed in November 2025.
within appropriate timescales.
Asbestos compliance audit completed in November 2025.
Electrical-domestic audit is underway and due to be published by the end
of February 2026.
The passenger lift audit began at the end of January 2026 and data is
currently being shared with them to review and request evidence.
Reporting on installation of smoke detectors and Carbon monoxide alarms
started December 2025.
1.3 1|Project 1.3 — Damp and Mould reactive/proactive management Damp and Mould |1. Adopt and maintain a proactive approach to identifying Jul-26 Project in place to proactively identify areas of high damp and mould Safety and Quality
Team buildings with high damp and mould prevalence. prevalence. Standard
LB of Croydon has appropriate measures in place to ensure we meet 2. Ensure that Croydon is ready to be compliant with Awaab's
the Decent Homes Standard in our homes and respond to instances of Law. Damp and Mould dashboard produced.
damp and mould quickly and effectively including the provisions of 3. Measure case referrals from the whole organisation and
Awaab’s Law. contractors to the Damp and Mould Team Compliance with Awaab's Law being monitored closely.
1.4 1|Project 1.4 — Repairs Service Improvement Head of Repairs |1. Oversight and development of repairs improvement plan Ongoing New Repairs Policy approved. Overdue repairs reviewed and addressed |Safety and Quality
2. Continue to drive service improvement plans with repairs monthly. Standard
A repairs service that provides effective, efficient and timely repairs for contractors
the homes and communal areas for which we are responsible. 3. Report on and resolve overdue repairs Reduction in overdue repairs 21% since June 25. Additional Team
4. Refine the plan deliver the backlog and reduce non-decency introduced and focused on reducing overdues/WIP.
Stronger client-side management introduced.
New approach to variations agreed. Reduced by 33%.
Repairs improvement plan being developed.
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To cultivate a strong culture thro

Project 2.1 — Customer Standards

Led by head of

WORKSTREAM 2 — RESIDENT RELATIONSHIP

1. Identify areas of the service which would benefit from service

out the organisation of fairness and respect, where we listen to residents, consider their diverse needs, and ensure they have the opportunity to influence the services we provide.

RSH and C1 compliance information developed in Knowledge Hub to
share standards across the directorate.

Residents co-designed service standards on estates. Being implemented
through Estate Services Photo Book.

Transparency
Influence and
Accountabillity

Working on ensuring that data from a variety of sources across the
Housing directorate is captured appropriately and maintained to improve
services for residents.

Process in place in Contact Centre to check vulnerability/additional needs
and capture data on NEC. Message on IVR for residents to advise call
handlers of special needs/protected characteristics. Contact Centre
updating resident contact details as part of call process

Transparency
Influence and
Accountabillity

CAP, involving [standards
Tenants have easy access to a range of co-designed service standards |all relevant 2. Consulting residents to inform the design of new standards
to enable them to hold the landlord service to account. teams and Ensure that standards are shared across the directorate and as
Resident part of the Induction for new staff
Involvement
2.2 1|Project 2.2 — Customer Information Change, 1. Data capture plan - review of how data is recorded and Ongoing
Assurance, maintained in line with GDPR
LB of Croydon has in place a range of methods for collecting and Performance and (2. Clarify a contact centre process for data capture and
updating tenant information, including protected characteristics, to Customer recording
enable the provision of fair and equitable landlord services Learning 3. Improve our assessment and record keeping of vulnerability
and additional needs - ensure this is communicated with
contractors where appropriate
4. Plan for how each division is adapting services to reflect
customer data and therefore residents' needs.
5. Review information sharing protocol (as part of the data
strategy)
6. Audit of the Customer data upload - continue to implement
improved processes and monitor the increase in yield of
customer data relating ta residents nratected characteristics and
23 1|Project 2.3 — Customer Learning & Tailoring Head of 1. Develop customer learning framework and feedback plan. Ongoing
Complaints and  |2. Ensure that the improvement journey in complaints continues |
A framework is in place to ensure we learn from resident experience, ~ |Change, and consider options for improving the management of Stage 2
including trends and themes from complaints, to improve services and |Assurance, and Head of Service queries.
feed this back to tenants. Performance and |3 Estate Inspection review of involvement and feedback -
Custqmer Improve the promotion and strengthen the application of the
Learning process of estate inspections, including the communal repairs
that arise.
4. Pursuing TPAS Accreditation for complaints.
24 2|Project 2.4 — Customer Engagement Resident 1. Review of Communication channels and the efficacy of each Ongoing
Involvement type in consultation with residents.
LB of Croydon has ensured that tenant’s views are sought, and full Manager 2. Develop an engagement map setting out which matters will

consideration given to this feedback, including in the setting of service
standards, and communicated back to tenants how their views have
been considered.

be considered by the different formal engagement bodies,
ensuring that the respecitve groups are proactively used to
shape and challenge services and policy development.

3. Promote reporting of issues and consider how to feedback
when action has been taken.

4. Develop the role of resident inspectors in monitoring and local
comms.

5. Forming the 'Influence Register' to communicate with
residents how their feedback has been considered and
outcomes.

5. Review of information provided to residents

6. Capture the impact of CIAP

7. Developing in -out text capability and its efficacy.

8. Identify learning from the tenants-without-contact project (no
repairs for 3 years)

9. Increase the diversity and range of residents who are
invovled in shaping services

Learning from Complaints Feedback form available for staff to:
Record lessons learned from complaints

Share improvements and actions taken

Communicate back to residents on what has changed due to their
feedback

Fortnightly Learning Meetings within divisions scheduled for early 2026.

Estate Walkabout Procedure being reviewed to enhance learning and
feedback to residents.

Transparency
Influence and
Accountabillity

Mapping of all formal resident engagement bodies commenced, defining
what issues go to each group to ensure residents can shape services and
challenge performance.

Roadshow Survey and Rent Survey feedback on communication channels
is being analysed.

Reporting by residents enhanced by QR codes on communications and
posters to facilitate easy reporting of issues on estates.

A review of Customer Influence and Assurance Panel is ongoing. It aims
to support development and ensure that the body's influence on the
service is clearly recorded.

A range of teams within the directorate have been met with to share the
influence register, this requires further embedding.

The tenants-without-contact project concluded that there are no identified
barriers in place to reporting repairs. Less than 0.5% of residents
contacted did not know how to report a repair. Concluded that carrying out
visits to residents who have been identified to have not reported a repair
in 3 years, twice a year from April, will help us to further validate our
findings. Residents are being consulted on a simplified reporting repairs
guide.

Transparency
Influence and
Accountabillity
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3.1 2|Project 3.1 — Utilising adapted properties effectively Head of Voids, 1. Consider treatment of adaptations within the asset Ongoing Group in place to assess properties for referral to Capital Team for Safety and Quality
Lettings and management and allocation/letting strategy adaptation. and Tenancy
LB of Croydon is maximising funding to adapt properties to tenant’s Major Adaptations|2. Ensure reporting is carried out on adaptations to Council Standards
needs and, whenever possible, letting adapted properties to tenants homes and applications rejected by the service (by type of Options appraisal undertaken by DMT. For those over £30k funding
who require that adaptation. adaptation). through DFG.
3. Report on and provide clearer predicted timescales for the
adaptation. Capital Team working with Allocations Team so that properties are
4. Communicate the referral and assessment process to all staff prepared for specific household.
who speak with residents to ensure clarity and efficiency.
5. Evidence that we are allocating homes in a way that is Currently three properties adapted for households currently in temporary
designed to meet specific needs. accommodation for 2026-27
6. Utilisation of DFG grants to supplement HRA funded projects
over 30k that are aimed to keep vulnerable people in their
3.2 1|Project 3.2 — Voids Head of Voids, 1. Implement the voids process improvement plan 30-Jan The current focus creating a structure within the team to enable us to Tenancy Standard
Lettings and manage our contractors. A project team is working on clearing a backlog
Improving efficiency in the voids process due to its impact on Housing Need |Major Adaptations of voids. Looking at the contractual potential for additional void
and prospective tenants. contractors to undertake this work.
3.3 2|Project 3.3 - Contact Centre efficiency Head of Change, [1. Ensure ease of access to all main contractors by contact Mar-26| Resident repair follow up calls now being taken by contractors. Tenancy Standard
Performance and |centre colleagues - review and address communication issues
Assurance and  |relating to contractors Weekly call-handling data provided by contractors. Significant reduction in
Contact Centre meets in-house performance indicators including Head of Contact |2 Ensure 100% of emails are picked up on day of receipt where outbound calls to contractors from CC (64% May 25 - 27% December 25).
resident satisfaction measures. Centre, Estates | possible.
a"d, 3. Review the reporting metrics of the contact centre Housing Online and caretaker requests being dealt with by CC within 24
Environmental hours.
Services
3.9 Project 3.9 — Sheltered Housing Review Director of 1. Carry out a review of sheltered housing with a full option Feb-26 The Sheltered Housing Review is now in final draft stage. This will be Safety and Quality
Housing appraisal as for future uses to include assessment of stock agreed in February 2026. and Tenancy
A review of Croydon’s Sheltered Housing Stock completed that ensures |Management condition and future liabilities to ensure quality of support Standards

it is fit for purpose for our elderly residents.

services
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WORKSTREAM 4 — Community and Safety

To ensure that our council housing estates are safe and clean, with space for children to play, where residents can have a sense of pride and feel they belong and where antisocial behaviour is not tolerated.

Project 4.1 — Creating thriving neighbourhoods Resident 1. Agree with residents what Wellbeing means locally (Feb) May-26 This approach supports the development of the Wellbeing Strategy Neighbourhood

Involvement 2. |dentify and set out resident-led priorities (March) alongside the ASB programme, ensuring a joined-up offer that maximises |and Community
A measurable strategy in place, developed with local residents, that Manager 3. Co-produce solutions and success measures (April) resources and recognises that preventing ASB and improving wellbeing, |Standard
promotes social, environmental and economic wellbeing. 4. Share resultswith residents, clearly showing what has safety and community confidence are interdependent.

changed (May).

4.2 2|Project 4.2 — Safe communities Housing 1. Record the programmed works and physical changes made Mar-26 Report on ASB, Hate Crimes and Domestic Abuse is being delivered to  |Neighbourhood
Management to estates to deter and prevent ASB so their efficacy can be the Housing Assurance Board in February 2026. and Community
A programme of activity, developed with residents, to help prevent ASB |Team measured and communicate this with residents. Standard
and promote better liaison between Housing Services and other 2. Audit of ASB follow-up within guidelines A draft edition of the corporate-wide anti-social behaviour policy has been
agencies, including the police. 3.Pilot of ASB patrol service published (Jan 2026) to residents for comment.
4. Consider how to increase the takeup of mediation at an
earlier stage ASB Patrol service pilot began on 15th December and will run for a 1 year
5. Report on the effective liaison between Housing and other period.
agencies involved in the management of ASB cases, including
the police. Requests from residents to enhance safety measures and deter ASB are
6. Create a clearer pathway to report ASB to Housing team. being consolidated and recorded.

Programmed works and physical changes are being measured for efficacy
and communicated to residents. More cameras installed in areas prone to
vandalism.

ASB contract review report has commenced to highlight for HOs,
residents that need regular contact.

Agreement in place with Mediation Services for mediation with police and
social workers etc.

ASB reporting made easier from October 25 through posters and
communication with reporting QR codes.

4.3 2|Project 4.3 — Safe Households Housing 1. Continue to progress our work on undertaking the Domestic Jun-26 A new Domestic Abuse policy for the landlord service was published on  [Neighbourhood
Management Abuse Housing Alliance (DAHA) Accreditation. 9th Jan 2026. Implementation to be picked up by the DAHA working and Community
Through Domestic Abuse Housing Alliance (DAHA) accreditation and | Team in 2. Closely monitor and report the number of domestic abuse group. Standard
monitored disclosures of domestic abuse cases increased safety of conjunction with |case conferences with the Family Justice Service (FJS) and
households in Council managed homes. Family Justice |Tenancy Services. Initial self-assessment for DAHA being carried out across the Housing
Service Directorate.
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5.1 1|Project 5.1 — Strategies and Policies Change, 1. Publish and implement the vulnerabilities and reasonable Ongoing The vulnerabilities and reasonable adjustments policy has been reviewed |All Consumer
Assurance, adjustments policy. by legal and is ready to progress to the DMT approval stage. Standards
Appropriate policies and strategies in place, reviewed, refreshed and Performance 2. Where appropriate, review policies to ensure that they include
influenced by tenants, that maximise the benefits to households in and Customer |information about the right to appeal decisions and how to The Domestic Abuse policy was published in January 2026.
Council managed homes. Learning request one.
3. Ensure that the Allocation policy reviews take place as A draft edition of the corporate-wide anti-social behaviour policy has been
scheduled and any learning is actioned. published (Jan 2026) to residents for comment.
4.Provide further detail in the succession policy about how
residents’ vulnerabilities will be considered. The Fire and Building Safety policy has been through a 1 year compliance
5. Adopt and communicate a clear policy for items-in-communal- review and is due to progress to DMT.
areas - and auditing actions.
6. Complete and implement the Domestic Abuse Policy. Tier 2 Safety Checks policy has been drafted and is under review by
7. Complete and implement the Anti-Social Behaviour policy. Subject Matter Experts.
Hate incidents will be included in this.
8. Complete all Tier 1 policies The Bad Debt and Write Off policy has been drafted.
9. Create Data strategy
The Aids and Adaptations policy and Leasehold Management policy are
under legal review.
The Tenants and Leaseholders Home Improvements Policy is under
review by Subject Matter Experts.
5.2 2|Project 5.2 — HAB Development Change, 1. Create a comprehensive induction programme for HAB Complete with Induction of HAB members completed. All Consumer
Assurance, 2. Create a comprehensive reporting schedule for HAB ongoing Standards
A Housing Assurance Board that is informed and provided with Performance 3. Support for DMT and clear channels of decision making monitoring First meeting of HAB 15/12/25. Lessons learned. Housing Improvement
comprehensive and up to date data to monitor, challenge and influence |and Customer Programme Tracker still in progress at the time of the first meeting but
service improvement on the Housing Landlord and Homelessness and |Learning available to HAB from Jan 2026.
Housing Needs services.
First Homelessness meeting 9th March 2026.
5.3 1|Project 5.3 — Performance Action Plan Change, 1. Review the performance dashboard for each governance Initial performance monitoring plan in place for HAB. This is to be adjusted|All Consumer
Assurance, group to ensure that there are clear lines of accountability and in light of comments from first meeting to ensure sufficient data on HIP Standards
A performance dashboard in place following review that is Performance assurance available to HAB to monitor/challenge progress.
comprehensive and focuses on the performance and matters that are |and Customer
important to tenants. Learning Overall review of performance dashboards for each governance body -
HAB/DMT/Steering Group etc. to begin in early 2026.
5.4 2|Project 5.4 — Joint Working Protocols Housing 1. Agree and design joint working protocols inlcuding but not May-26 An Access policy and procedure drafted with support from No Access All Consumer
Management limited to: Working Group. Currently under review. Standards
Enhanced cross-service working in place due to joint-working protocols |and Change, No access
agreed between the appropriate service. Assurance, Void management Contact Centre log repair requests from caretakers/HOs. Weekly repair
Performance ASB escalation meetings now in place for Tenancy/Estates teams to progress
and Customer |Repairs/Tenancy/Caretakers - estate management any outstanding repairs.
Learning Reporting wellbeing concerns
5.5 1|Project 5.5 — NEC Continuation NEC Team 1. Revise the priorities of the NEC implementation plan Ongoing The plan is being reviewed to ensure it aligns with the priorities of the All Consumer

An updated and effective NEC Housing Management IT System in
place following full implementation of appropriate modules, facilitating a
more data-driven Housing Service.

2. Complete roll out of all servicing modules (compliance)
3. Complete revised NEC implementation plan

Housing Improvement Programme.

Current focus on the completion of roll out and implementation of servicing
modules (compliance).

Renewed focus on planned maintenance and assets.

Recruitment is ongoing for a full team of permanent staff. New project
manager onboarded on 7th January.

Standards
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6.1

WORKSTREAM 6 — People and Culture

To ensure staff are well equipped and motivated to provide an efficient, effective and fair service to all residents

Project 6.1 — Staff Development

Staff in Housing services who are equipped to manage their roles
effectively and productively following the implementation of a planned
training and accreditation programme.

People and
Culture Lead

1. Develop a training and qualification register for appropriate
staff which is recorded centrally. What qualifications do and will
staff require? This includes fraud training and domestic abuse
awareness training.

2. Progress professionalisation agenda against timescales set
out in the incoming Competence and Conduct Standard.

3. Inducting new starters

4. Recruitment programme to transfer from interim to permanent
model

May-26

Identified need for a Training Needs analysis.

Paper with action plan on professionalisation agenda due to go to DMT in
January /February 2026.

Developed induction programme for new starters. New training delayed
due to restructures and recruitment drive. Relaunching in April 2026.

Restructures in landlord service complete. Recruitment programme (from
temp to perm) involves 150 and likely to take a year.

All Consumer
Standards

6.2

Project 6.2 — Restructures

Appropriate numbers of trained Housing Needs staff in place to improve
the Council’s early intervention and demand management procedures.

People and
Culture Lead

1. Complete the final restructure within the Housing service,
Housing Needs (Phase 2) to improve the Council's early
intervention and demand management.

Mar-26

Draft design principles are in place. Costing the proposals before going
out to consultation with staff. Aim is to complete consultation by the end of
March 2026.

All Consumer
Standards

Progress rating
Project is complete and will no longer be reported on.

s not on track but does have a plan to ensure it delivers the agreed
outcomes by committed deadlines.
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Croydon Council’s five-year Housing Strategy 2024-2029

Foreword
By Councillor Hale

Croydon is London’s largest borough, and our
ambition is to provide good housing services
and that residents should be able to live in
safe, secure, warm and dry homes.

Croydon Council’s five-year Housing Strategy 2024-2029
sets out how we intend to respond to the challenges we face
in ensuring that existing housing stock in both the private
and social housing sector is well-managed and safe and that
those facing genuine housing need are supported by the
council and the voluntary agencies it works with. In addition,
it presents a pathway as to how we can begin to address the
issues of housing supply in an environment where demand
for housing is ever increasing.

As a council, we recognise the need to improve our
performance in delivering better outcomes in the
management and condition of our own stock and through
the development of the Resident Charter we will work
closely with residents to achieve this. We are also conscious
of our role in driving up the quality of housing in the private
sector by working with Landlords and Property Agents and
where necessary using the powers we have to make sure
this happens. I also recognise the importance that Disabled
Facilities Grants have in allowing many of our elderly or
disabled residents to stay in their own homes.

The context in which the council delivers housing services
has changed a great deal in recent years as the financial
position in May 2022 along with a challenging economic
environment has meant that the pressures on our housing
services have reached unprecedented levels.

New legislation introduced by the Government following the
Grenfell Tower fire has given more responsibility to councils
to improve building and fire safety for both social and
private rented tenants. The Government has also introduced
legislation which requires local authorities to improve
conditions in social or private rented homes, particularly
regarding damp and mould following the tragic death of
Awaab Ishak. The increased cost-of-living and private sector
rents means the council is also seeing growing numbers of
residents needing support and emergency housing.

The demand for housing and homelessness services has
reached unprecedented levels and the council must focus our
available resources to protect the borough’s most vulnerable
people and deliver core services well. Achieving this will
require us to continue the wholescale transformation of

our housing services and our Strategy will create housing
services which listens to and empowers residents to do more
for themselves. Preventing homelessness at the earliest
opportunity will be an important and key ambition.

The council has spent too long disregarding the priorities of
residents and our Housing Strategy 2024-2029 will build on
our work to really listen to residents’ needs and transform
our housing services. We have co-designed our Residents’
Charter to make sure our tenants and leaseholders are
treated with respect and our services are designed with
residents’ needs at their heart.

Our Housing Strategy 2024-2029 sets out our ambition

to re-build and strengthen our relationship with partners,
including the voluntary sector and housing associations, and
bring more resources to the borough.

Access to safe, warm, and dry homes is key to ensuring our
residents live healthier lives for longer. Our Housing Strategy
2024-2029 puts our residents at the heart of our housing
services and sets out the council’s strategic priorities which
will both bring alive and go beyond this vision. My thanks

to everyone who responded to the recent Housing Strategy
consultation; your thoughts and views are invaluable to us
and have been carefully built into this Strategy.

With a reputation for ignoring residents and a legacy of
failure to invest in homes, Croydon housing is in a poor
state, and I do not underestimate the scale of the challenge.
This Strategy demonstrates our commitment to creating
sustainable services which support residents and provide the
decent housing which our residents deserve.

Councillor
! Lynne Hale
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Introduction
By Susmita Sen

In recent years, Croydon has fallen short in
delivering the excellent housing services that
our residents deserve.

This strategy sets out the council’s commitment to rebuild
trust within our community by listening and responding to
views about our services and providing or facilitating safe,
warm and dry homes for our residents as well as offering
solutions to those in housing need. Additionally, we will
work to foster stronger relationships amongst housing
providers including private sector landlords and housing
associations as well as develop stronger partnerships in the
voluntary and statutory sectors.

As a council, we are faced with multiple challenges

both locally and nationally. The cost-of-living situation

as well as the increasing unaffordability of the private
rented sector has heightened the demand for our housing
and homelessness services. We have re-organised our
services to ensure a much greater emphasis on the early
intervention and prevention of homelessness as required by
the Homelessness Reduction Act 2017 but like all London
councils, are faced with rising applications of those in
housing need.

The aftermath of the Grenfell tragedy and wider concerns
regarding the condition of social housing has led to the
Government introducing new legislation which places new
demands on councils and Social Housing Landlords.

The Fire Safety Act 2021, the Building Safety Act 2022 and
Social Housing (Regulation) Act 2023 (including Awaab’s
Law) introduces new requirements on Landlords to improve
living conditions and building and fire safety standards for
social tenants and homes.

In addition, the Renters (Reform) Bill will extend the Decent
Homes Standards to the private rented sector therefore
aiming to improve conditions for the 26% of households in
Croydon that rent their homes from private sector landlords
or agents.

Rising interest rates and subsequent increases to mortgage
repayments have meant higher rental costs for private
rented sector tenants making properties in Croydon
unaffordable to low-income households.

The subsequent pressures on our homelessness services
have led to increases in the number of residents placed in
emergency and temporary accommodation with many likely
to remain in this form of housing for years.

This also heightens our responsibility as a council to manage
our stock more effectively and maximise any opportunities
for new housing. Despite difficult economic circumstances, it
is beholden upon us, and our housing association partners to
be creative in facilitating new build opportunities and to set
a longer-term plan for delivering new housing that follows
on from our commitment to provide excellent new housing
for the residents of Regina Road.

Finally, I am absolutely determined that the commitments
we have made to Croydon tenants and leaseholders in the
Residents Charter (see page 10) also apply to all those who
seek housing advice and support and that we as a council
demonstrate our respect by engaging with residents of all
tenures as well as partner agencies to-deliver services that
truly serve the needs of our community.

By fulfilling the priorities set out in our Housing Strategy
2024-2029 over the next 5 years and beyond, we aim to
place residents at the centre of our services, truly listening to
them and ensuring access to appropriate housing. Through
collaboration, respect, and empowerment, we hope to build
a stronger, more inclusive community for all.

Susmita Sen
Corporate Director, Housing
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Local Context

The priorities and objectives within our Housing Strategy 2024-2029 are shaped
by the Mayor’s Business Plan 2022 and revised Local Plan 2019-2040.

MAYOR'S BUSINESS PLAN 2022-2026

HOUSING STRATEGY 2024-2029

ASSET
MANAGEMENT
STRATEGY

RESIDENT
ENGAGEMENT
STRATEGY

Our Housing Strategy provides the foundation for the
development of strategies including the Asset Management
Strategy, Resident Engagement Strategy and Homelessness
and Rough Sleeping strategy enabling the council to take

a forward-thinking, planned and proactive approach to
shaping the future of our housing service. In addition, cross
departmental strategies such as those dealing with anti-
social behaviour, corporate parenting or care experienced
young people are of similar importance.

The Housing Strategy 2024-2029 also provides the strategic
framework for the Housing Transformation Programme,
a programme of individual projects which aim to improve
and transform our housing services and deliver commitments
in the Mayoral Business Plan to establish good governance,
achieve financial sustainability and drive-up standards in
developing a more responsive and effective housing service.
The Housing Transformation Programme has identified

HOMELESSNESS
PREVENTION & ROUGH
SLEEPING STRATEGY

HOUSING
TRANSFORMATION
PROGRAMME

LOCAL PLAN
2019-2040

specific areas of our housing services, such as housing
needs, voids management and repairs service, which require
immediate improvement, whilst the Housing Strategy sets
out our longer-term ambitions.

The Mayor’s Business Plan 2022-2026, it’s linking strategies
and the Housing Transformation Programme have been
developed in response to the challenging context in which
the council delivers housing services.

In 2022, Croydon Council issued its third section 114 notice
due to the severe ongoing financial challenges facing the
authority, and the council’s inability to balance its budget
for 2023/2024 financial year. The notice meant that all new
non-essential spending was stopped, and a savings plan
was further developed across the council, including housing
services.

In response to the financial challenge, Croydon Council is
reliant on a Capitalisation Direction from the Department
of Levelling Up, Housing & Local Government and discussion
with the Government regarding a long-term solution to the
council’s debt.

In 2021, following the commission of an independent
report into conditions at Regina Road, a high-rise

council owned block, the Regulator of Social Housing
found the council to be in breach of the Regulator’s two
consumer standards: the Home Standard and the Tenant
Involvement & Empowerment Standard. In May 2021,

the council committed to improving its social housing and
landlord services and therefore provide a better service to
tenants and leaseholders through developing the Housing
Improvement Programme.

In December 2021, Croydon’s independent Housing
Improvement Board (HIB) was established to provide
evidenced, fair and honest feedback to the leadership of the
council’s progress in delivering the Housing Improvement
Programme. Since the election of the Mayor and the new
Cabinet in 2022, this advisory body has continued to play a
role in monitoring the delivery of the new administration’s
intent to improve services as outlined in the Transformation
Programme.
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Demographic context

Croydon is the most populous borough in London (census 2021) with approximately

390,800 residents across 152,900 households.

In terms of the national deprivation indices, Croydon is

the 18th poorest out of 33 London boroughs (DCLG and
Ordnance Survey (Crown Copyright)) and the 97th most
deprived local authority of 317 lower tier authority districts
in England.

The most deprived areas in Croydon under the domain
of health deprivation and disability are around the wards
of Waddon, West Thornton, Selhurst, Thornton Heath,
Addiscombe West, New Addington North.

Croydon is also the 24th most deprived out of 33 London
boroughs for indoor living environment (the proportion of
houses without central heating 2011) and the proportion

of houses that are in a poor condition 2015 (DCLG and
Ordnance Survey). According to the DCLG and Ordnance
Survey (Crown Copyright), the wider barriers to housing and
services also include household overcrowding, homelessness
and housing affordability.

Against this backdrop, average house prices were 11.88
times average earnings (Census 2021) suggesting barriers
for those wishing to pursue home ownership. Further, the
number of house sales in Croydon has been decreasing every
year from 2014 to 2020 (GLA Housing Sales, based on Land
Registry data, October 2022) meaning the availability of
homes is also problematic for those who can afford it.

In a borough which has one of the youngest populations
amongst all London councils the demand resultant from the
difficulties in accessing both affordable social housing and
home ownership opportunities is partially met by the Private
Sector (see page 11).

Nearly a quarter of Croydon’s population are aged 17 years
and under, with Croydon having the highest number of
0—19-year-olds in London pointing to the challenges we face
in terms of future housing supply.

Croydon also has an ageing population: since 2011 the
borough has seen a 19.6% growth in the number of residents
aged 65 years and over and this is now the second highest
in London. The most-recent Strategic Housing Market
Assessment suggests that the growing older population will
lead to an increase in requirements for specialist housing
solutions such as housing with support and care and care-
bed spaces.

The Census 2021 data also shows that 15.8% of residents
in Croydon identify themselves as disabled under the
Equality Act 2010. However, the Croydon Joint Strategic
Needs Assessment (JSNA) states that only 55.1% of adults
with learning disabilities and 32% of adults in contact

with mental health services live in stable and appropriate
accommodation, in comparison to the London averages of
77.5% and 61.0%.

32 LONDON BOROUGHS

]
-’

£36,347

18th highest median annual

income for full time workers.

The London median annual
income is £37,500 (2021).

18™ IN LONDON

ainle
= x!

14,120 (5.7%)

Percentage of 16-64
population out of work
on Jobseeker’s Allowance
or Universal Credit
(September 2022)

8™ IN LONDON

hhe

37.4%

of Local Super Output
areas in Croydon are in the
top 10% of deprived areas
in the Country.
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28.9%

Percentage of pupils in
state-funded nursery, primary,
secondary and special schools,
nonmaintained special schools
and pupil referral units (does not
include independent schools)
known to be eligible for free
school meals (January 2022).
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The Council’s strategic role in Housing

This strategy sets out the direction for housing related responsibilities and services
within the council and includes the following services.

Homelessness, rough sleeping and housing need

Housing allocations

Homelessness

As of January 2023, there were approximately 6,979
households on Croydon Council’s Housing Register which
represents an increase of 5.9% since January 2022.

The average wait time for a permanent offer of housing
between 2016 and 2021 was five years and 11 months with
one and two bedrooms subject to the most demand. Over
the next few years, it is anticipated that demand for housing
will continue to increase, raising challenges for the council in
terms of supplying the affordable and social housing that is
needed.

Over the period of the Strategy, the council will review its
Allocation Scheme which sets out the conditions which
determine an applicant’s priority for rehousing.

Between April 2021 and March 2022, 2,526 households
received a homelessness assessment from Croydon Council.
Over the last five years the numbers of residents housed in
temporary accommodation has seldom fallen below 2,000
and it is anticipated, by London Councils that these numbers
are likely to rise further. When benchmarked against other
London Boroughs, a proportionately higher number of those
assessed required rehousing in temporary accommodation.
The Homelessness Reduction Act 2017 placed new
requirements on councils in terms of working to prevent
homelessness occurring extending the duty to provide advice
to all those threatened with losing their home within 56
days. We recognise the destabilising impact that the loss of
a secure home can have on both families and single people
and over the course of this Housing Strategy, the council
will fully implement this new legislation beginning with a
re-organisation of the housing needs services to ensure it is
fit for purpose.

The prevention of homelessness will be a priority for the new
service, and we will seek to bring down the percentage of
those requiring a rehousing duty to London norms during the
period of this strategy.
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The Council’s strategic role in Housing continued...

Tackling the causes of homelessness

The changes we propose will adapt the service we provide
to work more effectively in tackling and preventing the
causes of homelessness such as domestic violence, drug
and alcohol problems and mental health. To achieve this
will require a greater emphasis on working with both the
statutory and voluntary sector as well as liaising effectively
with both Children’s and Adults’ Services.

Our Corporate Parenting and Care Leaver Strategy
outlines our key objectives to meet the needs of our

care experienced young people and this includes the
development of the Joint Housing and Children’s Social Care
Protocol for care experienced young people.

Within this partnership, we are developing an approach
towards the Joint Assessment of 16 to 17 year-olds facing
homelessness that is targeted at ensuring that young
people are accommodated. In doing so, this approach
reduces the negative impact of instability on mental health
and well-being associated with leaving care and provides
a smoother transition into adulthood for care experienced
young people.

We are also aware of the traumatising impact that
domestic violence can have on women and families and will
undertake to provide training for staff in all housing related
services. As part of this strategy, the council will review
how it supports homelessness and housing applications

for survivors of domestic violence as well as how it might
improve the quality of services for them.

Rough Sleeping

In Croydon, a total of 373 people were seen rough sleeping
between April 2022 and March 2023 which is higher than
any other outer London borough. The number of people
who were recorded rough sleeping represents an increase
of 22% in comparison to April 2019 to March 2020. Again,
projections made by London Councils point to probable
rises in rough sleeping over the next few years.

Although Croydon has a good performance in ensuring that
many rough sleepers do not face a ‘Second night out’ it is
also accepted there are some people who do not want to
change their lifestyle and who are regularly causing anti-
social behaviour on our streets.

Where this persists, our Rough Sleeping team will work
with the Safer Streets Partnership and be pro-active in
preventing recurrence. Rough sleeping should only be rare,
brief and non-recurrent.
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The Council’s strategic role in Housing continued...

Tenure in Croydon

The table below shows the proportion of more than 150,000
households by tenure type in Croydon.

26.0%

Private
sector

Social rent

17.9% ]

HOUSEHOLDS
BY TENURE
TYPE IN

CROYDON

" 24.2%

Owned
outright

31.9%

Owned with
mortgage, loan or
shared-ownership

Census 2021 data shows us that most households in LB
Croydon are one-person or two-person households (57.7%
of households). Approximately 18.2% of households in the
borough are 3-person households, and 24.1% of households
are 4+ persons.

Home Ownership

Over 56% of residents either own their homes outright or
are paying a mortgage.

The Strategic Housing Market Assessment 2019 shows
that people who are elderly or who have a long-term
health problem or disability are more likely to own their
homes outright than the general population. It is important
that these homes are adapted to meet the needs of those
with long-term health problems or disabilities to prevent
admission into supported housing, hospital, or residential
care.

Croydon’s ‘Staying Put Service’ helps people to remain living
independently in their own home, through the provision of
Disabled Facilities Grant (DFG) for adaptations, and Home
Investment Loans for essential repairs. It also provides

a Hospital Discharge Service to facilitate safe discharges,
as well as a Handyperson Service for minor work. In
2022/23, the council distributed over £3m of DFG funding
to the former and nearly £100,000 in loans for home
improvements.

Our Social Housing Partners

Over 27,000 homes (17.9% of homes) are provided by
the council and its Social Housing partners. The amount
of affordable housing provided has not increased as a
proportion of overall households over the last 10 years.

Nearly 14,000 properties are provided by Housing
Associations with the largest being London and Quadrant,
Hyde Housing, Clarion, Southern Housing and over 70
others, who make use of the council’s home choice register.
The council recognises that it needs to work with our
social housing partners to maximise the supply of good
quality affordable housing in the borough and to ensure a
consistent level of service across social housing tenures. To
improve joint working and communication, the council will
set up a social housing forum which will cover all aspects of
its relationship with housing associations.

Additionally, the council will make sure the Nomination
Agreements it holds with Housing Associations are
maintained.

Landlord to council homes tenants
and leaseholders

Croydon Council has 13,342 properties, which makes it the
largest social housing provider in the borough. The majority
of council owned homes are concentrated in the north and
east and its stock is relatively small when compared with
many other London councils. Of these properties, 52% are
flats, 36% are houses, 10% are maisonettes and 2% are
bungalows

As stated in section 3, the Housing Transformation
Programme sets out the council’s approach for tackling
identified weaknesses in service delivery in its council
homes.
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The Council’s strategic role in Housing continued...

Creating responsive housing services

Tenants who responded to our 2022/23 satisfaction survey

50% | 44%

said that landlord
services treated them
fairly and with respect.

were of the view that
the landlord services
were easy to deal with.

49%

44%

were satisfied that
communal areas
were clean and well-
maintained.

of residents surveyed
were satisfied with the
council’s approach to
anti-social behaviour.

This is not good enough and we are determined to improve
the quality of our services. We also recognise the need to
significantly improve our response to resident complaints.
Between April 2027 and March 2022, the council’'s housing
services received 770 complaints which is equivalent to
approximately 15 complaints a week with most of these
relating to the housing register, homelessness assessments
and repairs.

Tackling such issues are essential if the council is to comply
with the Social Housing Regulator’s Consumer Standards.

Stock condition

Croydon Council must address its ageing social housing
stock. A substantial number of the council’s social homes
were built in the 1930s and are often poorly insulated and
unsuitable for tenants with accessibility needs. The council
also owns 46 high-rise (seven storeys or more) residential
buildings many of which were built in the 1970s and require
improvements and repairs as well as implementing safety
standards set out in the Fire Safety Act.

Our performance indicators report that in March 2023,
42% of tenants were satisfied with the quality of the repairs
service, some way behind the 58% average reported in the
National Resident Survey for the Social Housing Quality
report carried out in 2020 by the Government.

As of March 2022, 0.13% of the council’s social homes

do not meet the Government's Decent Homes Standard.
Although this figure is significantly below the London
average of 9%, our stock condition survey data would
suggest that the number of council social homes not

likely to meet the Decent Homes Standard is higher. In
addition, Office for National Statistics data indicates that
the average energy efficiency of Croydon's social homes is
Energy Performance Certificate Band C. (A being the most
efficient, G the least).

The Asset Management Strategy 2024-2029 sets out our
long-term approach to managing and regenerating our
housing stock effectively and safely.

This will include an assessment of 13 LPS (Large Panel
System) blocks where there are concerns about the long-
term viability of this housing.

Residents Charter

Following the findings of the independent report at Regina
Road (see page 5), tenants and leaseholders developed the”
Residents Charter” which outlined the principles by which
the council should deliver housing services to residents,
tenants, and leaseholders.

The Charter was developed and agreed by the Executive
Mayor in June 2022. The charter’s principles which
emphasis respect, transparency and responsiveness are
fully set out in the Resident Engagement Strategy and are
fundamental not only to improvements in Landlord services
but across all of our housing services.

10
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The Council’s strategic role in Housing continued...

Regulation of the Private Sector

Our strategy recognises that a healthy private rented sector
plays a vital role in providing good homes and we will seek
to work and support the many responsible landlords within
our community.

Recent legislation including the Renters Reform Bill
demonstrates the Government’s intention to give councils a
pivotal role in maintaining standards in the private sector.
Nationally, the number of private rental properties has
doubled since 2004 and in Croydon now accounts for up to
26% of all tenure types according to Census 2021 data.

The Private rented sector is unaffordable to many Croydon
residents, and this is increasing the demand for social
homes and the pressure on the homelessness services. Rents
in the sector are increasing with Croydon’s average annual
increase standing at 9.7% compared with the London
average of 12% making it a target for other boroughs
seeking to procure temporary accommodation.

In 2019, the council had amongst the highest number of
evictions from the Private Sector in London and in 2021-
22, 284 evictions took place in Croydon under Section 21
proceedings. With the delays in implementing legislation
designed to reverse no fault evictions the council will
continue to monitor the impact this has on homelessness
applications.

In September 2019, Croydon Council commissioned a stock
condition survey of the borough’s private rental properties.
The private housing stock condition and stressors report
supported the assumption that poor housing conditions
are prevalent in this sector, which the report estimated to
consist of 58,000 households.

The report estimated that 23.7% of properties in the private
sector had at least one serious hazard and in addition 27%
have an E, F or G rating, the three lowest ratings within
the Energy Performance Certificate system. Moreover,

the report suggests that the private rented sector also
faces issues with anti-social behaviour; between 2015

and 2019, 7,277 properties reported at least one ASB
incident resulting in 15,746 council investigations having
been conducted. The report estimated the wider resource
required by the council to successfully intervene in the
sector.

In the same period the council made 12,172 interventions
in the Private Rental Sector with 1,307 housing and public
health statutory notices being served on non-compliant
Landlords. The Council will explore options to tackle ASB

in the private rented sector in liaison with the Community
Safety team and look at ways of tackling ASB in the private
rental sector.

Houses in Multiple Occupation (HMOs) house some of the
more vulnerable Croydon residents as this is amongst the
most affordable accommodation available. The borough has
over 800 HMOs that have been issued a mandatory licence.
Further modelling estimates that there are in excess of
3,000 unlicenced HMOs in each of the two categories;
(section 254 — with one or more shared facilities and section
257 — certain self-contained flats)

It is the Private Rental Sector where some of the worst
conditions, fuel poverty and irresponsible landlord behaviour
can be found, along with high levels of deprivation, disrepair
and anti-social behaviour. These issues can combine to
adversely affect the health, safety and mental wellbeing

of residents living in such conditions. It also impacts
educational and employment outcomes for affected tenants.

To respond to this the council will use a data driven
approach and make the best use of its powers to improve
the Borough’s Private Rental Stock. This includes a
commitment to consult on options for the introduction of a
landlord licensing scheme on either a boroughwide basis or
in targeted areas of the borough.

We will explore ways to support leaseholders in private
buildings with concerns about fire safety, including work
with partners to ensure Freeholders meet their fire safety
responsibilities.

1
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The Council’s strategic role in Housing continued...

Facilitating the supply of new housing and
managing our stock effectively

London Mayoral targets

The London Mayor has set housing targets for the delivery
of 522,870 new homes between 2019/20 and 2028/29.

In Croydon, the target for this period is to deliver 20,709
homes. By 2021/22, 5,965 homes had been delivered and
the 5-year housing supply estimate produced in March 2023
projects the building of a further 11,893 units between April
2022 and March 2027 which puts the Borough on course to
meet this target.

An analysis of tenure breakdown of new stock between
2020 and 2022 shows the following:

Market for sale 3,400

Affordable homes 703

Delivery of affordable and social housing
by the Council and its housing association
partners

At this time the council’s financial position as well as the
difficult national environment places restrictions on its role
in providing the new affordable and social housing that
the borough needs. In addition, the dissolution of ‘Brick by
Brick’ makes it necessary for the council to reconsider how
it will facilitate the supply of affordable accommodation.

In doing so, it will play a full part in setting a strategic
direction which encourages local housing providers

to engage in opportunities to increase their stock and
provide the affordable and social housing that is needed.
Additionally, it will not miss opportunities to plan or
purchase land for future development in the area if this is
financially prudent, and with our partners will set out a
long-term vision for providing the affordable homes that
our residents need.

We will develop a Regeneration and New Homes Strategy
that will set out our approach to housing supply following
the delivery of the Regina Road project. This will not only
shape the vision to boost newbuild supply by partners
and council delivery but will also set out a rationale that
embraces building safety, fire safety and the ongoing
investment in existing housing.

Set out below are measures the council will take to increase
supply within the existing stock.

Increasing Supply through more effective
management.

¢ We will continue to improve upon our performance
on reservicing void properties and in doing so identify
properties (usually large street properties) for
investment or disposal if not economic to pursue.

* Identify properties for extension/conversion or “knock
throughs” to provide family accommodation.

¢ Incentives and support for those who are under-
occupying their properties and wish to find smaller
accommodation.

* Tenancy Audits to ensure that tenants are living in
homes and support for vulnerable residents to sustain
tenancies.

The council has a key role to play in articulating the
borough’s housing needs, shaping development delivery
plans and working with the GLA and planning authority
to support the types of homes that are needed. As set
out in the table below, we will work with partner Housing
Associations to facilitate the delivery of new affordable
and social homes and where viable deliver these homes
ourselves as we have shown in our commitment to the
regeneration of Regina Road.
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The Council’s strategic role in Housing continued...

Supplying new housing for residents

* We will rehouse the residents of Regina Road in excellent new
build housing.

* The council through the Asset Management Plan and the Housing
Regeneration Strategy will consider options for investment,
development or sale of HRA assets and land subject to financial
viability and stakeholder consultation.

* We will include a review of all the council estates and identify land
suitable for new build development and then carry out feasibility
work should there be agreement to proceed further. Land holdings
and surplus to requirement garages or estate facilities will be
considered within the scope of our strategy.

* We will purchase homes including buyback schemes of former
right to buy properties and open market purchases.

* Where viable, the council will deliver schemes across all tenures
but with an emphasis on providing socially rented housing.

* The council will also work with those locally based housing
associations of sufficient scale who have a record of building a
range of social and affordable rented units as well as providing
shared ownership opportunities. Where a possible scheme has
been identified an appraisal process will determine whether this is
best delivered by the council or a Housing Association partner.

* We will maximise provision of accommodation through Section
106 planning obligations which commits developers who build
more than 10 homes to an affordable target of 50% of new homes
with 60% being social rent and 40% intermediate subject to the
financial viability of the scheme.

* We will carry out an option appraisal of sheltered housing
accommodation.

The Strategic Housing Market Assessment (SHMA)
2019 has determined the type of housing needed in the
borough until 2029, including affordable rented homes,
affordable ownership housing, and market (private)
housing.

The SHMA 2019 indicates that of the affordable
housing built the majority should be two-bed and
three bed properties (50% and 20% respectively).

It further determines that of the market housing
developed, the majority should also be two-bed

and three-bed properties (45% and 20% respectively).
The SHMA is currently being updated and will be
available in early 2024.

Tackling the Climate Crisis

In 2019 the council declared a Climate Emergency and
committed itself to playing as full a role as possible in
tackling the climate crisis.

Subject to the availability of budget and grant funding
(and we are determined to maximise our access to the
latter), this strategy commits us to work to improve
the energy efficiency of our council housing stock and
private homes in our borough, as one part of a wider
council contribution to the meeting of our net zero
objectives.
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Working with our residents and our partners

to establish the council’s vision

Working with residents

Croydon Council’s housing services are undergoing
significant transformation to allow us to improve the
experience of residents, tenants, and leaseholders.

It is important that all residents are involved in determining
the vision (what the service should look like) and mission
(what we need to do to get there) of the services that they
receive, and so 20 engagement sessions across 20 localities
were held with residents across the borough including the
following groups:

e Council tenants and leaseholders

¢ Council tenants in temporary accommodation
and hostel accommodation

¢ Children and young people including care experienced
young people

e Voluntary and community sector partners

¢ Council staff

e Croydon councillors and the Executive Mayor

e Croydon’s Independent Housing Improvement Board

The sessions determined the following vision and mission,
as well as key actions to delivering these goals:

Vision:
Creating great homes, places, and communities to
enhance life opportunities

Mission:

Working with residents, partners, and businesses to
provide safe and warm homes in thriving, sustainable
and inclusive communities.

Our Vision and Mission will be at the heart of all that we
do, and we expect both our staff and our partners to work
towards these goals.

Part of our work to improve the quality of Private Rental
Homes involves empowering our Private Rental Sector
residents to be able to demand improvements themselves.

In order to improve our engagement with tenants in the
Private Rental Sector we will use our engagement on
landlord licensing to establish a Private Renters Forum. Once
this is up and running we will work with the forum to develop
a Private Renters Charter.
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Our five priorities

PRIORITY ONE

Listen to our residents and provide good housing services.

This will include

* Working with residents across tenures and using their lived
experience, to transform their housing service and develop
easy to access, modern housing services that prioritise
residents.

e Transforming our Housing Needs service to ensure a

responsive and tailored approach to tackling homelessness.

* Embedding the commitments made to Croydon tenants
and leaseholders in the Residents Charter and extending
these principles to all those who receive a housing service
from the council.

* We need to continuously improve upon the responsive
support we provide to residents living in poor quality
Private Sector accommodation using our statutory powers
where necessary.

* Delivering major improvements in customer service
for council tenants and leaseholders so as to meet the
Regulator of Housing’s consumer standards.

* Maintaining our commitments to consult with residents in
the forthcoming regeneration of Regina Road.

Why is this important?

* Residents should be able to access, modern housing
services which have our residents at the heart of
service delivery.

* We aim to provide a variety of ways to hear
resident voices and encourage involvement in service
development.

* We are committed to creating inclusive communities
and neighbourhoods which are safe and attractive
places to live.

* We need to tackle poor conditions within the Private
Sector caused by bad landlords.

* We need to transform the quality of service provided
to Croydon’s tenants and leaseholders.

e Residents, tenants, and leaseholders should be kept
informed through clear, honest, and accessible
communication throughout their interactions with the
council.
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Croydon Council’s five-year Housing Strategy 2024-2029

Our five priorities

PRIORITY TWO

Work with our partners, residents and landlords to ensure that homes
in the borough are safe, secure and energy efficient.

This will include

* A recognition that residents across all tenures want safe,
secure, warm accommodation, free from mould and leaks,
and want their voices listened to when decisions that affect
them are being taken.

e Our Asset Management strategy will set out how we plan
to maintain the condition of Croydon Council’s housing
stock including our LPS blocks.

* We will produce an investment plan for the longer term
that enables us to meet the Regulator of Social Housing’s
Decent Homes Standard.

* We will ensure robust contract management of our newly
established repairs, heating, and voids contracts.

* We will prioritise resident safety by continuously reviewing
the compliance of our social and privately rented homes
with the Fire Safety Act 2021 and Building Safety Act
2022.

* We will explore ways to support leaseholders in private
buildings with concerns about fire safety and high service
charges, including work with partners to ensure freeholders
meet their fire safety responsibilities.

* Where possible, we will reduce the reliance on the use
of temporary accommodation and carry out a borough-
wide audit of these properties to assess their safety and
suitability.

* We will support landlords and property agents to ensure
private rented sector homes are safe, energy efficient, and
meet wider regulatory standards.

* Where necessary, we will enforce policies to tackle the
cumulative impact of poor landlord management of houses
in multiple occupation and will increase the number of
those that are licensed.

* We will consult on options for the introduction of a
landlord licensing scheme on either a borough-wide basis
or in targeted areas of the borough.

* We will continue to be committed to the council’s
sustainability objectives as well as committing to Croydon’s
climate action plan.

* We will adopt a “joined-up approach” for our services and
work with other council services such as waste collection,
grass cutting, anti-social behaviour and street lighting to
ensure seamless service provision.

Why is this important?

* We need to strive to ensure that homes in both the
private and social housing sector are warm, safe and
dry across all tenures.

e Improves the quality of our council housing stock and
lowers our maintenance costs.

e Ensures that properties in the social and private sector
meet the revised decent homes standards and provide
excellent core services in areas such as waste control
and reacting to anti-social behaviour.

* High quality responsive repairs and planned
maintenance services for tenants and leaseholders
which ‘get it right first time’.
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Croydon Council’s five-year Housing Strategy 2024-2029

Our five priorities

PRIORITY THREE

Enable people to lead healthy and independent lives in their homes and communities.

This will include

* Enabling residents to remain in their own homes by
effectively distributing Disabled Facilities Grant and
Home Improvement Loans to assist elderly and disabled
people and to ensure the signposting of all residents to the
support services they require.

* To tailor all of our housing related services towards
preventing the causes of homelessness such as domestic

violence, drugs and alcohol abuse and mental health issues.

* As a council, we will take a pro-active approach towards
tenancy sustainment across all tenures and work closely
with Social Services to identify those who are vulnerable in
our community.

* We will work closely with Children’s Social Care and cross
directorate colleagues and partners to ensure a robust
development of housing options for young adults leaving
care and deliver the commitments made in the Joint
Working protocol with Children’s Services.

* We will tackle those who cause anti-social behaviour
in our community whether they are in private sector or
social housing and provide support to the victims of such
behaviour.

* Supporting those who are rough sleeping and delivering
on the commitment that nobody should have to spend a
“second night out”.

* Seek secure housing options for vulnerable residents,
including older people, and residents with additional needs
and disabilities, which support their independence.

* A review of how we prioritise homelessness and housing
applications from survivors of domestic violence and
improve the availability of priority housing for them.

Why is this important?

* We need more housing for older people including
housing with care and support.

* We need to assist elderly or disabled people to stay in
their homes.

* Homelessness can have a destabilising impact on the
education prospects and life chances of young people.

¢ We need to tackle the causes of homelessness at the
earliest stage to prevent it occurring.

e Support care experienced young people and families
assessed as vulnerable into appropriate housing.

* Prevent homelessness and rough sleeping occurring in
our community.
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Croydon Council’s five-year Housing Strategy 2024-2029

Our five priorities

PRIORITY FOUR

Maintain the supply of affordable homes that meet the diverse needs of residents in croydon.

This will include

* We will develop a Regeneration & New Homes Programme
which will set the strategic vision for borough-wide
regeneration.

* Make the best use of housing assets, including vacant
properties, to secure housing options that are affordable
to our residents.

* Developing the skills and resources within the council
to maintain the supply of affordable homes.

e Strengthen relationships with our affordable housing
providers including housing associations, developers,
and investors.

e Enabling the development and delivery of the Local Plan
2019-2040 to ensure homes built in the borough meet
residents’ needs.

* Providing for genuinely affordable homes, including those
for residents reliant on Local Housing Allowance and
Universal Credit to meet all or part of their housing costs.

* Effectively managing our supply of properties to minimise
wait times and improve the customer experience.

* Delivering high quality housing for residents at Regina
Road.

Why is this important?

e It is important that new developments include
genuinely affordable homes. Our projections show that
there are insufficient affordable homes to house those
on the housing register and that the supply of housing
needs to increase.

* Our Regeneration and New Homes programme will
ensure that our housing stock including our high-rise
blocks, are safe, fit-for-purpose and meet our net-zero
targets which are detailed in the Council’s Carbon
Neutral Action Plan.

* We need to work with our partners in the housing
association sector to facilitate the supply of new
housing.

* The younger age profile of our population means that
we need a long-term strategy for delivering more
homes.
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Croydon Council’s five-year Housing Strategy 2024-2029

Our five priorities

PRIORITY FIVE

Work with our partners and the local community to make the best use of resources
and manage the demand for housing related services.

This will include

e Strengthen collaboration with statutory, community,
and voluntary sector partners to improve resident
access to housing services.

e Set up a forum to develop effective links with housing
associations in the borough.

* Consulting widely on our services to obtain cross
community feedback and establish new links in the
community.

* Encouraging the development of tenant and resident
organisations in Croydon Council stock.

e Establishing a Private Renters’ Forum and development
of a Charter for Private Renters.

e Leading on the running of the Landlords’ Forum with

a view to improving conditions in the private sector.

e Liase with Community and Voluntary Partners to set

up networks of communication.

¢ Ensuring that Croydon’s commissioned partners deliver

social value and provide opportunities for Croydon
residents.

e Supporting voluntary, community and faith sector in bids

to bring more funding and resources into the borough.

Why is this important?

* A better knowledge of our community will enable us
to target our resources more successfully.

* A joined-up approach between the council and the
voluntary sector provides better value for money and
increases the chances of bringing more resources
into the borough.

* Effective ligison is necessary to restore confidence in
the community.
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Croydon Council’s five-year Housing Strategy 2024-2029

Delivering the strategy

Our Housing Strategy 2024-2029 will be

underpinned by a Delivery Plan which will detail

the key actions and milestones to be achieved
by 2029 to ensure our strategic priorities and
objectives are delivered.

The key milestones will be SMART (specific, measurable,
achievable, relevant, and time-bound) and reviewed as
part of our Housing Transformation Programme. The
key milestones will align with the council’s existing key
performance indicators, including the Tenant Satisfaction
Measures and our performance against the Regulator of
Social Housing’s Consumer Standards.

The strategic priorities and objectives of our Housing
Strategy will be reviewed against imminent changes to
legislation including the revised Consumer Standards by
the Regulator of Social Housing and the revised Decent
Homes Standards.
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