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Introduction
 

On 10 January 2012, the Secretary of State for 
Transport announced that the Government had 
decided to proceed with plans to build a new 
high speed rail line (referred to in the rest of this 
document as ‘HS2’) and that it would be built in 
two phases. 

Phase one is from London Euston to the 
West Midlands (with a new station in central 
Birmingham). This first phase will include a 
connection to High Speed One in London and 
to the existing West Coast Main Line north of 
Lichfield. Phase two will extend the high speed 
rail line to both Manchester and Leeds. This 
second phase will include stations in the East 
Midlands and South Yorkshire, a direct link to 
Heathrow Airport and further connections to 
the existing West and East Coast Main Lines. 

High Speed Two Ltd (abbreviated to ‘HS2 Ltd’ 
in this document), a company owned by the 
Department for Transport (DfT), is now 
proceeding with further design work and 
environmental impact assessment of the 
London to West Midlands phase with a view to 
seeking legal powers to build Phase 1 of the 
network via a hybrid bill. It is anticipated that 
this will be put before Parliament by the end of 
2013. If authorised, construction of this first 
phase would then begin around 2017, with the 
line expected to open in 2026. Phase 2 of the 
network will follow a later timetable, starting 
with an initial route proposal, expected to be 
announced late in 2012. With certain 

exceptions1, this safeguarding consultation 
relates to Phase 1. 

In order to protect the planned railway corridor 
from conflicting development before 
construction starts, the Government is 
proposing to safeguard the London to West 
Midlands route using safeguarding directions, 
which are an established tool of the planning 
system designed for this purpose. Safeguarding 
aims to ensure that new developments along 
the route do not impact on the ability to build or 
operate HS2 or lead to excessive additional 
costs. Safeguarding directions, if adopted, will 
be issued to Local Planning Authorities (LPAs), 
by the Secretary of State for Transport. LPAs 
will then need to consult HS2 Ltd with regard to 
planning applications in the safeguarded 
corridor along the HS2 route before granting 
consent. 

In order to inform the Secretary of State’s 
decisions on safeguarding, we are conducting 
this consultation to seek views from relevant 
LPAs, other key stakeholders and other 
interested parties. It is primarily aimed at LPAs 
who will be aware of relevant planning issues 
in their areas, and to whom the directions will 
apply. 

1	� Land required for elements of Phase 2 has only 
been included in this safeguarding exercise where 
this requirement has already been published and 
the land overlaps or is closely linked with land to 
be safeguarded for Phase 1, so that it is 
reasonable and proportionate to include this land. 
Such cases are highlighted in the explanatory 
notes for the maps where relevant. It is anticipated 
that Phase 2 would be subject to separate 
safeguarding directions at a later date. 
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High Speed Two: Safeguarding for London–West Midlands 

The Department for Transport is also running, in 
parallel, a separate Property and Compensation 
Consultation on a package of measures to help 
individuals and businesses near the HS2 
London to West Midlands route. 

This consultation focuses on the proposed 
safeguarded directions and the planning 
aspects of the safeguarded area. It sets out 
our current views on the necessary land 
required in this respect. 

Those who are particularly interested in 
the effects that safeguarding might have 
on individual properties in terms of 
compensation for any blight should 
participate in the property and 
compensation consultation, which is 
more directly relevant to these issues. 

You can find details of that consultation via 
the following link: 
http://highspeedrail.dft.gov.uk/ 
consultations/property-and-compensation-
london-west-midlands 

Subject to the outcome of the consultation, it is 
the Government’s intention that safeguarding 
directions for HS2 London to West Midlands 
should be in place by Spring 2013. 
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	Safeguarding proposal
 

1.1	 The development of large scale 
infrastructure, such as roads or 
railways, takes a long time. To protect 
the proposed alignment of a road or 
railway from conflicting development, 
the Secretary of State for Transport 
can issue a direction, known as a 
Safeguarding Direction, under Articles 
16(4) and 25(1) of the Town and 
Country Planning (Development 
Management Procedure) (England) 
Order 2010. 

1.2	 The Secretary of State for Transport 
proposes to issue safeguarding 
directions to protect the HS2 London 
to West Midlands route. The aim of 
this measure is to ensure that new 
developments along this route do not 
affect the ability to build or operate 
HS2 or lead to excessive additional 
costs. Our current view is that 
safeguarding is likely to be the best 
way of achieving this, though we will 
also consider alternative approaches if 
respondents propose them. 

1.3	 This consultation presents draft 
directions, draft guidance on the 
directions, plans outlining the land to 
be safeguarded, and explanatory 
notes for those plans. This 
consultation is primarily aimed at Local 
Planning Authorities (LPAs) who will be 
aware of relevant planning issues in 
their areas, and to whom the directions 
would apply. 

1.4	
 However, we recognise that others 
may have useful contributions to make 
or a specific interest in safeguarding, 
for example because the safeguarded 
area sets the geographic limits to 
which the statutory blight and 
compensation regime apply and to this 
extent safeguarding is linked to the 
wider compensation package. The DfT 
is also running, in parallel with this 
exercise, a separate Property and 
Compensation Consultation on a 
package of measures to help 
individuals and businesses near the 
HS2 London to West Midlands route. 

This consultation focuses on the proposed 
safeguarded directions and the planning 
aspects of the safeguarded area. It sets out 
our current views on the necessary land 
required in this respect. 

 Those who are particularly interested in 
the effects that safeguarding might have 
on individual properties in terms of 
compensation for any blight should  
participate in the Pr operty and 
Compensation Consultation, which is 
more directly relevant to these issues. 

You can find details of that consultation via  
the following link:    
http://highspeedrail.dft.gov.uk/consultations/ 
property-and-compensation-london-west-
midlands  
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High Speed Two: Safeguarding for London–West Midlands 

Safeguarding Directions 
and Plans 

1.5	 The safeguarding directions, if 
adopted, will be issued to LPAs by the 
Secretary of State for Transport. Those 
LPAs will then be required to consult 
with HS2 Ltd when determining 
planning applications for land within 
the limits shown on the safeguarding 
plans attached to the directions, 
except where that type of application 
is exempted. 

1.6	 In broad terms, applications are 
exempt from the requirement for LPAs 
to consult where the land in question 
is subject only to ‘sub-surface 
safeguarding’ and where the proposed 
development does not extend 
beneath ground level. Sub-surface 
safeguarding is typically used in 
locations where HS2 is planned to be 
in a bored tunnel. This land is shown 
on the plans as being inside the red 
safeguarding limit, but unshaded. 
Where, in contrast, HS2 Ltd needs to 
safeguard the land at the surface as 
well as the subsoil, this is shown on 
the plans with grey shading (also inside 
the red limit). In this way we have 
sought to limit the impact on property 
owners’ ability to develop land and 
also to limit the requirement on LPAs 
to consult. 

1.7	 When HS2 Ltd is consulted on a 
planning application it can: 

zzOffer a ‘no objection’ response; 

zzRecommend that, if planning 
permission is to be approved, that 
approval should be subject to the 

imposition of appropriate planning 
conditions; or 

zzRecommend that the application 
be r efused. 

1.8	 Where HS2 Ltd has not responded 
within 21 days of being consulted by 
a LP A on a planning application, the 
LPA may proceed to determine that 
application. Where HS2 Ltd has 
responded, the LPA will not be bound 
by that recommendation. However, if it 
does not accept the recommendation, 
it will be required to notify the 
Secretary of State for Transport of 
its intentions.  

1.9	 The Secretary of State can within 21 
days then either notify the LPA that he 
has no objections to permission being 
granted on the application, or issue a 
direction restricting the granting of 
planning permission for that planning 
application. Where the Secretary of 
State takes no such action, the LPA 
may proceed to determine the 
application. 

1.10	 As set out above, the draft 
safeguarding directions propose that 
HS2 Ltd should be consulted by LPAs 
on most planning applications within 
the safeguarding area, with only limited 
exemptions. This would allow HS2 Ltd 
to identify those planning applications 
on which it considers it necessary to 
make representations prior to their 
determination by the LPA. Comments 
would be welcome from LPAs on 
whether they consider this approach is 
appropriate or whether it should be 
altered, for instance, to increase the 
number of planning application types 
that are exempt from this process. 
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1.11	 Further detail on the process and 
implications for LPAs is provided in the 
draft Guidance at Annex B. 

Questions: 

1.  Do you agree with the proposal to 

safeguard, and the content of the 

proposed safeguarding directions (Annex 

A)? If not, please explain why.
�

2.  Do you agree with the content of the 

guidance for Local Planning Authorities 

on the directions (Annex B)? If not, 

please explain why.
�

1.12	 The draft safeguarding plans set out 
the geographical coverage of the 
safeguarding directions, including 
whether the land at the surface is 
included, or whether it relates to the 
subsoil only. The reasons for this 
differentiation are explained above. 
The plans ar e available on the HS2 Ltd 
consultation website via the following 
link (an explanatory note has been 
provided to explain why certain areas 
of land have been included in the draft 
plans): http://highspeedrail.dft.gov.uk/ 
consultations/safeguarding 

1.13	 The  land  in  question  has  been 
identified  by  HS2  Ltd  as  being  land 
which  is  of  significance  to  the  plans  to 
build  or  operate  HS2.  HS2  Ltd 
therefore  wishes  to  be  consulted  by 
LPAs  if  planning  permission  is  sought 
for  new  developments  on  this  land.  The 
primary  consideration  in  identifying  the 
land  to  be  included  in  the  draft  plans  is 
whether  a  proposal  to  develop  the  land 
for  a  different  purpose  could  affect  the 
ability  to  build  or  operate  HS2. 

1.14	 The nature of safeguarding is that, 
in or der to achieve its purpose of 
protecting the rail corridor during the 
development phase, it needs to be put 
in place before detailed design work 
and construction planning has been 
finalised. We have therefore based our 
safeguarding plans on the best current 
estimate of what land will be needed, 
drawing on the current level of 
engineering design and construction 
planning, and using the professional 
judgement of HS2 Ltd’s engineering 
and planning teams. 

1.15	 The  safeguarding  boundary  is  not  the 
same  as  a  future  required  acquisition 
zone  or  compulsory  purchase 
boundary,  which  has  not  yet  been 
identified  (compulsory  purchase 
powers  will  be  sought  in  the  proposed 
hybrid  bill  and  are  not  expected  to  be 
available  before  2015  at  the  earliest). 
Although  there  is  likely  to  be 
considerable  overlap  between  the 
shaded  sections  in  the  safeguarded 
area  (where  HS2  Ltd  needs  to 
safeguard  land  at  the  surface)  and  the 
land  that  will  in  future  need  to  be 
acquired  for  HS2,  it  cannot  be 
discounted  that  land  outside  the 
safeguarding  boundary  may  ultimately 
need  to  be  acquired  to  build  and 
operate  HS2,  and  land  within  the 
boundary  may  turn  out  not  to  be 
required.  The  parallel  Property  and 
Compensation  Consultation  (see  box 
on  page  4)  explains  this  relationship 
in  more  detail  and  contains  some 
proposals  to  provide  greater  clarity 
for  property  owners. 

1.16	 The explanatory notes provided 
alongside the draft plans set out the 
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considerations behind specific 
mapping proposals. The draft 
safeguarding plans are based on an 
initial 120m corridor (60m either side of 
the centreline of the proposed railway), 
which reflects HS2 Ltd’s present 
judgement of its typical safeguarding 
requirements where no particular 
engineering and planning 
considerations arise. HS2 Ltd then 
adjusted this to reflect specific 
requirements where that was felt 
appropriate. The explanatory notes 
indicate where the draft safeguarding 
area diverges from the core 120m 
corridor – for example, where 
additional land has been included 
because of the likelihood that a road 
diversion may be located in that area, 
or where the corridor is narrower due 
to existing physical constraints on how 
the railway can be built or operated. 
For example, where HS2 runs 
alongside an existing railway, we would 
not normally propose to safeguard 
beyond the limits of the existing 
railway, because it would not be 
practicable to construct HS2 over an 
operational railway. 

1.17	 The mapping team has sought to be 
as consistent as possible where similar 
situations arise in different locations 
and, to assist in this, has developed 
some standardised approaches to 
specific issues, such as tunnels or 
viaducts. These are also set out in the 
explanatory notes. However, every 
individual location has been 
considered on a case-by-case basis 
using the best information currently 
available to us. 

1.18	 We recognise that further planning 
work and community engagement 
continues to be carried out and that 
this may well affect our future land 
requirements for HS2. However, for 
the r easons set out above, the draft 
safeguarding plans have necessarily 
been developed in advance of much 
of this work.  

1.19	 Where future design and planning 
work leads to the identification of 
additional land that is not included 
within the current safeguarding, or of 
safeguarded land that is no longer of 
interest to HS2 Ltd, the Secretary of 
State may consider updating the initial 
plans and issuing revised safeguarding 
directions. 

Question: 

3.  Do you agree with the geographical 
coverage of the land to be safeguarded 
(see plans and explanatory notes on the 
HS2 Ltd consultation website at: http:// 
highspeedrail.dft.gov.uk/consultations/ 
safeguarding)? If not, please explain why. 

 

High Speed Two: Safeguarding for London–West Midlands 
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The effect and cost of issuing 
safeguarding directions 

1.20	 A draft Impact Assessment is provided 
at Annex C. The key costs and 
benefits of the safeguarding proposals 
are summarised below: 

Costs and benefits for the public 
sector: 
1.21	 The safeguarding directions would 

require LPAs to consult with HS2 Ltd 
when determining planning 
applications for land within the limits 
shown on the safeguarding plans 
attached to the directions. Although 
some of this work would be likely to 
occur even in the absence of 
safeguarding, and safeguarding would 
provide additional certainty to assist 
with this, the directions would place a 
small administrative burden on both 
LPAs and HS2 Ltd. 

1.22	 Owner-occupiers of homes, small 
businesses and farms within the 
safeguarded area identified as surface 
interest (grey shading) may be able to 
serve a Blight Notice, requiring the 
Government to consider purchasing 
their property. Although many such 
properties would need to be acquired 
in any event, safeguarding is likely to 
result in earlier purchases, and 
possibly properties being acquired that 
are subsequently found not to be 
required, resulting in relatively minor 
increased costs to the Government. 

1.23	 On the other hand, safeguarding is 
likely to result in the early identification 
of potential conflicts along the route, 
reducing the risk that developments 
may be approved which would 
subsequently need to be compulsorily 
purchased and either demolished or 
otherwise modified at a later date. 
Although compensation may need to 
be paid in such situations to reflect the 
lost development potential, this is still 
likely to result in lower costs than if a 
development had taken place. 

Costs and benefits for 
landowners: 
1.24	 Safeguarding may ultimately result in 

additional restrictions being placed 
upon those wishing to develop land 
within the safeguarded area, though it 
may also assist them to avoid wasted 
development costs. 

1.25	 Although this is counter-balanced in 
some cases, as described above, by 
the ability to serve Blight Notices – 
thereby bringing about the early 
purchase by Government of a private 
property – the law does not provide for 
this to apply in all cases (to large 
businesses for example). 

1.26	 You can find out more information 
about the existing statutory blight 
regime in the Property and 
Compensation Consultation via the 
following link: http://highspeedrail.dft. 
gov.uk/consultations/property-and-
compensation-london-west-midlands 

8
�

http://highspeedrail.dft.gov.uk/consultations/property-and-compensation-london-west-midlands


 

High Speed Two: Safeguarding for London–West Midlands 

Question: 

4. Do you consider that the draft Impact 
Assessment (Annex C) is a fair reflection of 
the costs and benefits of the safeguarding 
proposals on the operation and outcomes 
of the planning application pr ocess? If not, 
please explain why. 
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	 	 	Summary of consultation 
questions 
This consultation seeks responses to the 
following questions: 

1.  Do  you  agree  with  the  proposal  to 

safeguard,  and  the  content  of  the  proposed 

safeguarding  directions  (Annex  A)?  If  not, 

please  explain  why.
�

2.  Do  you  agree  with  the  content  of  the 

guidance  for  Local  Planning  Authorities  on 

the  directions  (Annex  B)?  If  not,  please 

explain  why. 


3.  Do  you  agree  with  the  geographical 

coverage  of  the  land  to  be  safeguarded 

(see  plans  and  explanatory  notes  on  the 

HS2  Ltd  consultation  website  at:  

http://highspeedrail.dft.gov.uk/consultation/
�
safeguarding).  If  not,  please  explain  why.
�

4.  Do  you  consider  that  the  draft  Impact 

Assessment  (Annex  C)  is  a  fair  reflection  of 

the  costs  and  benefits  of  the  safeguarding 

proposals  on  the  operation  and  outcomes 

of  the  planning  application  process?  If  not, 

please  explain  why.
�

Please see the ‘How to respond and next 
steps’ section of this document for timing and 
address details. 
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	 	 	 	 	How to respond and next steps
 

The consultation closing date is 31st January 
2013. Please ensure that your response 
reaches us by that date. 

The consultation pack comprises: 

zzThis consultation document; 

zzDraft safeguarding directions (Annex A); 

zzDraft Guidance on the directions for LPAs 
(Annex B); 

zzA draft Impact Assessment (Annex C); 

zzThe draft safeguarding plans (see website 
below); and 

zzAn explanatory note to accompany the plans 
(see website). 

A copy of the consultation pack, including the 
draft plans and explantory notes, can be found 
on the HS2 consultation website at: 
http://highspeedrail.dft.gov.uk/consultations/ 
safeguarding 

Paper copies can be ordered from DfT 
Publications by phone (0300 123 1102) or 
online: www.dft.gov.uk/orderingpublications 

How to respond 

You can respond to this consultation in the 
following ways: 

zzBy Email: You can email your response to 
safeguarding.consultation@hs2.org.uk 

zzBy Freepost: You can post your response to 
the following address: 

Freepost RSXG-RBLB-TJAC 
HS2 Safeguarding Consultation 
Eland House 
Bressenden Place 
London 
SW1E 5DG 

All responses must include your name and 
organisation (if applicable). When responding, 
please state whether you are responding as an 
individual or representing the views of an 
organisation. If responding on behalf of a larger 
organisation, please make it clear who the 
organisation represents and, where applicable, 
how the views of members were assembled. 
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What will happen next? 

All responses will be taken into account before 
final decisions on safeguarding for HS2 are 
taken by the Secretary of State for Transport. 
Decisions will be published on the HS2 
consultation website (with paper copies 
available on request) as soon as possible 
following the close of consultation along with 
a summary of responses to the consultation. 

Subject to the outcome of the consultation, it is 
the Government’s intention that safeguarding 
directions for HS2 London to West Midlands 
should be in place by Spring 2013. 

Freedom of Information 

Information provided in response to this 
consultation, including personal information, 
may be subject to publication or disclosure in 
accordance with the Freedom of Information 
Act 2000 (FOIA) or the Environmental 
Information Regulations 2004. 

If you want information that you provide to be 
treated as confidential, please be aware that, 
under the FOIA, there is a statutory Code of 
Practice which guides public authorities and 
which deals, amongst other things, with 
obligations of confidence. 

In view of this it would be helpful if you could 
explain to us why you regard the information 
you have provided as confidential. If we receive 
a request for disclosure of the information, we 
will take full account of your explanation, but 
we cannot give an assurance that confidentiality 
can be maintained in all circumstances. An 
automatic confidentiality disclaimer generated 
by your IT system will not, of itself, be regarded 
as binding on the Department or HS2 Ltd. 

The Department and HS2 Ltd will process your 
personal data in accordance with the Data 
Protection Act (DPA) and in the majority of 
circumstances this will mean that your personal 
data will not be disclosed to third parties. 
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	 	Question and Answer
 

Q. What is safeguarding and why are you 
doing it? 

A. Safeguarding is an established part of the 
planning system which helps large projects 
protect the land they are going to need from 
other new developments which might otherwise 
cause difficulties. 

The advantage for HS2 Ltd is that once land is 
safeguarded, we get to hear about planning 
applications for new developments in the zone 
before they are decided upon by local planning 
authorities. This enables us to: 

(a)  influence, or if necessary prevent, new 
developments within the zone which 
might otherwise conflict with our plans 
to build the railway; and  

(b)  keep track of changes in the area of the 
route, so that, where appropriate, we 
can plan around them. 

It does not mean that we are obliged to use the 
land that is safeguarded. And neither does it 
mean that we cannot use land that is outside 
the safeguarded area. 

Q. What does safeguarding mean for Local 
Planning Authorities (LPAs)? 

A. If safeguarding directions are made, LPAs 
will be required to consult with HS2 Ltd when 
determining planning applications for land 
within the limits shown on the safeguarding 
plans attached to the directions, except where 
that type of application is exempted. 

See the section of this consultation document 
headed ‘Safeguarding proposal’ and the draft 
Guidance at annex B for further details. 

Q. Is a Local Planning Authority bound by 
the response from HS2 Ltd? 

A. No. However, if the LPA does not accept the 
recommendation, it will be required to notify the 
Secretary of State for Transport of its intentions. 

Q. Is the safeguarded area the full extent 
of the land you will need for the railway?  

A. Not necessarily. The safeguarded area 
includes the land that we have currently 
identified as being likely to be needed to build 
and operate the railway. 

However, as detailed design and construction 
work is not yet complete, and engagement with 
local communities is ongoing, there is still 
uncertainty about exactly which land will be 
required. To give one specific example, we have 
not yet identified all of our likely construction 
sites, particularly in rural areas where there are 
fewer existing constraints and there are 
therefore likely to be more options. 

It is possible that further work will reveal other 
areas of land which will be required, but which 
have not been safeguarded. Depending on the 
timing of this, the Secretary of State may 
choose to revise the safeguarded area to 
reflect this at a later date. 
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Q. What is the significance of the grey 
shaded areas on the safeguarding maps as 
opposed to the areas that are just within the 
red boundary line? 

A. The safeguarding plans identify two different 
categories of safeguarding: ‘surface 
safeguarding’ and ‘subsoil safeguarding’. 

Surface safeguarding is the area of grey 
shading and this means that HS2 Ltd has an 
interest in the land on the surface as well as the 
land beneath the surface. Subsoil safeguarding 
is the area within the red boundary line which is 
not shaded and this means that HS2 Ltd only 
has an interest in the land beneath the surface. 
This is typically used for sections of tunnel 
where HS2 Ltd is only interested in 
developments that could affect the land where 
the tunnel would pass (e.g. a building with 
deep foundations). 

Where land is subject to subsoil safeguarding 
only, LPAs may not need to consult HS2 Ltd 
before approving planning applications. If the 
application in question does not involve any 
works beneath the surface of the ground, the 
application is exempt from this requirement. 

Q. What does safeguarding mean for 
compensation for land/property owners? 

A. The implications of safeguarding for land and 
property owners with regards to compensation 
are set out in the Property and Compensation 
Consultation which is being run alongside this 
one. You can find details of that consultation, 
including information on the existing statutory 
blight regime, via the following link: http:// 
highspeedrail.dft.gov.uk/consultations/property-
and-compensation-london-west-midlands 

Further information 

A copy of the consultation pack, including the 
draft plans, can be found on the HS2 
consultation web site at: http://highspeedrail. 
dft.gov.uk/consultations/safeguarding 

If you have further questions relating to this 
proposal, please contact the HS2 safeguarding 
team at safeguarding.consultation@hs2.org.uk 

Any general enquiries regarding HS2 should 
be directed to the HS2 enquiries line at 
HS2Enquiries@hs2.org.uk or on 
020 7944 4908. 
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	Consultation principles
 

This consultation is being conducted in line with 
the Government’s key Consultation Principles 
which are listed below. Full details of the 
Government’s guidance on consultation can 
be found on the Cabinet Office website at 
http://www.cabinetoffice.gov.uk/resource-
library/consultation-principles-guidance 

The Consultation Principles are available at: 
http://www.cabinetoffice.gov.uk/sites/default/ 
files/resources/Consultation-Principles.pdf 

This guidance was issued on 17 July 2012 and 
replaces the Code of Practice on Consultation 
issued in July 2008. 

If you consider that this consultation does not 
comply with the key Consultation Principles or 
have comments about the consultation process 
please contact: 

zzConsultation Co-ordinator 
Department for Transport 
Zone 2/25 Great Minster House 
33 Horseferry Road 
London SW1P 4DR 

zzEmail: consultation@dft.gsi.gov.uk 

The key Consultation Principles are: 

zzDepartments will follow a range of 
timescales rather than defaulting to 
a 12-week period, particularly where 
extensive engagement has occurred 
before; 

zzDepartments will need to give more 
thought to how they engage with 
and consult with those who are 
affected; 

zzConsultation should be ‘digital by 
default’, but other forms should be 
used where these are needed to 
reach the groups affected by a 
policy; and 

zzThe principles of the Compact 
between government and the 
voluntary and community sector will 
continue to be respected. 
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	 	 	 	 	Annex A – Draft safeguarding
 
directions 

Safeguarding directions for 
development affecting the 
route and associated works 
for the HS2 Rail project – 
London to the West Midlands 

The Secretary of State for Transport gives the 
following directions to the local planning 
authorities named in the Schedule in exercise of 
the powers conferred by articles 16(4) and 25(1) 
of the Town and Country Planning 
(Development Management Procedure) 
(England) Order 20101. 

Commencement 
1. These Directions come into force on 
[commencement date] ‘the commencement 
date’. 

Application 
2.  Subject to paragraph 3, these Directions 
apply in respect of any application for planning 
permission which-

 (a)  has not been finally determined by the  
commencement date; 

 (b)   relates to development within the zone 
specified in paragraph 3; and 

 (c)   is not an exempt application by virtue 
of paragraph 4. 

Relevant zone 
3. The zone referred to in paragraph 2(b) is 
the zone shown bounded by lines marked 
‘Limits of Land Subject to Consultation’ on the 
plans annexed to these Directions (being the 
zone relating to the route of a railway proposed 
to be constructed between London and the 
West Midlands). 

Exempt applications 
4.  An application is exempt for the purposes 
of paragraph 2(c) if it is an application for 
planning permission which relates to 
development that-

 (a)   lies within that part of the zone shown 
on the plans referred to in paragraph 3 
and is not shown shaded on those 
plans; 

 (b)   consists only of an alteration to a 
building which is a hereditament that 
falls within the scope of section 149(3) 
of the Town and Country Planning Act 
1990 (both before and after the 
development); and 

 (c)   does not involve, or is not likely to 
involve, any construction, engineering 
or other operations below existing 
ground level. 

1  SI 2010/2184. 
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High Speed Two: Safeguarding for London–West Midlands 

Duties on local planning 
authorities 
5. Before a local planning authority may 
determine any planning permission in respect 
of any application for planning permission to 
which these directions apply it must consult 
High Speed Two (HS2) Limited (Company 
No. 06791686). 

6. A local planning authority must not grant 
planning permission otherwise than to give 
effect to the recommendation of High Speed 
Two (HS2) Limited – 

(a) unless they have delivered to the 
Secretary of State for Transport the 
material specified in paragraph 7; and 

(b) until the expiry of a period of 21 days 
from the date on which that material 
was delivered to the Secretary of State. 

7. The material referred to in paragraph 6 is – 

(a) a copy of the application together with 
a copy of any plans or documents 
submitted with it; 

(b) a copy of the response of High Speed 
Two (HS2) Limited to the consultation 
by the local planning authority in 
pursuance of paragraph 5; 

(c) such information regarding the 
application as the Secretary of State 
may require by direction under article 
29(6) of the Town and Country 
Planning (Development Management 
Procedure)(England) Order 2010; and 

(d) a statement on the provision of the 
development plan and other issues 
involved, including whether the grant 
of permission would be contrary to the 

views of another Government 
Department. 

Signed by authority of the Secretary of State: 
A Senior Civil Servant in the Department for 
Transport 

Schedule 

zzLondon Borough of Camden 

zzLondon Borough of Islington 

zzLondon Borough of Brent 

zzLondon Borough of Ealing 

zzLondon Borough of Hammersmith 
and Fulham 

zzRoyal Borough of Kensington and 
Chelsea 

zzWestminster City Council 

zzLondon Borough of Hillingdon 

zzGreater London Authority 

zzBuckinghamshire County Council 

zzHertfordshire County Council 

zzOxfordshire County Council 

zzNorthamptonshire County Council 

zzWarwickshire County Council 

zzSolihull Metropolitan Borough 
Council 

zzStaffordshire County Council 

zzBirmingham City Council 
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zzSouth Buckinghamshire District 
Council 

zzWycombe District Council 

zzThree Rivers District Council 

zzChiltern District Council 

zzAylesbury Vale District Council 

zzCherwell District Council 

zzSouth Northamptonshire District 
Council 

zzStratford-on-Avon District Council 

zzWarwick District Council 

zzNorth Warwickshire District Council 

zzLichfield District Council 
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Annex B – Draft guidance for 
LPAs on safeguarding directions 
Guidance notes for local planning 
authorities to accompany 
safeguarding directions issued for 
Phase one of the HS2 railway line 
project (Phase 1, London to the 
West Midlands) 
Phase 1 is from London Euston to the West 
Midlands (with a new station in central 
Birmingham), including a connection to High 
Speed One in London and to the existing West 
Coast Main Line north of Lichfield. 

Background 
[Text to be inserted post-consultation] 

Processing of Applications 
Applications for planning permission on which 
HS2 Limited must be consulted, in accordance 
with paragraph 5 of the Directions, should be 
sent by first class post to: 

The Safeguarding Team 
HS2 Limited 
2nd Floor, Eland House 
Bressenden Place 
London SW1E 5DU 

Such applications must not be determined 
before the expiry of the period for consultation 
set out in article 16(5)(b) of the Town and 
Country Planning (Development Management 
Procedure)(England) Order 2010. 

Where HS2 Limited have not commented on an 
application within the period set out in article 
16(5)(b) of the Town and Country Planning 
(Development Management Procedure) 
(England) Order 2010, the local planning 
authority may proceed to determine that 
application. 

Decisions issued where permission is refused 
should state all the reasons for refusal. Copies 
of all decisions on planning applications on 
which HS2 Limited have been consulted should 
be sent to the Safeguarding Team at the above 
address. 

It is HS2 Limited’s intention to agree procedures 
and drafts of model conditions with local 
planning authorities. 
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Applications which local planning authorities are 
minded to approve against the advice of HS2 
Limited should, in accordance with paragraph 6 
of the Directions, be sent, together with the 
material specified in paragraph 7 of the 
Directions, by authorities by first class post to: 

High Speed Rail Property Team 

Department for Transport  
Great Minster House  
33 Horseferry Road  
London SW1P 4DR 

The Department will inform local authorities of 
the date of receipt of the application and the 
material required under paragraph 7 of the 
Directions, and will, within 21 days of that date, 
either notify authorities that there are no 
objections to permission being granted, or 
issue Directions restricting the granting of 
permission specifically for those applications. 
Where the Department has not responded to 
this consultation within 21 days of receipt of the 
papers referred to above, the local planning 
authority may proceed to determine the 
application. 

Blight and purchase notices 
The provisions of the Town and Country 
Planning Act 1990 on blight and purchase 
notices will apply to property affected by 
safeguarding. The appropriate authority to 
receive purchase notices is the local planning 
authority. Blight notices should be served on 
The Secretary of State for Transport and 
sent to:  

The Safeguarding Team  
HS2 Limited  
2nd Floor, Eland House  
Bressenden Place  
London SW1E 5DU 

Further details can be obtained from the 
Safeguarding Team at the above address. 

Planning and local land charges 
registers 
In accordance with article 36(4)(b) of the 
Town and Country Planning (Development  
Management Procedure)(England) Order 2010, 
particulars of the Directions must be entered in 
Part 2 of the Register of Applications, in respect 
of any application for planning permission to 
which they apply. The Department/HS2 Limited 
is also of the view that the safeguar ding 
provisions should be revealed in response to 
Optional Enquiries sent with requisitions for 
searches of the local land charges register in 
relation to properties within the zone of 
consultation and within 200 metres of the areas 
of surface interest shown shaded on the plans 
attached to the Dir ections. 

The Department suggests that, in response to 
the appropriate question in an Optional Enquiry, 
authorities respond advising whether: 

(a)  the property is/is not within the limits of 
land subject to consultation for HS2; and 

(b)  the property is/is not within 200 metres of 
an area of surface interest for HS2. 

Consultation on permitted 
development 
HS2 Limited would find it helpful to be informed 
of proposals to carry out works under article 3 
and Schedule 2 of the Town and Country 
Planning (General Permitted Development) 
Order 1995 as it applies at the relevant time, 
and as amended from time to time. 
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Extant planning permissions 
It would be helpful for HS2 Limited to know 
about any extant planning permissions affecting 
land within the consultation zone which have 
yet to be implemented. 

Pending  planning  applications 

Local planning authorities are reminded that the 
Directions issued on [date] apply to any 
planning application that has not been fully 
determined by that date, other than an 
application in relation to development of the 
exempted category specified in paragraphs 2 
and 4 of the Directions. 

Accordingly, local planning authorities must 
review all pending applications to determine 
whether the development proposed is 
development to which these Directions apply. 

Local  Plans 

In preparing any local plan document we advise 
that the area safeguarded by the Directions 
should be identified in the amended Local Plan. 
In those cases local planning authorities should 
indicate the Safeguarding Directions on the 
Policies Map, should not include any proposals 
in their Local Plan which conflict with the 
Safeguarding Directions and should take the 
opportunity to remove pre-existing policies in 
their Local Plan which conflict with the 
Direction. 

Local Plans should state that the Directions 
have been made by the Secretary of State for 
Transport. They are not proposals of the local 
planning authority and the routes in question 
will not be determined through the development 
plan process. They will be considered in 
Parliament under hybrid Bill procedures, which 
will provide appropriate opportunities for 
petitions to be made to Parliament by those 
directly affected by the scheme. 

Further information on the hybrid Bill 
procedures can be obtained from 
www.parliament.uk and from the HS2 Limited 
inquiries line – telephone 020 7944 4908 or 
HS2enquiries@hs2.org.uk 

Where the local plan has been submitted for 
independent examination, the local planning 
authority should record any representations 
received which relate to the Direction and bring 
these to the attention of the inspector 
appointed to hold the examination of a Local 
Plan document. The inspector’s role is to 
consider the policies of the local planning 
authority set out in the draft local plan 
document. If the inspector is satisfied that an 
objection is solely to matters covered by the 
Directions, rather than to proposals of the local 
planning authority, the inspector is unlikely to 
consider the objection to be relevant to 
consideration of the local plan document. 

Local planning authorities when adopting 
supplementary planning documents should 
note in the statement of consultation any 
representations received which relate to the 
Safeguarding Directions. 

Timing 

These Directions come into force on [date] and 
apply in respect of the categories defined in 
paragraph 2 of the Directions. 
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	 	 	 	 	Annex C–Draft Impact Assessment
 
Title: 
High Speed Two: Safeguarding for London–West Midlands 
IA No: 

Lead department or agency: 
Department for Transport 
Other departments or agencies: 

Impact Assessment (IA) 
Date: 09/08/2012 

Stage: Consultation 

Source of intervention: Domestic 

Type of measure: Other 

Contact for enquiries: HS2 
enquiries@hs2.org.uk 
0207 944 4908 

Summary: Intervention and Options RPC Opinion: 

Cost of Preferred (or more likely) Option 

Total Net Present 
Value 

Business Net 
Present Value 

Net cost to business per 
year (EANCB on 2009 prices) 

In scope of One‑In, 
One‑Out? 

Measure qualifies as 

£N/Q £N/Q £N/Q 

What is the problem under consideration? Why is government intervention necessary? 
Construction of HS2 is not expected to commence until 2017. Safeguarding is a long established part of the planning process, which 
aims here to ensure that new developments along the route do not impact on the ability to build or operate HS2. Unless safeguarding 
directions are put in place there is a higher risk that third parties may bring forward developments that will conflict with the operation 
and construction of HS2. This could lead to nugatory investment for developers and increased costs or risks for the HS2 project. 
Also, not issuing safeguarding directions would mean that statutory blight processes would not be triggered meaning that statutory 
compensation for home-owners would not be available until after Royal Assent of the HS2 Bill. 

Will the policy be reviewed? It will be reviewed. If applicable, set review date: / 

Does implementation go beyond minimum EU requirements 

Are any of these organisations in scope? If Micros not exempted set 
out reason in Evidence Base. 

Micro 
No 

< 20 
No 

Small 
No 

Medium 
No 

Large 
No 

What is the CO2 equivalent change in greenhouse gas emissions? 
(Million tonnes CO2 equivalent) 

Traded: Non‑traded: 

What are the policy objectives and the intended effects? 
Option 0; do nothing. This is the baseline option. 
Option 1; introduce a safeguarding zone extending 60 metres either side of the London–West Midlands section of HS2 with adjustments 
made where appropriate to reflect local geography and construction needs. This zone is driven by HS2 Ltd’s engineering and planning 
assessment of land where developments have the potential to impact on the construciton or operation of HS2. Safeguarding directions 
would require Local Planning Authorities (LPAs) to consult HS2 Ltd on planning applications they received in relation to land within the 
zone. LPAs would not be required to accept HS2 Ltd's recommendations. 

What policy options have been considered, including any alternatives to regulation? Please justify preferred option (further 
details in Evidence Base) 

HS2 Ltd's planners and engineers, having reviewed the evidence thoroughly, are confident in recommending a 60m zone with 
adjustments. We have not considered alternative distances because to do so would undermine safeguarding's primary purpose as a 
planning and engineering tool. 
We have considered a voluntary campaign to discourage conflicting development coupled with HS2 Ltd monitoring all planning 
applications made in the relevant LPAs. However, such a compaign would be difficult to communicate, would fail to give HS2 Ltd 
sufficient certainty and carries a very high risk of being ineffective. Monitoring all planning applications would have a high administrative 
burden for HS2 Ltd and this approach would not trigger statutory blight processes allowing statutory compensation to be paid in 
advance of compulsory purchase powers. Safeguarding is a standard process and there is a legitimate expectation that it will be 
undertaken for HS2. 

I have read the Impact Assessment and I am satisfied that, given the available evidence, it represents a reasonable view of 
the likely costs, benefits and impact of the leading options. 

Signed  by  the  responsible  : 
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 Price Base  PV Base  Time Period      Net Benefit (Present Value (PV)) (£m) 
 Year 2011  Year 2011  Years 15 Low:                High:                  Best Estimate: £1.9m 

 COSTS (£m)  Total Transition   Average Annual    Total Cost 
   (Constant Price) Years  (excl. Transiti   on) (Constant Price)  (Present Value) 

Low                                              

High                                              
4

 Best Estimate 
£1.7m £0.2m £1.9m 

          Description and scale of key monetised costs by ‘main affected groups’ 
               We have estimated the additional costs to the 28 LPAs who will have to assess i          f planning applications should be referred to HS2. It is 

i      mportant to note, however, that i                    n a no safeguarding world LPAs would still want to take account of the impact of HS2 and this task 
                would be more difficult for them without the clarity provided by safeguarding. Running costs have been moneti      sed to reflect the costs of 

 maintaining properti    es in the conditi  on requi        red for government to rent them once acquired. 

       Other key non‑monetised costs by ‘main affected groups’ 
 Some admi     nistrative costs may be i                  ncurred by HS2 Ltd, but as these are estimated to be both small and difficult to quantify precisely 

           they have not been monetised. The administrative costs of not doing safeguardi  ng (i    .e. Option 0) coul     d dwarf those of Opti   on 1. A 
                 60m safeguarding zone does not set a new precedent for future infrastructure schemes and so would not i     mpose a cost on future 

i  nfrastructure schemes. 

 BENEFITS (£m)  Total Transition   Average Annual    Total Benefit 
   (Constant Price) Years    (excl. Transition) (Constant Price)  (Present Value) 

Low                                              

High                                              
      

 Best Estimate 
                                             

          Description and scale of key monetised benefits by ‘main affected groups’ 
  As with Opti                       on 0, we do not have the information to be able to monetise the benefits to HS2 Ltd and land-owners by bringing in 

safeguardi             ng directions. The key benefits are the removal of opportunity costs for devel    opers investing in devel   opments that are 
          subsequently compulsorily purchased and opportunity cost benefits of property owners receivi   ng statutory compensati  on earlier. 

       Other key non‑monetised benefits by ‘main affected groups’ 
            Safeguarding would protect land-owners from investing time and money in development plans whi      ch subsequently had to be abandoned 

    because of a conflict wi               th HS2. It is not expected that the absence of safeguarding would lead to planni  ng appli   cations being determined 
                  more quickly. The statutory timeframes for consideration of applications (eight weeks) apply whether safeguarding is in place or not. 

  Key assumptions/sensitivities/risks   Discount rate (%) 3.5% 

   Because safeguarding is fundamentall        y a planning and engineering matter, the assumptions/sensiti    vities/risks are those underpinning 
                  the broader decision to proceed with HS2. See in particular the HS2 Economic Case (January 2012). Further assumptions, sensitivities 
      and risks are as set out i    n broader HS2 documentation. 

   BUSINESS ASSESSMENT (Option 1) 

      Direct impact on business (Equivalent Annual) £m:    In scope of OIOO?    Measure qualifies as 

 Costs: N/Q  Benefits: N/Q  Net: N/Q 
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Summary: Analysis & Evidence  Policy Option 1 
Description:  Introduction  to  safeguarding  zone 

FULL ECONOMIC ASSESSMENT 



 

 
 

 

Evidence Base  
(for summary sheets) 

Problem under consideration 
This impact assessment sets out available 
evidence for the impact of introducing 
safeguarding directions applying to a zone 
typically extending 60 metres either side of the 
planned HS2 line of route between London and 
the West Midlands, with adjustments made 
where appropriate to reflect local geography 
and construction needs. 

Rationale for intervention 
The rationale for intervention is to ensure that 
the land needed for the construction for HS2 is 
not developed further in a manner that would 
increase costs and risks for HS2. It also 
ensures that affected land-owners have a faster 
path to receiving compensation under 
compulsory purchase terms for relevant 
properties within the safeguarded area ahead of 
compulsory purchase powers being secured 
through Royal Assent of the HS2 Hybrid Bill. 
To protect the proposed alignment of a road 
or railway from conflicting development, the 
Secretary of State can issue a direction, known 
as a Safeguarding Direction, under Articles 
16(4) and 25(1) of the Town and Country 
Planning (Development Management 
Procedure) (England) Order 2010. The 
safeguarding directions, if adopted, will be 
issued to Local Planning Authorities (LPAs) by 
the Secretary of State for Transport. Those 
LPAs will then be required to consult with HS2 
Ltd when determining planning applications for 
land within the limits shown on the safeguarding 

plans attached to the directions, except where 
that type of application is exempted. 

Policy objective 
The primary objective is to prevent development 
that would hamper HS2 Ltd’s ability to build the 
London to West Midlands HS2 route or 
increase costs or risks. Secondary objectives 
include minimising the administrative burden for 
LPAs and for land-owners along the line of 
route, and ensuring prompt access to 
compensation for relevant property owners. 

Description of options considered 
(including do minimum) 
Option 0; do nothing. 

This is the baseline option. 

Option 1; introduce a safeguarding zone 
(preferred option). 

Safeguarding a zone extending 60 metres 
either side of the London–West Midlands 
section of High Speed 2 with adjustments 
made where appropriate to reflect local 
geography and construction needs. 

We have not considered safeguarding a 
different zone to that identified by HS2 Ltd’s 
planners and engineers as this would have 
been contrary to safeguarding’s primary 
purpose. 

HS2 Ltd considers the proposed safeguarding 
area to offer the best balance between the 
need to protect land and property for 
construction and operational purposes, and the 
legitimate rights of land owners not to have 
their right to develop infringed unnecessarily. 
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A narrower zone would run a significantly higher 
risk that some subsequent developments 
would interfere with HS2 Ltd’s needs. A wider 
zone would place a greater restriction on 
development without significantly reducing the 
risks to the project. 

Monetised and non‑monetised 
costs and benefits of each option 
(including administrative burden) 
Option 0; do nothing 
[This is the option against which option 1 
is compared.] 

Costs 

The main direct cost of having no safeguarding 
directions would be that there would be an 
additional administrative burden on HS2 Ltd to 
monitor planning applications made in relevant 
local authorities to determine whether it would 
be necessary to object to them. In addition, 
there would be likely to be an additional 
administrative burden on LPAs in considering 
whether HS2 was a relevant issue to consider 
in determining the planning application (whether 
HS2 Ltd objected or not). 

The main indirect costs would be a significant 
opportunity cost for developers investing in 
developments that are subsequently 
compulsorily purchased and, in such cases, 
additional costs and risks for HS2 Ltd. There 
would also be an opportunity cost for property 
owners that would not be able to access 
statutory compensation until after Royal Assent 
of the HS2 Hybrid Bill. This is because 
‘statutory blight’ is only triggered once 
safeguarding directions are made. This could 
lead to individuals suffering financial loss if they 
were unable to access compensation for a 
significant length of time. 

Benefits 

We have not identified significant benefits for 
any group from not having safeguarding 
directions. 

Option 1; introduce safeguarding 
zone 
Costs 

Costs for administrating and running 
safeguarding have been calculated based upon 
conservative high cost assumptions as outlined 
in the following section. 

The safeguarding directions would require LPAs 
to consult with HS2 Ltd when determining 
planning applications for land within the limits 
shown on the safeguarding plans attached to 
the directions. Although some of this work 
would be likely to occur even in the absence of 
safeguarding (and indeed it is likely that LPAs 
would have to devote more resource to deal 
with the uncertainty inevitable in a no 
safeguarding world) the directions would place 
a small additional administrative burden on both 
LPAs and HS2 Ltd. Land-owners applying for 
planning permission would face no additional 
administrative burden. 

We have estimated the administrative costs to 
the 28 Local Planning Authorities (LPAs) along 
the HS2 line of route. These administrative 
costs reflect the additional costs associated 
with the notification process for planning 
applications. These applications would happen 
at lower cost in the absence of safeguarding. 
The additional administrative cost results from 
the requirement for LPAs to consult with HS2 
Ltd for each case. Though this process will 
become quite automated, these applicants are 
assumed to happen on one or two occasions 
per LPA per month. 
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The analysis is based on the assumption that 
28 LPAs will need to employ equivalent to 
additional 0.02 Full Time Equivalent (FTE) 
members of staff per annum to administrate 
claims for property development. They would 
be responsible for assessing whether planning 
applications received related to land within the 
safeguarded area, consulting HS2 Ltd and 
addressing any queries raised by HS2 Ltd. 
There is no information on which to assess the 
number and rate of planning applications likely 
within such a narrow band of land. A cautious 
assumption has, therefore, been made. These 
costs are assumed to be incurred for 14 years 
between 2013 and 2026. As an approximation, 
the analysis assumes an average £20,000 
salary. The analysis also assumes a 40% uplift 

Table 1: HS2 property administrative costs 

to reflect non-wage costs to the employer 
including; pensions, national insurance, and 
staff overheads. Therefore, the assumed cost 
of employing one Full Time Equivalent (FTE) is 
£28,000. This equates to an assumed increase 
of £560 additional cost per LPA per annum for 
additional resource of 0.02 FTE staffing. 

Table 1 below outlines the profile of staff 
administrative costs over time. 

Column B outlines the staff cost to each LPA 
for 0.02 FTE staffing between 2013 and 2026. 
Column C calculates the total cost each year 
for the additional 0.02 FTE staffing all 28 LPAs, 
which is estimated at £15,680. Column D 
outlines the discount factor in each year 

Year Cost per LPA for 
0.02 FTE staff 
per annum 

Cost for 28 LPAs 
for 0.02 FTE staff 
per annum 

Discount 
factor 

Present value 
cost per 
annum 

2011 £0 £0 1.00 £0 

2012 £0 £0 0.97 £0 

2013 £560 £15,680 0.93 £14,600 

2014 £560 £15,680 0.90 £14,100 

2015 £560 £15,680 0.87 £13,700 

2016 £560 £15,680 0.84 £13,200 

2017 £560 £15,680 0.81 £12,800 

2018 £560 £15,680 0.79 £12,300 

2019 £560 £15,680 0.76 £11,900 

2020 £560 £15,680 0.73 £11,500 

2021 £560 £15,680 0.71 £11,100 

2022 £560 £15,680 0.68 £10,700 

2023 £560 £15,680 0.67 £10,400 

2024 £560 £15,680 0.64 £10,000 

2025 £560 £15,680 0.62 £9,700 

2026 £560 £15,680 0.60 £9,400 

Net Present Value (NPV) £165,000 
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consistent with Green Book and departmental 
WebTAG guidance. Costs have been 
discounted to the year 2011. Column E outlines 
the present value of total staff cost (for all 28 
LPAs) in each year. Over the 14 year period the 
Net Present Value (NPV) of costs has been 
estimated at £165,000. 

It is expected that the large majority of 
properties will be rented in the intervening 
period between the year each property is 
acquired and the year that they will need to 
be vacated (2016). In this intervening period, 
government is required to incur a number of 
running costs to maintain the properties in a 
condition which permits them to be rented. 
By leading to earlier purchases, safeguarding 
also imposes these running costs associated 
with managing properties for a longer period 
(these running costs include; condition survey, 
electrical survey, gas appliances survey, HS2 
labour costs, any necessary upgrade works, 
security, council tax, utilities and the insurance 
during any void periods). 

Cost estimates were provided by HS2 Ltd’s 
property consultants CBRE, and amount to 
average annual ‘ongoing’ running costs of 
£2,500 per property. There costs are assumed 
to be incurred with safeguarding over-and-
above the costs incurred without safeguarding 
for additional years as a result of the blight 
provisions which are triggered by safeguarding. 
These are the costs associated with maintaining 
the properties for an additional number of 
years. Cost estimates were provided for ‘one 
off’ running costs estimated at £12,000 per 
property. These costs are incurred whether or 
not safeguarding is introduced, but with the 
introduction of safeguarding these are brought 
forward in time and assumed to be incurred 
over the period 2013-15 rather than 2016 as 
expected without safeguarding. 

CBRE map-based manual counts estimate that 
within the safeguarded area there are 483 
properties in urban areas and 340 properties in 
rural areas. Of these we have made an 
assumption of the proportion of properties that 
would be eligible to issue Blight Notices and so 
request early compulsory purchase of their 
properties. To be eligible a property needs to 
meet a range of criteria (be an owner-occupied 
residential property or a small business 
property, be on land required for the 
construction or operation of the railway, etc). 
70% of properties in urban areas (338) are 
assumed to be eligible for statutory blight, and 
80% in rural areas (272). In the do nothing 
scenario, all the running costs are assumed to 
be incurred in 2016 when compulsory purchase 
powers are expected to be in place. However 
with safeguarding, part of these costs are 
brought forward in time. 

Table 2 opposite outlines the profile of running 
costs which differ between to do nothing and 
do something scenarios. Specifically, with 
safeguarding, additional costs are incurred 
between 2013 and 2015. In 2013 it is assumed 
that 10% of properties in urban areas which are 
eligible to issue Blight Notices will opt to be 
acquired, compared with 15% in rural areas; 
in 2014 it is assumed that 20% in urban areas 
and 25% in rural areas will opt to be acquired; 
and in 2015 it is assumed that 20% in urban 
areas and 35% in rural areas will opt to be 
acquired. It is assumed that all other properties 
in the safeguarded area (50% in urban areas, 
25% in rural areas) will be acquired in 2016 
which is the same as assumed under the do 
nothing scenario. 
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Table 2: Profile of running costs under Do Nothing and Do Something (safeguarding) 
scenarios 

Total 
Number 
in 
safeguard 
area 

% of 
Total 
which 
qualify 
for 
statutory 
blight 

Number 
which 
qualify 
for 
statutory 
blight 

% (top) and total number (bottom) of properties that 
qualify for statutory Blight who serve Blight Notice by 
year 

Year 2011 2012 2013 2014 2015 2016 

One 
OFF 

running 
cost 

ONGOING 
Running 
cost (per 

year) Sum 

Discount 
factor 1.000 0.97 0.93 0.90 0.87 0.84 

D
o 

S
om

et
hi

ng
 (o

pt
io

n 
1)

 

Urban 
properties 483 70% 338 

0% 0% 10% 20% 20% 0% 

£12,000 £2,5000 0 34 68 68 0 

Rural 
properties 340 80% 272 

0% 0% 15% 25% 35% 0% 

£12,000 £2,5000 0 41 68 95 0 

ONGOING 
running 
costs 
– present 
value £0 £0 £522,000 £612,000 £355,000 £0 £1,489,000 

ONE OFF 
running 
costs 
– present 
value £0 £0 £836,000 £1,468,000 £1,703,000 £0 £4,006,000 

D
o 

N
ot

hi
ng

 (o
pt

io
n 

0)
 

Urban 
properties 483 70% 338 

0% 0% 0% 0% 0% 50% 

£12,000 £2,5000 0 0 0 0 169 

Rural 
properties 340 80% 272 

0% 0% 0% 0% 0% 25% 

£12,000 £2,5000 0 0 0 0 204 

ONGOING 
running 
costs 
– present 
value £0 £0 £0 £0 £0 £0 £0 

ONE OFF 
running 
costs 
– present 
value £0 £0 £0 £0 £0 £3,769,000 £3,769,000 

Total Present Value of increased ONGOING running cost £1,489,000 

Total Present Value of increased ONE OFF running cost £237,000 

Total Present Value of increased running costs £1,726,000 

Table 2 outlines the Present Value running costs 
(both ‘ongoing’ and ‘one off’). The table outlines 
that ‘ongoing costs’ are not incurred in the ‘do 
nothing’ scenario, but are incurred between 
2013 and 2015 in the safeguarding ‘do 
something’ scenario – this reflects the fact that 
the ongoing costs are costs over-and-above 
the costs incurred without safeguarding. These 
ongoing costs are incurred between the year 

the property is acquired and 2016 at a cost 
of £2,500 per property per annum. 

The ‘one off’ running costs are incurred 
between 2013 and 2015 with safeguarding, 
but are incurred in 2016 in the ‘do nothing 
scenario’. In each case the costs are equal to 
£12,000 per property in the year the property is 
acquired. Prior to discounting the total value of 
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‘one off’ running costs are the same in both the 
‘do nothing’ and ‘do something’ scenarios. 
However, the total increase in cost between the 
‘do nothing’ and ‘do something’ of £237,000 
reflects the fact that that these running costs 
are not costs over-and-above the ‘do nothing 
scenario’, but that the costs are brought 
forward in time. 

The third row outlines the discount rate 
consistent with HMT Greenbook guidance and 
DfT Webtag guidance against which schemes 
are appraised. The present value profiles of 
running costs are included in the final column of 
table 2 for both scenarios split to reflect both 
ongoing and one off running cost. The final 
column of table 2 informs that the Net Present 
Value (NPV) of additional ongoing costs is 
estimated at £1,489,000. The Net Present 
Value (NPV) of additional one off running costs 
is estimated at £3,769,000 (when all costs 
incurred in 2016) in the do nothing scenario, 
and £4,006,000 (when all costs incurred 
between 2013 to 2015) in the do something 
scenario. Therefore, Net Present Value of the 
increase in one off running costs is estimated 
at £237,000. 

Note that to ensure good value for money we 
would aim to recoup the totality (or as close as 
possible to) of the maintenance costs through 
renting the properties out. It follows that we 
would want to only undertake letting upgrade 
works when it is possible for them to be cost 
neutral at an appropriate rent level. Because 
potential rental income will have to be 
determined on a case by case basis and at 
this stage is very uncertain we have taken 
a very cautious approach and only estimated 
the costs. 

Combining the estimated increase in Present 
Value LPA administrative costs of £165,000 
with the Present Value Running costs of 
£1,726,000 generates total costs equal to 
£1,891,000. 

Table 3 summarises the total costs estimated 
for safeguarding. 

Table 3: Total costs of safeguarding 
(‘do something’) 

Cost element Cost 

LPA administrative costs £165,000 

Running costs £1,726,000 

Total costs £1,891,000 

Benefits 

The benefits of safeguarding are that it will 
reduce the risk of developers potentially making 
nugatory investments in developments that 
subsequently cannot progress or have to be 
compulsorily purchased. This avoids potentially 
significant opportunity costs for such 
developers. Compulsory purchase rules include 
compensation for genuine development 
potential so safeguarding should not lead to 
landowners missing out on potential 
compensation. 

As set out above, we do not believe it is 
possible to estimate with any level of accuracy 
these benefits as it is not possible to predict 
the level of potential development within the 
safeguarded area that safeguarding would 
affect. At one extreme safeguarding could stop 
developers from investing many millions on 
buildings which would then need to be 
demolished. At the other extreme it might be 
that there would have been no conflicting 
development brought forward within the 
safeguarded area. 
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In addition, safeguarding increases certainty for 
LPAs, HS2 Ltd, and land-owners along the line 
of route. Safeguarding will minimise the 
disruption caused by HS2 to the planning 
process by giving land-owners a clear 
mechanism for establishing whether their 
development plans might come into conflict 
with the Government’s plans for HS2. 

Safeguarding will also trigger statutory blight 
processes that will allow eligible landowners 
within the safeguarded area access to 
compensation on compulsory purchase terms 
ahead of compulsory purchase powers being in 
place. This will allow such property owners to 
organise their affairs, move house and get on 
with their lives more effectively rather than 
having to wait for their property to be 
compulsory purchased at the time that the 
property is required for construction. Again it is 
not possible to quantify the scale of this benefit 
to such property-owners as it will depend on 
their personal circumstances. 

Rationale and evidence that justify 
the level of analysis used in the IA 
(proportionality approach) 
Safeguarding is a long-established part of the 
planning system and one which offers 
protection both to the promoters of the 
infrastructure scheme and to the land-owners 
affected by it. Given this, and the lack of 
evidence, we feel that the approach that we 
have taken is proportionate. 

Risks and assumptions 
There are no specific new risks and 
assumptions created by safeguarding. The risks 
linked to, and the assumptions underpinning, 
the broader HS2 project are extensively set out 
in HS2 Economic Case (January 2012). 

Direct costs and benefits to 
business calculations 
As discussed above, it is impossible on the 
evidence we have to come to firm conclusions 
as to the direct costs and benefits to 
businesses of bringing in safeguarding. 
We hope to gather more evidence as a result 
of this consultation, but it is important to note 
that to understand the impacts here completely 
we would have to be cognisant of the intentions 
of the present and future land-owners along the 
whole line of route. Qualitatively the introduction 
of safeguarding is likely to reduce costs for 
businesses by avoiding investment in nugatory 
developments and providing greater certainty 
on the potential for developments. 

Wider impacts 
Safeguarding is a long established part of the 
planning process. Bringing in a 60m 
safeguarding zone for HS2 does not set a new 
precedent for future infrastructure schemes and 
so would not impose a cost on future 
infrastructure schemes. 

Summary and preferred 
option with description of 
implementation plan 
In order to protect the planned railway corridor 
from conflicting development before 
construction starts, the Government is 
proposing to safeguard the London to West 
Midlands route using safeguarding directions, 
which are an established tool of the planning 
system designed for this purpose. Safeguarding 
aims to ensure that new developments along 
the route do not impact on the ability to build or 
operate HS2 or lead to excessive additional 
costs. Safeguarding directions, if adopted, will 
be issued to Local Planning Authorities (LPAs), 
by the Secretary of State. LPAs will then need 
to consult HS2 Ltd with regard to planning 
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applications in the safeguarded corridor along 
the HS2 route before granting consent. LPAs 
are not bound to follow the recommendation 
made by HS2. 

The consultation to which this impact 
assessment is linked seeks views from affected 
LPAs, other key stakeholders and other 
interested parties. It is primarily aimed at LPAs 
who will be aware of relevant planning issues 
in their areas, and to whom the directions 
will apply. 

Subject to the outcome of the consultation, it is 
the Government’s intention that safeguarding 
directions for HS2 London to West Midlands 
should be in place by Spring 2013. 
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