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Title: High Speed Rail Phase 2b (Crewe – Manchester) 
Compulsory Purchase Order (CPO) Powers for the Secretary of 
State for Business Community Facility Relocation 

Date: 20/09/21 

DMA No:  DfTDMA211 

Lead department or agency: Department for Transport 

Other departments or agencies: HS2 Ltd  

De Minimis Assessment (DMA) 

 Stage: Final 

 Source of intervention: Domestic 

 Type of measure: Primary 

Summary: Rationale and Options 
 Contact for enquiries: 
ImpactAssessments@dft.gov.uk 

Total Net Present Value Business Net Present Value Net cost to business per year 
(EANDCB in 2019 prices) 

NQ NQ NQ 
 

Rationale for intervention and intended outcomes 

The construction and operation of HS2 will displace some businesses and community facilities along the 
line of route, some of which may face difficulty in moving due to having highly specific location 
requirements. In these circumstances, it would be preferable to successfully relocate the business or 
community facility rather than extinguish it. Government intervention may therefore be required to ensure 
development and relocation occurs. 

 

Describe the policy options considered  

Option 0 – Do nothing 

Option 1: Powers to promote Compulsory Purchase Orders for Business/Community Facility Relocation 

 

 

Rationale for DMA rating 

This policy is a benefit to businesses which would otherwise be unable to relocate.  

It is assumed that no additional public local inquiries are required as a result of these powers. In 
circumstances in which they take place, the cost for each could be in the region of £0.1m-£0.3 million. The 
bulk of these costs would fall to the Government as they pay for the administration of the inquiry. A 
reasonable worst case, therefore, may be 5-10 public inquiries. This would total at most £3 million, and the 
Government bear the majority of these costs, not businesses.  

Therefore, in line with the Better Regulation Framework guidance, we have completed a ‘de minimis’ 
assessment in replacement for a full regulatory impact assessment as the direct impacts on business will be 
under the £5 million per year. 

 

  

Will the policy be reviewed?  No If applicable, set review date: 

Are these organisations in scope? 
Micro 
Yes 

Small 
Yes 

Medium 
Yes 

Large 
Yes 

Senior Policy Sign-off:  ✓  Date: 02/09/2021 

Peer Review Sign-off: N/A    

Better Regulation Unit Sign-off: ✓  Date: 22/09/021 
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1.0 Policy Rationale 

Policy background 

Background to HS2 and Phase 2b (Crewe – Manchester) 

1. HS2 is a high speed rail network with aims to improve connectivity and reliability and inspire economic 
growth across the UK. This is a project to be delivered in multiple phases.   

2. High Speed Rail (London–West Midlands) Act 2017 (herein referred to as Phase One) of HS2 will see 
the construction of a new high speed line from Euston to the north of Birmingham, where it will re-join 
the existing West Coast Main Line (WCML), allowing for fast, direct services to destinations including 
Crewe, Manchester, Liverpool, Preston and Glasgow. Current estimates suggest that this phase will 
see a staged opening between 2028 and 2031.  

3. In November 2015, Government set out its intention to accelerate construction of the section of the 
Phase 2a route between the West Midlands and Crewe. The High Speed Rail (West Midlands-Crewe) 
Act 2021 (herein referred to as Phase 2a) received Royal Assent in February 2021, and is currently 
estimated to be built and operational between 2030 and 2034.  

4. In 2016 Government announced the initial preferred route for the Phase 2b Bill. The Government 
commissioned Douglas Oakervee to lead a review of the HS2 project in August 2019. The Oakervee 
Review was published in February 2020 and the Government announced its decision to proceed with 
the project. As part of this announcement, Phase 2b was to be split into smaller, more manageable 
sections, delivered through separate hybrid Bills. The Government also accepted the Oakervee 
recommendation to proceed with an Integrated Rail Plan for the North and Midlands. This set out the 
form, scope and phasing of Northern Powerhouse Rail, HS2 Phase 2b, Midlands Rail Hub and other 
major rail programmes. The Integrated Rail Plan was published on 18 November 2021, and confirmed 
the Government’s intention to build HS2 from Crewe to Manchester with new stations at Manchester 
Airport and Manchester Piccadilly. 

5. Subject to Parliamentary approval, Phase 2b Western Leg (Crewe – Manchester) is currently 
estimated to be built and operational between 2035 and 2041.  

6. This impact assessment covers powers to authorise the nominated undertaker to surrender the existing 
environmental permit for the area of a site required for construction of the Proposed Scheme. These 
powers will only apply to the Crewe – Manchester section of HS2 route as consented by this Bill. 

 

Introduction to business relocation 

7. This De Minimis Assessment considers the introduction of Compulsory Purchase Order (CPO) powers 
for the Secretary of State, for Business and Community Facility Relocation in connection with the High 
Speed Rail (Crewe – Manchester) Bill.  

8. Due to the exercise of compulsory purchase powers to acquire the land necessary for Phase 2b of the 
HS2 scheme, business and community facilities may suffer a loss of premises such that their continued 
operation would not be economic and/or feasible. In order to continue operation, these businesses and 
community facilities will need to find suitable sites to relocate. If such sites cannot be found, the 
businesses and facilities could face total extinguishment. 

9. Under the Compensation Code, the Government (as the promoter of the scheme) would have to 
provide compensation for any costs and expenses of relocating which includes the payment for any 
temporary loss in profit incurred as a result of the move. In circumstances where the business or 
community facility cannot reasonably be relocated, the Government would have to pay compensation 
for total extinguishment which would amount to paying for the total value of the business or community 
facility.1  In the vast majority of cases it should be possible for businesses to find replacement premises. 

 

Problem under consideration 

10. There is potential for some businesses along the Crewe- Manchester route to be permanently 
displaced by the HS2 scheme. In these circumstances, it would be preferable to successfully relocate 

 
1
 The Operation of the National Compensation Code, Crossrail Information Paper, 

http://www.crossrail.co.uk/assets/library/document/c/original/c02operationofthenationalcompensationcode.pdf 
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the business or community facility rather than extinguish it. Extinguishment of a business could have 
various adverse impacts including the loss of productive capability to the economy and the impact on 
the firms’ employees. It could also potentially incur costs to the taxpayer, since full extinguishment of 
the business is likely to be costlier and more complex in comparison to relocation. If the affected 
organisation is a community facility then there would be an added loss of amenity to the area. 

11. In terms of businesses, according to the preliminary estimate of socioeconomic effects contained in 
the Phase 2b (Crewe - Manchester) Environmental Statement, approximately 6,500 jobs could be 
relocated due to business displacement2. Additionally, approximately 300 jobs could be lost route-
wide through indirect effects3, although this is not considered to be significant given the scale of 
economic activity and employment opportunity in the area. At this stage, detailed information about the 
businesses affected in terms of turnover is not available, although this information will be collected as 
the scheme progresses. The impact on local areas in terms of employment will also need to consider 
the employment delivered directly by the scheme (in operating or maintenance roles) and the 
employment impact of development around stations which could mitigate the impact of business 
relocation in some areas. 

12. It is expected that the majority of these businesses will be able to find suitable sites for relocation.  A 
number of business have already been relocated on the Phase One scheme, such as UK Mail, MSD 
and UCL.  Smaller businesses at Old Oak Common are being given assistance to relocate as well.  
According to the London Development agency, over 88% of businesses displaced as a result of 
London 2012 Olympics games were able to successfully relocate with 12% facing total extinguishment. 
If we adopt these assumptions for the Crewe – Manchester section of HS2, this would mean that 
approximately 780 jobs could be permanently lost. This should be viewed against the 8,800 full time 
construction jobs that will be created as a result of construction of the Crewe – Manchester section of 
HS2, provision of 2000 apprenticeships over Phase One and Phase Two, a further 3,300 jobs created 
through indirect effects of construction of the Crewe – Manchester scheme, and 6,200 direct and 
indirect jobs estimated to be created during the operational phase4. This is in addition to any further 
jobs that result from indirect regeneration and development around the Crewe – Manchester section 
of route.  

 

Policy objective 

13. To maximise the local economic output and employment outcomes that arise from the Crewe – Manchester 
section of HS2 by ensuring, as far as practicable, that businesses and community facilities displaced by 
the construction and/or operation of HS2 are relocated rather than being extinguished. 

 

Options considered 

Option 0 – Do nothing 

14. It is expected that the majority of businesses and community facilities affected by the scheme would 
be able to find alternative premises that are suitable for the continued operation of that organisation 
through commercial negotiation. It is also expected that HS2 Ltd will provide support to businesses 
that are directly affected by the scheme in sourcing suitable relocation sites. As indicated above, they 
would be fully compensated by the Government under the terms of the Compensation Code for the 
costs of relocating. However, where the businesses and/or facilities are more novel or unique; the use 
of commercial negotiation is likely to be more problematic as the sourcing of suitable sites, for example 
for complex business or agricultural holdings, may be very difficult due the limited options available.   

 
2
 HS2 Phase 2b (Crewe – Manchester) Environmental Statement, Volume 3: Route-wide effects, section 12.7 

3
 HS2 Phase 2b (Crewe – Manchester) Environmental Statement, Volume 3: Route-wide effects, section 12.7  

4
 HS2 Phase 2b (Crewe – Manchester) Environmental Statement, Volume 3: Route-wide effects, section 12.7  
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15. In the absence of powers for central Government to assist via the Bill, businesses and local amenity 
groups may seek the assistance of local authorities. It is also ambiguous whether local authorities are 
able to use their own CPO powers in existing legislation for the purpose of relocating businesses that 
would be displaced by HS2.  These difficulties would be compounded by the fact that relocation must 
take place within a tightly defined time period to ensure a suitable site would be ready before 
construction of the scheme has commenced. Further, landowners on such sites could request rates 
well above the market value of the land in full knowledge of the lack of alternatives. Consequently, the 
difficulties with relocation under this option increases the risk that more businesses and community 
facilities would face total extinguishment with particular impacts on individuals through loss of 
employment, amenities and output to the economy. 

16. On the assumption that approximately 90% of employment successfully manages to relocate, up to 
720 jobs could be lost as a result of businesses directly displaced by the scheme with a further 280 
jobs lost through indirect effects. These jobs would likely be lost because a part or the whole of a 
business has been extinguished as a result of the scheme. As such, under the Compensation Code, 
the part of or the whole business which is being extinguished will have to be purchased outright by the 
Government. This is generally more costly than the compensation paid to businesses for the costs 
associated with relocation. 

Option 1: Powers to promote Compulsory Purchase Orders for Business/Community Facility Relocation 
(the preferred option) 

17. The preferred option is to have powers in the hybrid Bill to enable the Secretary of State for Transport 
to promote Compulsorily Purchase Orders (CPOs) for the purposes of business relocation in 
connection with HS2.  

18. Powers to promote Compulsorily Purchase Orders are an established mechanism which enable 
acquiring authorities to compulsorily purchase land for purposes which Parliament has decided are in 
the public interest. The acquiring authority is often a Government Department, local authority or a body 
such as the Highways Agency and the application of compulsorily purchase for these organisations 
are normally conferred by a specific Act of Parliament5.  

19. Even in cases where the acquiring authority is the Government (as in this case), the application of a 
CPO power still requires a local planning inquiry to establish whether the acquisition of land is in the 
public interest (officially called a “public local inquiry”). This allows individuals affected by the 
acquisition to make representations to the inquiry and object to the acquisition or to seek changes to 
the way it is being carried out. The inquiry will reach a judgement on whether it thinks the acquisition 
should be carried out but ultimately the final decision is in the hands of the relevant Minister, in this 
case the Secretary of State for Transport. Furthermore, if the land is acquired under this procedure, 
any development conducted on that land to relocate business or community facilities would still have 
to obtain planning permission through the usual procedure.  

20. A CPO power for business relocation would allow the Secretary of State to promote a CPO in relation 
to relocating business or community facilities that face the prospect of extinguishment as a result of 
the HS2 scheme. This power is most likely to be exercised in cases where the business or community 
facility is novel or unique and has difficulty finding a suitable relocation site.  

21. It is important to note that these are reserve powers that will only be used as a last resort if suitable 
alternative options for relocating businesses and community facilities cannot be found. Often, the 
existence of the credible CPO powers themselves are enough to facilitate negotiation with local 
authorities or settle terms of commercial negotiation with landowners, without the powers actually 
having to be exercised. As a result, it is not expected that the expense and delay of going through a 
public local inquiry will occur in practice. 

22. Careful consideration must be given to the circumstances where these powers will be exercised.  

 

2.0 Rationale for De Minimis Rating 

23. This policy is a benefit to businesses which would otherwise be unable to relocate.  

 
5
 Compulsory Purchase and Compensation Procedure, Department for Communities and Local Government, 

see :https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/11487/147639.pdf  
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24. As set out above, it is assumed that no additional public local inquiries are required as a result of these 
powers. In circumstances in which they take place, the cost for each could be in the region of £0.1m-
£0.3 million. The bulk of these costs would fall to the Government as they pay for the administration of 
the inquiry. A reasonable worst case, therefore, may be 5-10 public inquiries. This would total at most 
£3 million, and the Government bear the majority of these costs, not businesses.  

25. Therefore, in line with the Better Regulation Framework guidance, we have completed a ‘de minimis’ 
assessment in replacement for a full regulatory impact assessment as the direct impacts on business 
will be under the £5 million per year. 

 

3.0 Costs and Benefits 

26. The following costs and benefits are described in relation to the “Do Nothing” option, which is the status 
quo.  

 

Option 0 – Do nothing 

27. This is the counterfactual in this impact assessment against which the other option has been assessed. 

28. In terms of businesses, according to the preliminary assessment of socioeconomic effects of the Crewe 
– Manchester section of HS2 contained in the Environmental Statement, a precautionary estimate of 
the number of jobs in businesses directly affected by the scheme is approximately 6,500.6 At this stage, 
we do not have detailed information about the businesses affected in terms of turnover, although this 
information will be collected as the scheme progresses. The impact on local areas in terms of 
employment will also need to consider the employment delivered directly by the scheme (in operating 
or maintenance roles) and the employment impact of development around stations which could 
mitigate the impact of business relocation in some areas. 

29. Assumptions are highly sensitive to the percentage of businesses that successfully relocate and there 
is significant uncertainty with regards to how many of these jobs will be saved. It is expected that HS2 
Ltd will provide support to businesses displaced by the HS2 scheme to find suitable relocation sites 
and as the scheme progresses more data can be gathered on the number of businesses and 
community facilities that are at greater risk of not being able to relocate through engagement with the 
affected organisation. 

30. In any event, under the Compensation Code the Government (as the promoter of the scheme) would 
have to provide compensation for any costs and expenses of relocating. If the business or community 
facility cannot reasonably be relocated, the Government would have to pay for total extinguishment 
which would amount to paying for the total market value of the business or community facility. 

31. At this stage, it is difficult to provide reliable estimates of the costs to the Government of compensating 
the affected businesses as claims under the Compensation Code for relocation costs or for 
extinguishment are complex and not enough information is available about the affected businesses 
themselves.  

Option 1 – Powers to promote Compulsory Purchase Orders 

Benefits 

32. Given the uncertainty in the number of jobs that could be relocated by efforts on the part of the 
businesses, it is difficult to say how many of these jobs reside in businesses which will need the 
exercise of the CPO powers on part of the Secretary of State. As such, we are uncertain about the 
scale of potential impact of the CPO powers.  

 
6
 HS2 Phase 2b (Crewe – Manchester) Environmental Statement, Volume 3: Route-wide effects, section 12.7 Businesses affected  
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33. The existence of the CPO powers would bring affected landowners and local authorities to the 
negotiating table more quickly in the areas where suitable relocation sites have been found. Again, this 
would be to avoid the future expense and burden associated with a planning inquiry in which the 
Secretary of State for Transport would be the ultimate decision maker. This may help facilitate more 
timely relocation of these organisations which could help reduce the number of businesses and 
community facilities extinguished by the scheme – probably without the actual exercise of the powers. 
This has the potential to reduce the costs of developing the scheme as fewer costly extinguishments 
would be required. 

34. It is difficult to assess how many businesses or community facilities could be aided by the presence of 
the CPO Powers given the varying nature and circumstances of the organisations affected by the 
scheme and the early stages of attempting to source alternative sites. The powers are most likely to 
be used where businesses are novel or unique and suitable sites cannot be found in the local area 
through a reliance on commercial negotiation alone. 

35. If a number for potential jobs that could be saved from creating these powers was available, we could 
potentially monetise them by using an average gross value added (GVA) figure proxied by average 
salaries over a three month period, for example (assuming that three months is the average time it 
takes for someone to regain employment). Therefore the monetised benefit of the scheme would be 
equal to the total number of jobs saved multiplied by the average salary in the UK. 

36. It is also possible that costs to the Government would be net positive, as more businesses would be 
able to find relocation sites and would not face total extinguishment. Any cost saving to the Government 
as a result of enabling more businesses to find relocation sites assumes that purchasing the business 
outright is more expensive then relocating them. At this stage, not enough information has been 
gathered about the operational details of the businesses affected (such as turnover and profitability) 
and therefore assessments about the total costs of compensation cannot be made. More information 
on this will be gathered as the Bill progresses through Parliament through greater engagement with 
those businesses affected. 

 

Costs 

37. It is possible that owners of land in which relocation sites have been identified could themselves be 
other businesses. If any objections are received, a public local inquiry would seek to establish whether 
there is enough of a public interest in the business being relocated to outweigh the effects on other 
businesses (that may face relocation or extinguishment) currently residing on the proposed relocation 
site. Any business currently residing on the proposed relocation site would have to pay for legal costs 
associated with raising objections at a public local inquiry and, as in the case above, would get these 
back only in the circumstance that they later fell out of scope of the CPO (perhaps as a result of their 
objections) or the CPO was withdrawn entirely. 

38. If, through use of the CPO powers, a Public Local Inquiry is triggered there could be additional costs 
to all parties from preparing for the Inquiry, which could take up to six months.  A public local inquiry 
would not necessarily be triggered; this would only occur if one of the parties objected to the terms of 
the CPO.  In addition, the inquiry itself could last for several weeks and the Planning Inspector would 
spend several weeks writing his report. However, the goal of the CPO powers is as an enabler to 
ensure that commercial negotiations are more likely to deliver a successful outcome and therefore this 
impact assessment assumes that no additional cases are triggered as a result of the powers.  

39. CPO costs arise from the administration and professional services required to prepare the order and 
to support the inquiry process (where needed).  The costs of an inquiry might typically be in the region 
of £0.1m to £0.3m for a single parcel of land depending on the complexity of the case with the 
Government covering the administration fees while each interest in the land would generally cover their 
own expenses if they intend to raise objections to the CPO in the inquiry7. 

Summary 

 
7
 Assuming an hourly wage of £20.211/hr based on ASHE 2016 mean average wage for professional occupations.  Assumes 7 months work for 

between four and twelve employees. 
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40. In summary, the preferred option is to pursue powers in the Phase 2b hybrid Bill to enable the Secretary 
of State for Transport to promote a Compulsory Purchase Order for the purposes of business 
relocation. This is justified on the basis that CPO powers for the Secretary of State would allow for the 
best possible chances of finding suitable land or premises for business relocation given that 
consideration of sites in different local authorities may be required 

 

3.0 Risks and unintended consequences 

41. We have assumed that no additional Public Local Inquiries are required as a result of the powers as 
they are reserve powers only intended to be used as a last resort if negotiations fail to achieve the 
desired outcomes in the appropriate period of time. This has been demonstrated on HS2 Phase One 
and Phase 2a, which sought the same measures and subsequently no public enquiries have been 
made in relation to compulsory purchase orders for business relocation.  

 

4.0. Wider impacts 

Business and Community Facility Relocation 

42. Aside from the aforementioned legal costs, there would be no additional costs to business as they 
would be compensated in line with the Compensation Code that would require payment for the full 
costs if relocation took place or would require the outright acquisition of the business in cases where 
it faced total extinguishment. 

43. More generally, for those businesses affected by the scheme itself, there are benefits as there is a 
greater likelihood that suitable relocation sites can be acquired and therefore the business can continue 
to operate instead of facing total extinguishment. 

Small and Micro Businesses 

44. As specified above, Small and Micro businesses could be affected by the exercise of these powers but 
in the event that their land was being acquired they would be fully compensated in line with the 
Compensation Code either for the costs of relocation or (if they could not be relocated) acquired 
outright. 

45. Under the proposed intervention, the Government will – where necessary – compensate and support 
the relocation of these businesses. As already set out above, the enhanced certainty, efficiency, and 
geographic reach provided by central government (as opposed to local authorities) will benefit 
organisations of all sizes throughout this process. We therefore do not believe there is a 
disproportionate regulatory burden on small businesses, and do not recommend applying a small 
business exemption to this policy. Indeed, there is a risk that if these organisations were excluded, 
they would be placed at a disadvantage and may receive less favourable outcomes than their larger 
peers.  

Equality 

46. It is not intended or expected that the exercise these powers will disproportionately affect any particular 
group of society. The CPO Power for Business Relocation could be exercised in relation to any 
business or community facility affected along the line of route. 

Summary 

47. In summary, the preferred option is to pursue powers in the High Speed Rail (Crewe – Manchester) 
Bill to enable the Secretary of State for Transport to promote a Compulsory Purchase Order for the 
purposes of business relocation. This is justified on the basis that CPO powers for the Secretary of 
State would allow for the best possible chances of finding suitable land or premises for business 
relocation given that consideration of sites in different local authorities may be required. 
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3.0 Post implementation review 
1. N/A 

1. Review status: Please classify with an ‘x’ and provide any explanations below. 

 
 Sunset 

clause 
  Other review 

clause 
  Political 

commitment 
  Other 

reason 
 X No plan to 

review 

Regulations to be reviewed every five years to ensure continued suitability. 

  
 
 
 
 
 
 
 
 

 
 

2. Expected review date (month and year, xx/xx): 
X X / X X 

 

Five years from when the 
Regulations come into force 

  

 
 
 
 
 
 
 

 
 

3. Rationale for PIR approach:  
 
Rationale for not conducting a PIR: 

Given the minimal impact of these deregulatory measures, a PIR is not proposed. 

 

 

 

 


