Appendix 9

Planning Assessments for Strategic
Employment Site Alternatives
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Joint Core Strategy Alternative Strategic Employment Site Appraisal Planning Matrix Site Reference: SA28
GENERAL INFORMATION
SA Site Reference
Site Name
Town
Gross Site Area (Ha)
Assumed Capacity
(Dwellings/ Floorspace)
Current Use
Greenfield/ Brownfield
Existing Planning Status

SA28
Daventry International Rail Freight Terminal (DIRFT) Phase 3 Rugby
Radio Station Site
Not Applicable
345ha
731,000m2

Agricultural/Former radio station
Greenfield/ Brownfield
The site is subject to a current national infrastructure application for a
Development Consent Order.
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new
development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations;
and
Ensuring new development promotes the use of sustainable travel
modes.

Yes.
The site does concentrate development at established rail connected
storage and distribution uses and maintain DIRFT as an
internationally significant centre for rail connected strategic
distribution.
Yes.
As a new employment extension, the development could offer
potential for sustainable design and construction and opportunities
for renewable energy.
More sustainable rail-based and rail-connected travel modes are only
likely for 40% of the warehousing; the rest (60%) will be lorry based
storage and distribution and this could also increase non sustainable
transport modes and car traffic associated with the M1. Sustainable
transport modes could be promoted – in association with expansion
of the existing employment functions at DIRFT - to improve links with
the nearby towns of Daventry and Rugby.
The site is not located within or adjacent to any nearby AQMA;
therefore any impact of development on air quality would need to be
assessed and mitigated but may be considered negligible.
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Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner
in response to regeneration and new development in West
Northamptonshire.

Parts of the site are affected by flood zone 3.
Yes.
It is anticipated that any development in a strategic location will be
required to deliver local services to meet demand from growth.
Development will also be required to link into the existing network of
green infrastructure.
Growth at all locations across Northampton will require upgrades to
utilities infrastructure. The site represents an intensification of activity
in a location already developed to strategic distribution activities so
may be able to utilise existing infrastructure. The site adjoins an
existing road network to provide connections for parts of the DIRFT
site.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing,
combat congestion in our main towns and town centres, reduce
carbon emissions and address social exclusion for those in both rural
and urban areas who do not have access to a private car.

There are major improvements proposed to the roads networks
further afield to cope with the traffic generated. This site would need
to contribute to these mitigation measures and the delivery of
development would be subject to the provision of necessary highway
infrastructure.
Means of seeking satisfactory resolution of these issues is being
addressed through the process of preparing development proposals
for a Development Consent Order for the site.
Yes.
Development of all strategic sites will be required to deliver a network
of travel modes to and throughout the site. The location of the site
away from residential development and existing towns could increase
travel distances. However the site is potentially of such a scale that it
could operate bus services or other forms of more sustainable
transport.
Residential development at nearby villages including Kilsby, Crick
and Lilbourne may offer employment opportunities accessible by
sustainable travel arrangements to residents in this location –
including through walking and cycling links.
It is also recognised that proposed development of a Sustainable
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Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports
and links new and existing communities physically and socially, to
achieve social cohesion and address the areas of deprivation identified
in parts of Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making
it the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the
delivery of the Northampton Central Area Action Plan.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.

Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles
to ensure their communities are self-sufficient sustainable places and
the towns are the focus of services and facilities for surrounding
villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by
taking advantage of our internationally well-placed location, strategic
transport network and proximity to London and Birmingham
Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment

Urban Extension in Rugby Borough adjacent to DIRFT will increase
the residential population close to the site.
No.
The location of the site physically adjoins existing rail related storage
and distribution facilities, but is located away from existing urban
areas. It does not provide the opportunity for physical and social links
between new and existing communities but will provide a substantial
number of jobs and provide nationally related infrastructure next to
an existing facility.
No.
Development in this location will not directly support the regeneration
of Northampton’s town centre. It is recognised however that the
provision of new job opportunities and subsequent increase in
disposable income will have a positive impact on a wide area
including Northampton.
No.
Development in this location will not directly support the regeneration
of Daventry’s town centre. It is recognised however that the provision
of new job opportunities and subsequent increase in disposable
income will have a positive impact on a wide area including Daventry.
No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
Strategic development across West Northamptonshire will support
growth of the sub-region and specifically takes advantage of the
location of DIRFT and the existing mainline railway and potential of
HS2 freeing up rail capacity.
Yes.
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clusters and business development focused on a low carbon economy.
Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our
communities through supporting the development of West
Northamptonshire's learning infrastructure and strengthening the link
between local businesses and local schools, Moulton and
Northampton Colleges, the University of Northampton and Daventry
and Silverstone University Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure
all residents have access to a home that they can afford and that
meets their needs. Housing development will be focused at the most
sustainable location of Northampton, supported by Daventry and
Towcester and Brackley in their roles as rural service centres with
limited development in the rural areas to provide for local needs and
support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and
remain vital.
Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester
and Brackley.

The location on the road/ rail network and the semi-rural environment
could provide a significant advantage to specialist business
development.
Uncertain.
The site could deliver a strategic scale of job opportunities and may
attract new businesses to the area but linkages with the educational
sector would be dependent on the exact nature of future occupiers.
Not Applicable.

Yes.
The site would provide a range of employment opportunities which
will be particularly accessible to the nearby villages of Kilsby,
Lilbourne and Crick.
No.
Development of a strategic employment site at this location would not
support rural diversification.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure.
There is a potential Local Wildlife Site in the centre of the site which
given the size of the site could be mitigated. Additional potential
Local Wildlife Sites lie immediately to the south and to the east
(although across the M1).
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There may be opportunities for the enhancement of GI provision on
the site.

Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy
and attractive place for residents, visitors and businesses.

Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West
Northamptonshire, and to recognise their role in providing a sense of
place and local distinctiveness.

Policy S1 A) – Development will be concentrated primarily in and
adjoining the principal urban area of Northampton.
Policy S1 B) - Appropriate development of a lesser scale will be
located in and adjoining the sub-regional centre of Daventry town.

Means of seeking satisfactory resolution of these issues is being
addressed through the process of preparing development proposals
for a Development Consent Order for the site, including ecological
assessment as part of an Environmental Assessment prepared for
the site. Proposed provision includes a 70ha park to the north of the
site (towards Lilbourne) and other mitigation across the site.
Uncertain.
Each development allocation across West Northamptonshire would
be required to meet high levels of urban design.
Means of seeking satisfactory resolution of these issues is being
addressed through the process of preparing development proposals
for a Development Consent Order for the site, which include
consideration of and provision for a high standard of design,
landscaping and layout.
Uncertain.
Design of the site would need to take into account the setting of listed
buildings and conservation areas. The site lies outside the Daventry
cultural heritage sensitivity assessment.
Means of seeking satisfactory resolution of these issues is being
addressed through the process of preparing development proposals
for a Development Consent Order for the site. This includes an
Archaeology and Heritage Assessment as part of an Environmental
Statement prepared for the site to indicate that the potential impact
on relevant assets could be mitigated, which will be considered as
part of detailed proposals.
No.
This site is not located near Northampton.
No.
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Policy S1 C) - The development needs of the rural service
centres of Towcester and Brackley and the rural areas will also
be provided for.
Policy S1 D) - New development in the rural areas will be limited
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
rural communities;
Shortening journeys and facilitating access to jobs and services;
Strengthening rural enterprise and linkages between
settlements and their hinterlands; and
Respecting the quality of tranquility.

The site is not located adjoining the built area of Daventry.
No.
This site is not located near to Towcester or Brackley.
Uncertain.

Development of this site will require careful masterplanning to
maintain the distinctive character of nearby villages such as
Lilbourne. However, it is recognised that an extension to this
international terminal provides significant economic benefits to the
sub-region. Delivery of the site will provide opportunities for local
people through the increase in jobs at all levels in a variety of
sectors.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located adjoining an existing strategic employment area.
Relationship with other settlements
The site is near to the villages of Crick, Lilbourne and Kilsby. The
relationship with the town of Rugby is likely to intensify subject to
development of a Sustainable Urban Extension adjacent to the
DIRFT site.
Potential for defensible boundary
The A5 to the west and the M1 to the east provides a defensible
boundary. The existing DIRFT employment area is located to the
south. Open countryside provides the boundary to the north
(extending towards Lilbourne), with this area identified as a possible
new park to address these issues in this part of the site.
DELIVERABILITY
Available
The site is being promoted and is controlled via a combination of the
site promoters and other third parties, all of whom are seeking to
bring forward proposals for the site through a Development Consent
Order application. Areas of land not under the promoters control may
need to be acquired for access but are not essential for delivery of
the site.
Suitable
Strategic location adjacent to existing major facility, but detached
from the main urban area in open countryside. However, proposals
reflect the intensification of an existing nationally significant
distribution centre within a semi-rural environment with few
constraints; therefore the location could provide a significant
advantage and appropriate location to specialist business
7
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Achievable within the Plan period

Infrastructure capacity and cost issues

SA CONCLUSION

development.
Availability may not be a constraint on delivery, but the site is so
large that not all of it may be developed in the plan period. The site is
subject to a current national infrastructure application for a
Development Consent Order for the site.
Site specific infrastructure and cost issues are uncertain but
satisfactory resolution of these issues is being addressed through the
process of preparing development proposals for a Development
Consent Order for the site.
Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.

Potential significant negative effects identified on the following SA
objectives:
Air quality and noise;
Biodiversity, flora and fauna.
REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE
This site is included for the next stage of assessment for the
following reasons:
The site provides the opportunity to provide a nationally
important rail related storage and distribution proposal,
adjacent to an existing facility and associated employment in
West Northamptonshire;
The site is potentially suitable and available;
The SA has not identified any significant environmental
constraints which could not be mitigated, particularly when
balanced against other social and environmental benefits.
STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.
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C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

C

Infrastructure and viability

C

Flood risk, waste water and water resources

C

Detailed consideration of highways improvements and mitigation
associated with access and the nature of trip generation is being
considered within the process of preparing proposals for a
Development Consent Order for the site.
The location of the site in an isolated location means that existing
opportunities for sustainable travel modes are limited, but there are
opportunities to promote and enhance these as part of development
proposals, in-particular connections to the nearest towns of Daventry
and Rugby. Development represents an intensification of activity at
the site and offers potential economies of scale to further improve
current links.
The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site, while additional
costs may be associated with mitigating potential impacts on the
landscape and the provision of green infrastructure and ecological
mitigation associated with the semi-rural location and open
countryside.
Satisfactory resolution of these issues is being addressed through
process of considering proposals for a Development Consent Order
for the site.
Most of the site is within flood zone 1 and as such would be at
minimal risk from fluvial flooding. Areas to the western boundary and
to the north crossing the site are affected by flood zone 3, which
equates to approximately 10% of the site area.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that run-off
is not increased by the development and as far as practicable is
reduced to greenfield run off rates. It is anticipated that this will
require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
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connected into the local drainage network developed to serve the
existing DIRFT site. Capacity in the local network is uncertain and
local system upgrades to connect may be required. Further work may
be required to confirm capacity and to ensure that any increase in
spills from overflows does not pose a downstream water quality or
flood risk issue.

Visual sensitivity

C

Proximity to existing villages, towns and other development

C

Water supply is likely to be available with an appropriate water
supply infrastructure scheme and subject to high standards of water
efficiency. Further investigation may be required to link into the
existing DIRFT network.
The additional impact on visual sensitivity is considered to be limited.
Proposals for development on the site represent an extension (and
intensification) of existing activity at this location. DIRFT contains a
significant amount of existing infrastructure and development
associated with strategic distribution and related commercial activity,
including rail and road links and renewable energy provision.
The change in elevation across the site generally follows an upward
gradient from the south-east to the north-west, with steeper gradients
to the southern end of the proposed site. The aspect of the site,
coupled with proposed landscaping to the north of the site (towards
Lilbourne), existing infrastructure and the M1 adjacent to the east
suggests that development on the site proposed (Phase 3) would not
significantly increase the visual impact of development in this
location.
Within West Northamptonshire, the site is nearest to the town of
Daventry. Rugby is located immediately to the west; where the
relationship may be enhanced by the proposed development of a
Sustainable Urban Extension adjacent to the DIRFT site. There is
opportunity to promote and enhance sustainable transport
connections with these locations as part of providing a significant
increase in job opportunities.
Proposals reflect the intensification of an existing nationally
significant distribution function and related economic development
within a semi-rural environment with few constraints; therefore the
10
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location could provide a significant advantage and appropriate
location to specialist business development.

Delivery of the site

C

Proposals for the site involve consideration of landscape and visual
assessment prepared as part of an application for a Development
Consent Order submitted on the site.
Proposals for the site have been developed and submitted to PINS
as an application for a Development Consent Order on the site.
Subject to the PINS following detailed consideration of the
application, the proposals offer evidence for the potential for
satisfactory resolution in terms of necessary infrastructure and
landscape provision and mitigation. Phase II of the DIRFT
development contains existing available land (or plots under
construction) but land provided at DIRFT III is expected to be
commercially viable and likely to appeal to further occupiers over the
plan period. Given the scale of proposals and realignment of existing
infrastructure (including relocation of the rail freight interchange)
suggests implementation for the site would constitute a long-term
and may extend up to and beyond the submitted plan period to
2026.

CONCLUSION - REASONS FOR INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site provides the opportunity to provide a nationally important rail related storage and distribution proposal, adjacent to an existing
facility and associated employment in West Northamptonshire;
The site is potentially suitable and available;
The SA has not identified any significant environmental constraints which could not be mitigated, particularly when balanced against
other social and environmental benefits.
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GENERAL INFORMATION
SA Site Reference
SA29
Site Name
Land Adjacent to Pineham Business Park
Town
Northampton
Gross Site Area (Ha)
15.9
Assumed Capacity
51,000m2
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
None.
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Yes.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in

The site does concentrate development at Northampton, it
physically adjoins the built up urban area.
Uncertain.
As a new employment extension, the development could offer
potential for sustainable design and construction and
opportunities for renewable energy.
Sustainable travel modes could be promoted. The site is adjacent
to an existing area of employment activity and travel-to-work
behaviours may be influenced by current patterns in this area.
There is scope for additional jobs on this site to provide
economies of scale to support existing sustainable transport
options e.g. bus routes although the scale of development
proposed may restrict these from being strategic in nature.
The site is located adjacent to the M1 motorway AQMA and as
such the impact of development on air quality would need to be
assessed and mitigated.
Uncertain.
It is anticipated that any development in a strategic location will be
required to deliver local services to meet demand from growth.
The site adjoins an existing road network and it may not need
12
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West Northamptonshire.

significant new development. As a proposed extension to the
Pineham Business Park the requirements of the development
would need to have reference to infrastructure provision made
under previous phases of the development, including the level of
‘future-proofing’ associated with this.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

There are significant highways constraints on major routes around
Northampton and a series of measures have been identified to
mitigate the impacts of growth. This site would need to contribute
to these mitigation measures and the delivery of development
would be subject to the provision of necessary highway
infrastructure.
Yes.
The proposed site represents an extension to an existing area of
employment land that forms part of the built urban area of
Northampton, providing job opportunities in relatively close
proximity to the urban residential population. The relationship in
terms of connections is therefore likely to reflect those of current
occupiers in the Pineham employment area, whilst there is scope
to enhance and improve existing sustainable transport links as
part of the development.
Development may also reflect the competitive advantage offered
by the site’s location in terms of connections to the strategic road
network in close proximity (M1 Junction 15A) and high levels of
distribution (by road) activities undertaken by existing occupiers.
Yes.
The location of the site physically adjoins the existing urban area
used for employment purposes and provides the opportunity for
physical and social links between new and existing communities
and will provide a number of jobs. The development of the site
would be able to utilise existing services and facilities whilst
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Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

providing new development to improve the employment
opportunities on offer which could benefit the existing community.
Uncertain.
Proposals for the development of the site represent an extension
to an existing area of employment floorspace forming part of the
main urban area of Northampton.
This site in itself may not be sufficiently large for any such benefits
to be considered strategic in nature; the provision of new job
opportunities would be considered positive but at a scale below
that associated with the growth of new communities thus giving
limited direct association with the regeneration of Northampton
Town Centre.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham

Objective 9 – Specialist Business Development

The relationship with the town centre will also be dependent on
the type of development proposed on site.
No.
Development in this location is unlikely to support Daventry town
centre.
No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
The location of the site near to Northampton Town centre and
forming part of the main urban area could make it attractive for
new economic development. As an extension to an existing area
of commercial activity at Junction 15A of the M1 the site benefits
from good connections to the strategic transport network that
maximise West Northamptonshire’s setting in relation to other
main centres, which have previously attracted adjacent occupiers
to this location.
Yes.
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To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.

Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and

The location on the existing road network and the semi-rural
environment could provide a significant advantage to specialist
business development. As an extension to an existing area of
commercial activity forming part of the main urban area of
Northampton there is scope for linkages and economies of scale
between new and existing occupiers in the immediate vicinity and
across the town.
Uncertain.
The proposed development would deliver job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
future occupiers.
This site may not be sufficiently large for any such benefits to be
considered strategic in nature.
Not Applicable.

Uncertain.
The site is located near to the village of Kislingbury but would still
be physically divorced due to remaining areas of open
countryside. As the site represents an extension to an existing
area of employment land development in this location would
reflect the relationship between current employment opportunities
and this settlement.
No.
The site would require the development of agricultural land.Grade 3.
Uncertain.
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enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.
Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton
Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 c) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
Policy S1 d) - New development in the rural areas will be limited
with the emphasis being on:

Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of GI provision on the site.
The site is classified as high-medium landscape sensitivity and
therefore development could have a significant negative effect on
landscape character. Potential and existing Local Wildlife Sites lie
within 1km of the site.
As an extension to an existing area of employment development it
would be necessary for proposals to mitigate and enhance the
relationship between new (and existing) development and these
assets. On the basis of the scale of development proposed it is
considered that this could be achieved as part of the scheme; the
implications are unlikely to be strategic in nature but will depend
on the precise nature of development proposals.
Yes.
Each development allocation across West Northamptonshire
would be required to meet high levels of urban design.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas.
Yes.
The site is located on the same side of the M1 as the built area of
Northampton and adjoins the urban area.
No.
The site is located adjoining the built area of Northampton.
No.
The site is located adjoining the built area of Northampton.
Yes.
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Enhancing and maintaining the distinctive character and vitality of
Allocation of this site would reduce the need for allocations across
rural communities;
rural West Northamptonshire.
Shortening journeys and facilitating access to jobs and services;
Strengthening rural enterprise and linkages between settlements
and their hinterlands; and
Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located to the north of the M1 and would adjoin an
existing employment area.
Relationship with other settlements
The site is near to the village of Kislingbury.
Potential for defensible boundary
The M1 provides a defensible boundary to the south with open
countryside to the west and north with existing employment uses
to the east.
DELIVERABILITY
Available
The site is promoted and this is reflected by a submission as part
of the SA pro-forma process. The site is under option to the site
promoters but controlled via a third party.
Suitable
Location north of the M1 adjacent to an existing employment area
and the main urban area of Northampton. A SHLAA record for a
larger area (which incorporates this site) indicates that smaller
proposals within this area could be sustainably developed. As an
extension to an existing employment area it is considered suitable
proposals to provide new floorspace could be developed that
have regard to the material considerations affecting the site
(including impact on infrastructure and the landscape), but the
resulting scale of development may be too small to be considered
strategic in nature.
Achievable within the Plan period
The proposed site represents a relatively small extension to an
existing employment area - actively promoted through the SA proforma process. The adjacent site is well occupied and actively
used; additional floorspace on the site proposed is likely to be
attractive to the market given take-up on the adjacent site. On this
basis the additional floorspace proposed on the site is likely to be
deliverable in the first half of the plan period. However, the
additional floorspace that could be provided as a result of the
proposals may not be considered strategic in nature.
Infrastructure capacity and cost issues
Site specific infrastructure and cost issues are uncertain and
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SA CONCLUSION

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

would likely be considered in relation to infrastructure provision in
the adjacent employment location at Pineham Business Park. A
key constraint would be the capacity and agreement of the
Highway Agency to access Junction 15A and the cost of any
mitigation if acceptable and impacts on other roads. It is unclear
whether the scale of development proposed in this location would
have any resulting impact on this strategic capacity when
considered in relation to the existing occupiers and current
activity.
Potential significant positive effects identified on the following SA
objectives:
• Labour, market and economy.
Potential significant negative effects identified on the following
SA objectives:
• Air quality and noise
• Biodiversity, flora and fauna
• Landscape and townscape
This site is included for the next stage of assessment for the
following reasons:
The site provides the opportunity to provide employment
and growth adjoining Northampton.
The site is potentially suitable and available
The SA has not identified any significant environmental
constraints which could not be mitigated, particularly when
balanced against other social and environmental benefits.
The site could be ruled out on the basis that the scale of
development proposed relates to a site below that considered of a
strategic nature in the JCS – being a site under 40ha gross area.
However a final conclusion on these grounds will be determined
following further detailed assessment (in Stage 2) as a result of
the inclusion of other sites below 40ha in size (namely Houghton
Gate SA31) through to this stage at the request of the
Examination Inspector.
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STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

C

Infrastructure and viability

C

No detail on precise highway improvements is available at this
time although development would be likely to utilise existing
connections related to the Pineham employment area. In isolation,
the site would not cause capacity issues but, in combination with
the growth required around Northampton, issues related to the
A45 may be an absolute constraint. The development may be
required to contribute towards strategic network improvements as
identified within the Northampton Growth Management Strategy.
Development of this scale would require delivery of:
Upgrades to utilities infrastructure. The amount of spare
capacity in the network is unknown at this stage;
Mitigation measures to address highways constraints which
may impact on delivery;
The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site.

Flood risk, waste water and water resources

C

Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
All of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
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practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the nearby existing network sewer. Capacity in the local network
is uncertain and local system upgrades to connect may be
required. Modelling has indicated that there is capacity for existing
SUE proposals, without causing an increase in foul flooding;
however development could increase spills from combined sewer
overflows in Northampton. Further work may be required to
confirm capacity and to ensure that any increase in spills from
overflows does not pose a downstream water quality or flood risk
issue.

Visual sensitivity

C

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The site is low lying and would generally reflect the aspect of the
existing Pineham employment area to the east, sloping slightly
from the north-east to south-west. As an extension to an existing
area of commercial development the site is unlikely to represent a
significant change to the existing visual profile of the location. The
site is located adjacent to the M1 and would represent an
extension of commercial development visible from this corridor.
The nearby village of Kislingbury retains its separate identity as it
is located in open countryside outside Northampton. Proposed
development of the site for employment uses would have a
consistent visual relationship with existing commercial premises to
the west and south; landscaping would be required to ensure
protection of the setting of Kislingbury to the west.
Landscape assessment of the site as part of the proposed
development suggests screening and landscaping to the west of
the site could mitigate impacts in this direction but there may be
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Proximity to existing villages, towns and other development

C

Delivery of the site

C

effects on the developable area of the site as a result as
considering these measures in detail.
Proposed development of the site for employment uses would be
well related to existing commercial premises to the east but would
represent intrusion of development types out of keeping with the
residential and rural character of Kislingbury and open
countryside to the west of the site. The exact nature of such
impacts would depend on specific development proposals and
mitigation provided through landscape and green Infrastructure
provision.
Evidence,indicates that as an extension to an existing
employment area suitable proposals to provide new floorspace
could be developed that have regard to the material
considerations affecting the site (including impact on infrastructure
and the landscape). The resulting scale of development is likely to
be deliverable within the plan period but is too small to be
considered strategic in nature (i.e. below 40 ha).
Additional mitigation costs may also be associated with
consideration of the setting of Kislingbury to the west. Highways
infrastructure requirements for the site in isolation may be of a
scale that would not impact on delivery of the site, but would need
to be considered in combination with other proposed development
and contribute to the requirements for Northampton overall. The
site is likely to be attractive for economic development in-line with
the proposed use of the site, given the successful operation of the
Pineham employment area for similar functions adjacent to the
site.
However, the scale of mitigation likely to be associated with
considering detailed proposals for the site may impact
opportunities to viably develop the site. The scale of development
proposed is not considered strategic (i.e. below 40ha gross site
area) and the site is precluded from identification in the Joint Core
Strategy on this basis.
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CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site is too small (i.e. below 40ha) to be identified as a strategic employment site in the Joint Core Strategy.
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GENERAL INFORMATION
SA Site Reference
Site Name
Town
Gross Site Area (Ha)
Assumed Capacity
(Dwellings/ Floorspace)

SA 31
Houghton Gate
Northampton
19.5
80000m2 B1 - if developed as a solely commercial scheme; or
50,000m2 B1 - if developed as a mixed-use scheme incorporating
250 dwellings (on 7ha) on the western portion of the site.
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Uncertain.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

The site concentrates growth at Northampton and will support a
focus for employment development in support of well-integrated
neighbourhood communities. The precise nature of development
proposed indicates a substantial provision of B1 (office
floorspace) and could potentially undermine the attractiveness of
the town centre for office uses.
Uncertain.
As a new employment area the development could offer potential
for sustainable design and construction and opportunities for
renewable energy.
Sustainable travel modes could be promoted. The site is adjacent
to an existing area of employment activity and travel-to-work
behaviours may be influenced by current patterns in this area.
There is scope for additional jobs on this site to provide
economies of scale to support existing sustainable transport
options e.g. bus routes although the scale of development
proposed may restrict these from being strategic in nature.
The site borders the floodplain of the River Nene but only a small
area of the site adjoining the northern boundary is within flood
zone 2 and 3. As such the majority of the site is likely to be
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Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in
West Northamptonshire.

resilient to the risk of fluvial flooding.
Uncertain.
Development will be required to link into the existing network of
green infrastructure. The site adjoins and is partly within the Nene
Valley Sub-Regional Green Infrastructure Corridor. The site is
also adjacent to the Special Protection Area (SPA). The current
use as open fields means that the site forms part of the wider
green infrastructure network which adjoins the SPA. Therefore the
design will need to be appropriate to integrate with the existing
corridor and new links created to strengthen the network.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.
Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

There are significant highways constraints on major routes around
Northampton and a series of measures have been identified to
mitigate the impacts of growth. This site would need to contribute
to these mitigation measures and the delivery of development
would be subject to the provision of necessary highway
infrastructure.
Uncertain.
The site proposed site is adjacent to existing employment land
that forms part of the built urban area in South / East
Northampton, providing job opportunities in relatively close
proximity to the urban residential population. The location of the
site provides scope to enhance and improve existing sustainable
transport links as part of the development. The site is well located
adjacent to the A428 with nearby access to a junction of the A45.
Yes.
The location of the site adjoining the existing urban area provides
the opportunity for physical and social links between new and
existing communities, including Great Houghton and provide for
jobs. The development of the site would be able to utilise existing
services and facilities whilst providing new development which will
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Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

benefit the existing community.
Uncertain.
Proposals for the development of the site represent an extension
to an existing area of employment floorspace forming part of the
main urban area of Northampton.
This site in itself may not be sufficiently large for any such benefits
to be considered strategic in nature; the provision of new job
opportunities would be considered positive but at a scale below
that associated with the growth of new communities thus giving
limited direct association with the regeneration of Northampton
town centre.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham
Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.

The relationship with the town centre will also be dependent on
the type of development proposed on site. The proposal is for a
solely Office Campus (B1) use and this would compete with the
town centre and undermine the Joint Core Strategy policies which
seek to focus office development in the centre of Northampton.
No.
Development in this location will not support Daventry town
centre.
No.
Development in this location will not support Towcester and
Brackley town centres.
Yes.
The location of the site on the strategic road network and its
proximity to existing business and employment uses on the
Bedford Road and at Brackmills could make it attractive for new
economic development.
Yes.
The location on the road network and the semi-rural environment
could provide a significant advantage to specialist business
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Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

development.
Uncertain.
The proposed development would deliver job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
future occupiers.
This site may not be sufficiently large for any such benefits to be
considered strategic in nature.
Not applicable.

Uncertain.
The site is located near to the north of the village of Great
Houghton, and could provide accessible jobs for this settlement
as well as across the urban area of Northampton.
The development would, however, also have an adverse impact
on the scale and character of this rural community.
No.
The site would require the development of agricultural land the
majority of which is classified as being Grade 3.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. This site adjoins and is
partly within the Nene Valley Sub-Regional Green Infrastructure
Corridor. There may be opportunities for the enhancement of
green infrastructure provision on the site.
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The site is classified as high /medium landscape sensitivity and
therefore development could have a significant negative effect on
landscape character.

Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.
Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”

The development of the site would need to reduce any likely
significant effects on the adjacent Upper Nene Gravel Pits
SPA/Ramsar site (also including a Local Wildlife Site - LWS)
including the loss of a field identified as important and optimal for
feeding birds in relation to the integrity of the SPA/Ramsar site to
the north. A Habitats Regulations Assessment would be required.
Potential Wildlife Sites also lie within 1km of the site.
Yes.
Each development allocation across West Northamptonshire
would be required to meet high levels of urban design. Design of
this site will need to reflect the nearby SPA/Ramsar site
objectives.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings, conservation areas and adjacent scheduled
ancient monument(s).
Great Houghton Conservation Area which includes a number of
listed buildings is approximately 200m to the south of the site.

Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton

Policy S1 B) - Appropriate development of a lesser scale will be located

The SA identifies an uncertain minor negative effect on
archaeology and cultural heritage. Further investigation would be
required.
Yes.
The site is located adjoining the built area of Northampton and is
separated from the the northern edge of Great Houghton by the
Bedford Road. The adjoining land in Great Houghton to the south
of Bedford comprises playing fields attached to the Preparatory
School.
No.
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in and adjoining the sub-regional centre of Daventry town

The site is located adjoining the built area of Northampton.
No.

Policy S1 C) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
The site is located adjoining the built area of Northampton.
Policy S1 D) - New development in the rural areas will be limited
Uncertain.
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
Allocation of this site would reduce the need for allocations across
rural communities;
rural West Northamptonshire and improve access to jobs, but
Shortening journeys and facilitating access to jobs and services;
would impact on the distinctiveness of Great Houghton.
Strengthening rural enterprise and linkages between settlements
and their hinterlands; and
Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
If developed in isolation the site would be physically attached to
the existing urban area at its western end and immediately to the
south of Bedford Road there is a private school site in Great
Houghton village.
Relationship with other settlements
The site would extend the development of Northampton to the
south east and would compromise the physical separation and
setting between the town and the nearby village of Great
Houghton.
Potential for defensible boundary
The development of the site represents an extension of
Northampton into the open countryside. The boundary to the north
is defined by the SPA/ Ramsar site to the south by the A428 and
the west by existing development. The eastern boundary is
undefined and represents the area of the site with a relationship to
the setting of Great Houghton to the south-east.
DELIVERABILITY
Available
The site has been promoted and is available.
Suitable
The SHLAA notes that the site is located adjoining built settlement
in Northampton but notes that the potentially likely significant
effects on the SPA/ Ramsar may not be capable of mitigation. .
Achievable within the Plan period
The SHLAA however concludes that the environmental
constraints relating to the SPA/ Ramsar site may not be capable
of mitigation.
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Infrastructure capacity and cost issues

SA CONCLUSION

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

Site specific infrastructure and cost issues are uncertain, but initial
assessment has identified the following issues:
Junction capacity on the A45;
Improvements to the local road network including connection
to the A428;
Mitigation measures associated with the small area of flood
risk;
Mitigation of likely effects on SPA/ Ramsar site;
Incorporation of the existing green infrastructure corridor and /
or necessary measures to mitigate the impact on the SPA /
Ramsar site to the north.
Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.
Potential significant negative effects identified on the following SA
objectives:
Biodiversity, flora and fauna;
Landscape and townscape.
This site is ruled out for the following reasons:
Development on the site is likely to have a significant effect on
the adjacent SPA/Ramsar site;
Development would infill land to the south east of
Northampton and negatively impact on the village of Great
Houghton;
The intended provision of a level of B1 Office floorspace in a
location outside the town centre is of a scale considered
contrary to the objective of regenerating the town centre.
The site is too small (i.e. below 40ha) to be considered as a
strategic employment allocation in the Joint Core Strategy.
The site is included for the purposes of the Stage 2 assessment
as a result of its inclusion on the shortlist drawn up at the request
of the Inspector in developing the ‘Scope of Works’ for the SA /
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STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

SEA Addendum.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

B

Infrastructure and viability

B

No detail on precise highway improvements is available at this
time although it is considered that development would require a
new access to the A428. In isolation, the site would not cause
capacity issues but, in combination with the growth required
around Northampton, issues related to the A45 would be an
absolute constraint. The development would be required to
contribute towards strategic network improvements as identified
within the Northampton Growth Management Strategy.
Development of this scale would require delivery of:
Upgrades to utilities infrastructure. The amount of spare
capacity in the network is unknown at this stage;
Mitigation measures to address highways constraints which
may impact on delivery.
The nature of on-site infrastructure provision will be based on
the precise nature of development proposals for the site but
significant additional costs may be associated with the
mitigation of impacts upon the Upper Nene Gravel Pits SPA /
Ramsar site and the provision of green infrastructure
associated with the location.

Flood risk, waste water and water resources

C

Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
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Most of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding. A small part of the northern part
of the site is located with flood zones 2 or 3.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the nearby existing network sewer. Capacity in the local network
is uncertain and local system upgrades to connect may be
required. Modelling has indicated that there is capacity for existing
SUE proposals, without causing an increase in foul flooding,
however development could increase spills from combined sewer
overflows in Northampton. Further work may be required to
confirm capacity and to ensure that any increase in spills from
overflows does not pose a downstream water quality or flood risk
issue.

Visual sensitivity

B

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The site is low lying and visible from a wide area. Development
next to the SPA / Ramsar site would have a significant negative
impact on these environmental designations.
The nearby village of Great Houghton retains its separate identity
as it is detached from the urban part of Northampton.
Development to the west of the site would have less visual impact
on Great Houghton.
Proposed development of the site for employment uses would
have a consistent visual relationship with existing commercial
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Proximity to existing villages, towns and other development

B
Delivery of the site

B

premises to the west and south but would have a more significant
effect on the residential and rural setting of Great Houghton to the
south east as an extension into the open countryside.
Proposed development of the site for employment uses would be
well related to existing commercial premises to the west and
south but would represent intrusion of development types out of
keeping with the residential and rural character of Great Houghton
in close proximity to the south-east of the site.
Evidence indicates that the location of the site is likely to have
significant effects on the adjacent Upper Nene Gravel Pits
Ramsar / SPA; the scale of mitigation required is likely to be
extensive, may impact on the developable area of the site and
may not be deliverable within the original plan period (to 2026).
Highways infrastructure requirements for the site in isolation may
be of a scale that would not impact on delivery of the site, but
would need to be considered in combination with other proposed
development and contribute to the requirements for Northampton
overall.
The delivery of new office floorspace in Northampton has been
limited over the last 5 years and opportunities exist to concentrate
office development in Northampton town centre in-line with the
Joint Core Strategy objectives, as well as remaining land at other
locations outside the town centre. Demand for the site is unlikely
to be significant in the short to medium term and this may further
impact on the prospects to viably develop the site.
The scale of development proposed is not considered strategic
(i.e. the site is below 40 ha) and the site is also precluded from
identification in the Joint Core Strategy on this basis. The extent
of mitigation likely to be associated with considering detailed
proposals for the site may further reduce the developable area for
employment land and thus the potential for significant provision of
employment floorspace.
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CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The scale of development proposed is not considered strategic (i.e. the site is below 40 ha) and the site is also precluded from
identification on this basis.
Development on the site is likely to have a significant effect on the adjacent SPA/ Ramsar site.
The extent of mitigation likely to be associated with considering detailed proposals for the site may further reduce the developable area
for employment land and thus the potential for significant provision of employment floorspace.
Development would infill land to the south east of Northampton and negatively impact on the village of Great Houghton.
The intended provision of a level of B1 Office floorspace in a location outside the town centre is of a scale considered contrary to the
objective of regenerating the town centre. The site is too small (i.e. below 40ha) to be identified in the Joint Core Strategy.
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GENERAL INFORMATION
SA Site Reference
SA36 and SA50
Site Name
Midway Park Junction 16
Town
Northampton
Gross Site Area (Ha)
170
Assumed Capacity
420,000m2
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Uncertain.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

The site concentrates development at Northampton, provides new
employment opportunities and would expand the local economy.
However, it is physically divorced from the built up urban area by
an area of open countryside (including some areas of land
identified for development but as yet unbuilt) and the village of
Harpole.
Uncertain.
As a new employment allocation of strategic scale the
development could offer potential for sustainable design and
construction and opportunities for renewable energy.
Sustainable travel modes could be promoted; there are existing
footpaths crossing the site and opportunities may exist to enhance
walking, cycling and public transport corridors along the A4500
connecting to Northampton (and also Daventry). However, the
relatively detached location of the site adjacent to the M1 could
reduce the opportunities for sustainable forms of travel and could
encourage further car-borne commuting.
Although he site is not located immediately adjacent to the M1
motorway AQMA (the nearest part being over 2.5km away); the
impact of development on air quality would still need to be
assessed and mitigated as necessary.
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Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in West
Northamptonshire.

A small part of the south eastern part of the site is located with
flood zones 2 or 3 but the majority of the site is likely to be
resilient to the risk of fluvial flooding.
Uncertain.
It is anticipated that any development in a strategic location will be
required to deliver local services to meet demand from growth.
Development will also be required to link into the existing network
of green infrastructure.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure. The development of new employment
floorspace in this greenfield location would be divorced from any
existing commercial land uses potentially increasing the costs of
such provision.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

There are significant highways constraints on major routes around
Northampton, including at Junction 16, and a series of measures
have been identified to mitigate the impacts of growth. This site
would need to contribute to these mitigation measures and the
delivery of development would be subject to the provision of
necessary highway infrastructure and agreement of the Highways
Agency.
Uncertain.
Development of all strategic sites will be required to deliver a
network of travel modes throughout the site.
The proposed development of B2 / B8 employment floorspace
reflects the competitive advantage offered by the site’s location in
terms of connections to the strategic road network in close
proximity (in particular M1 Junction16) and high levels of
distribution (by road) associated with these activities. The location
would facilitate such journeys taking place outside the main urban
area but within the proximity of Northampton. A lorry park is
included as part of the proposals, which if delivered could relieve
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some congestion associated with road-based distribution from the
local road network.

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

The site would represent a new area of commercial development,
separated from the main urban settlement by the open
countryside. Although in-part dependent on any precise proposals
for improving sustainable transport connections, the location close
to the M1 could encourage longer distance commuting trips. The
contribution of the site to the achievement of this objective is
uncertain and dependent on effective mitigation measures
Uncertain.
The location of the site is physically separated from the existing
urban area by open countryside and adjacent to the M1. This
increases the level of difficulty in providing opportunities for
physical and social links between new and existing communities
but this could be achieved by maximising improvement to
sustainable transport connections as part of any detailed
development proposals. The site could provide a substantial
number of jobs with close proximity to the main urban area of
Northampton and could deliver resulting benefits to new and
existing communities on this basis,.
Yes.
Strategic development across West Northamptonshire will support
growth of the sub-region. The provision of new job opportunities
and subsequent increase in disposable income will have a
positive impact on Northampton town centre.
The relationship with the town centre will be dependent on the
type of development proposed on site. Any B1 (Office) floorspace
provided at SA36 / 50 should be limited in nature and directly
related to the B2/B8 (Industrial / Warehousing) functions more
suited to this site so that it complements the aim of concentrating
office development in Northampton Town Centre as part of the
objective to regenerate this area. Current proposals for the
development of the site are generally considered to accord with
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Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham
Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.
Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and

this basis. Any provision of High Performance Technology
occupiers on the site should be complimentary with the aim of
developing these uses within the Northampton Waterside
Enterprise Zone – already located within and adjacent
Northampton town centre – so that the objective of supporting
regeneration is achieved in parallel.
No.
Development in this location is unlikely to support Daventry town
centre.
No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
The location of the site on the strategic road network and its
proximity to Northampton town centre will make it attractive for
new economic development.
Yes.
The location on the road network and the semi-rural environment
will provide a significant advantage to specialist business
development.
Uncertain.
The site could deliver a strategic scale of job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
future occupiers.
Not applicable.
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Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

Uncertain.
The site is located within 750-1000m of the villages of Harpole
and Kislingbury, but would still be physically detached due to
remaining areas of open countryside. The site could provide new
employment opportunities within the proximity of these
settlements but may also have an adverse impact on the scale
and character of these rural communities.
No.
The site would require the development of agricultural land.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of green infrastructure
provision on the site. The site is located partly within and adjacent
to a green infrastructure corridor to the South, which will need to
be incorporated into the development of the site.
The site is classified as high-medium landscape sensitivity and
therefore development could have a significant negative effect on
landscape character. The site is adjacent to a prominent hill.
The character assessment put forward by the promoters of the
site identifies incorporating rising topography to the north and
west of the site (in particular Glassthorpe Hill) as a key aspect
within which to mitigate landscape impacts, proposing
landscaping and the removal of the most sensitive elements of
topography from the development site. It is also recognised that
green infrastructure provision along the River Nene within the site
would be an important source of mitigation and aim to benefit
existing corridors. Landscape mitigation is proposed to recognise
the setting of Harpole and Kislingbury to the east.
The effectiveness of landscape measures proposed will largely be
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Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.

Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton

Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 c) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
Policy S1 d) - New development in the rural areas will be limited
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of

dependent on the specific nature of development proposals,
including the scale and mass of the built elements (especially any
‘High Bay’ warehousing elements).
Uncertain.
Would depend upon the precise details of the development
proposed. Each development allocation across West
Northamptonshire would be required to meet high levels of urban
design.
The site would represent a new area of employment floorspace in
a greenfield location separated from the main urban area of
Northampton by open countryside. This presents additional
considerations in terms of needing to protect the local setting and
rural character of the location within the countryside (including the
nearby villages of Harpole and Kislingbury) and to ensure
effective connections with the main urban area of Northampton.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas.
Uncertain.
The site is located on the same side of the M1 as Northampton
and is of a scale that represents a strategic employment
development, but is located within in open countryside and does
not adjoin the main built urban area.
No.
The site is located near Northampton.
No.
The site is located near Northampton.
Uncertain.
Allocation of this site would reduce the need for allocations for
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rural communities;
major B8 warehousing across rural West Northamptonshire, but
Shortening journeys and facilitating access to jobs and services;
there may be a need for smaller allocations; development could
Strengthening rural enterprise and linkages between settlements
harm the distinctive characters of Harpole and Kislingbury.
and their hinterlands; and
Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located to the north of the M1 but is detached from the
existing urban area.
Relationship with other settlements
The site is near to the village of Harpole and Kislingbury. The
scale of development could adversely affect the character and
rural setting of these villages.
Potential for defensible boundary
The M1 provides a defensible boundary to the south, with open
countryside extending immediately to the west for approximately
500-750m before also adjoining the M1, To the north and east
there are no clear defensible boundaries in these areas, with an
extensive area of open countryside to the north and north-west
and open countryside to the east (also incorporating the villages
of Harpole and Kislingbury, plus the main urban area of
Northampton – including sites identified for development but not
yet constructed).
DELIVERABILITY
Available
The site was promoted through the SHLAA and through the
preparation of the JCS up to an including the Pre-submission
stage. The site has been promoted through the submission of SA
pro-forma specifically for employment uses.
Suitable
The SHLAA concludes that the site is not suitable (for residential
development) because of its detached location in relation to the
existing urban area and the likelihood that infrastructure
constraints could not be resolved in the plan period.
Achievable within the Plan period
Subject to the provision of highway mitigation works it is expected
that significant part of the site could be developed within an
extended plan period up to 2029.
Infrastructure capacity and cost issues
Site specific infrastructure and cost issues are uncertain. A key
constraint would be the capacity and agreement of the Highway
Agency to access Junction 16 and the cost of any mitigation if
acceptable and impacts on other roads.
SA CONCLUSION
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Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.
Potential significant negative effects identified on the following SA
objectives:
Air quality and noise;
Landscape and townscape.
REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

The site is included for the following reasons:
This site along with other promoted sites along the M1
seeks to utilise the benefits of the motorway junction to
provide connections and employment. Its location to the
north of the M1 means it is less isolated from the main
urban area than sites to the south of the M1. The site
represents the potential to provide additional strategic
employment floorspace and economic opportunities north
of the M1; therefore subject to the precise nature of
development proposals there may be an opportunity to
deliver parallel benefits in terms of employment
opportunities that maximise the benefits of connections
relevant to then plan area (including Northampton) whilst
meeting the requirements of commercial occupiers especially strategic transport connections.
Further consideration is required of the impact of the
proposed development in terms of landscape sensitivity,
highways infrastructure, the effect on the character and
setting of Harpole and Kislingbury, and the availability of
the site.
The site is also included for the purposes of the Stage 2
assessment as a result of its inclusion on the shortlist drawn up at
the request of the Examination Inspector in developing the ‘Scope
of Works’ for the SA / SEA Addendum.
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STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

C

In terms of providing opportunities for walking or cycling and
encouraging the use of public transport additional costs are likely
to be associated with the isolated location of the site presenting
barriers to sustainable transport options. Existing footpath
provision offers greatest connections to the nearby villages of
Harpole and Kislingbury, but utilising the A4500 corridor could
develop walking / cycling routes towards the main urban area of
Northampton; existing public transport towards Northampton and
Daventry could be accessed and enhanced within the same
corridor.
Modelling of traffic impact undertaken by the County Highway
Authority and the Highways Agency indicates that the mitigation
works required for this development will include:
Optimisation of the junction accesses from the A4500 to
the development;
Improvements to the Weedon Road/ Sandy Lane
roundabout at Kislingbury;
Local road network mitigation/ contributions to the
Daventry Development Link; and
Improvements at Junction 16.
The joint view of the highway authorities is that this development
could be accommodated on the highway network if supported by
appropriate mitigation measures which appear likely to be
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affordable within the size of development proposed.
Infrastructure and viability

C

Flood risk, waste water and water resources

C

Development of this scale would require delivery of:
Upgrades to utilities infrastructure. The amount of spare
capacity in the network is unknown at this stage;
Mitigation measures to address highways constraints as set
out above.
The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site but
significant additional costs may be associated with the mitigation
of impacts upon the setting of the villages of Harpole and
Kislingbury (and associated conservation areas) and the provision
of green infrastructure associated with the rural location and open
countryside.
Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
Most of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding. A small part of the south
eastern part of the site is located with flood zones 2 or 3.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the existing network sewer. Capacity in the local network is
uncertain and local system upgrades to connect may be required.
Modelling has indicated that there is capacity for existing SUE
proposals and this development without causing an increase in
foul water flooding, however development could increase spills
from combined sewer overflows in Northampton. Further work
may be required to confirm capacity and to ensure that any
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increase in spills from overflows does not pose a downstream
water quality or flood risk issue.

Visual sensitivity

C

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The topography of the site makes some elements visually
sensitive. In-particular, the site slopes steeply from the north-west
towards the south and south-east immediately from Glassthorpe
Hill for approximately 300m before sloping more gently to the
south-east down to the A4500 and beyond. To the east of the site,
a second aspect of topography slopes gradually from the northeast to the south-west, converging with the topography as
described towards the west of the site at a watercourse, with the
gradient continuing to slope downwards south of the A4500. The
area currently only contains a limited amount of development,
most notably a public house south of the A4500 and small farm
buildings across the site. The site is currently influenced by
strategic infrastructure provision towards the west of the site (M1
including J16), with the A4500 running east-west across the area.
The impact of development at this site on the rural character of
the villages of Harpole, Kislingbury and the open countryside
would require mitigation. Development proposals must respect the
key features of the location including the topography at the north
west of the site which has a steeper gradient associated with
Glassthorpe Hill. The River Nene corridor towards the south-east
is associated with a small area of flood risk as well as being of
significance in terms of green infrastructure and ecological assets
within the immediate and wider area. A watercourse running north
to south across the site provides an additional feature within the
landscape. Ensuring the provision of structural greenspace within
these areas as a minimum would provide a basis for mitigating
any impacts, as well as ensuring the developed area is free from
flood risk.
Landscape character assessment undertaken by the promoters of
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Proximity to existing villages, towns and other development

C

Delivery of the site

B

the site broadly identifies these issues and proposes suggested
measures for mitigation and improvement but their effectiveness
will largely be dependent on the specific nature of development
proposals; including the scale and mass of the built elements
(especially any ‘High Bay’ warehousing elements).
The site is separated from the urban area of Northampton to the
east by open countryside and the villages of Kislingbury and
Harpole. Opportunities for road connections towards Northampton
are easily available subject to an access onto the A4500 being
obtained, which would also represent an important corridor for
sustainable transport links. The villages of Harpole and
Kislingbury lie within 500-750m of the site to the east.
Development would associate The impact of strategic
employment functions employment development on the rural
character of these villages which would impact negatively on their
rural character.
The development of this strategic site will require the delivery of
significant mitigation measures relating to highway impact,
environmental and landscape constraints. Evidence indicates that
mitigation measures are possible and deliverable within an
extended plan period up to 2029. It is anticipated that a significant
part of the site, at least 79ha could be delivered within this
timeframe. Land ownership issues could affect the delivery
timescales, but would not be an absolute constraint.

CONCLUSION - REASONS FOR INCLUDING THIS ALTERNATIVE SITE AS AN ALLOCATION IN THE JOINT CORE STRATEGY
The site represents the potential to provide additional strategic employment floorspace and economic opportunities north of the M1;
therefore subject to the precise nature of development proposals there may be an opportunity to deliver parallel benefits in terms of
employment opportunities that maximise the benefits of connections relevant to the plan area (particularly Northampton and its existing
businesses) whilst meeting the requirements of commercial occupiers - especially strategic transport connections.
This site along with other promoted sites along the M1 seeks to utilise the benefits of the motorway junction to provide connections and
employment. Its location to the north of the M1 means it is less isolated from the main urban area than sites to the south of the M1.
Evidence indicates that mitigation measures to address the highway, landscape and environmental impacts of the development are
feasible.

45

Joint Core Strategy Alternative Strategic Employment Site Appraisal Planning Matrix Northampton Site Reference: SA46
GENERAL INFORMATION
SA Site Reference
SA46
Site Name
Land East of Brackmills Industrial Estate
Town
Northampton
Gross Site Area (Ha)
18.6
Assumed Capacity
620,000 sq ft B8/B2 main use with ancillary B1 use
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Yes.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in
West Northamptonshire.

The site concentrates growth at Northampton and will support a
focus for employment development in support of well-integrated
neighbourhood communities.
Uncertain.
As a new employment area the development could offer potential for
sustainable design and construction and opportunities for renewable
energy.
Sustainable travel modes could be promoted. The site is adjacent to
an existing area of employment activity and travel-to-work
behaviours may be influenced by current patterns in this area. There
is scope for additional jobs on this site to provide economies of scale
to support existing sustainable transport options e.g. bus routes
although the scale of development proposed may restrict these from
being strategic in nature.
Uncertain.
Growth at all locations across Northampton will require upgrades to
utilities infrastructure. The site borders the established Brackmills
employment area and may be able to unitise existing infrastructure.
The site adjoins an existing road network and it may not need
significant new development.
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Development will also be required to link into the existing network of
green infrastructure. This site is situated close proximity of the Nene
Valley Sub-Regional Green Infrastructure Corridor – the Upper Nene
Valley Gravel Pits SPA / Ramsar site also lie within 750m to the
north. Therefore the design will need to have regard to the SPA /
Ramsar site, ensure integration with the existing corridor and create
new links to strengthen the network.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

There are significant highways constraints on major routes around
Northampton and a series of measures have been identified to
mitigate the impacts of growth. This site would need to contribute to
these mitigation measures and the delivery of development would
be subject to the provision of necessary highway infrastructure.
Uncertain.
The proposed site is adjacent to existing employment land that
forms part of the built urban area in south / east Northampton,
providing job opportunities in relatively close proximity to the urban
residential population. The relationship in terms of connections is
therefore likely to reflect those of current occupiers, whilst there is
scope to enhance and improve existing sustainable transport links
as part of the development. There is potential to encourage more
sustainable modes of transport as the site adjoins an old rail track.
Yes.
The location of the site adjoining the existing urban area provides
the opportunity for physical and social links between new and
existing communities, in particular the provision of new job
opportunities. The development of the site would be able to utilise
existing services and facilities whilst providing new development
which will benefit the existing community.
Uncertain.
Proposals for the development of the site represent an extension to
an existing area of employment floorspace forming part of the main
urban area of Northampton.
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This site in itself may not be sufficiently large for any such benefits
to be considered strategic in nature; the provision of new job
opportunities would be considered positive but at a scale below that
associated with the growth of new communities thus giving limited
direct association with the regeneration of Northampton Town
Centre.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham
Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.
Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing

The relationship with the town centre will also be dependent on the
type of development proposed on site.
No.
Development in this location is unlikely to support Daventry town
centre.
No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
The location of the site in close proximity to the strategic road
network and its proximity to existing business and employment uses
on Brackmills could make it attractive for new economic
development. A high quality development could take advantage of
the semi-rural location.
Yes.
The location on the road network and the semi-rural environment
could provide a significant advantage to specialist business
development.
Uncertain.
The proposed development would deliver job opportunities and may
attract new businesses to the area but linkages with the educational
sector would be dependent on the exact nature of future occupiers.
This site may not be sufficiently large for any such benefits to be
considered strategic in nature.
Not applicable.
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To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

Uncertain.
The site is located near to the north of the village of Great Houghton,
and could provide accessible jobs for this settlement as well as
across the urban area of Northampton.
The development employment floorspace could, however, also have
an adverse impact on the scale and residential character of this rural
community.
No.
The site would require the development of agricultural land the
majority of which is classified as being Grade 3.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure.
The site is classified as medium landscape sensitivity and therefore
development could have a minor negative effect on landscape
character.
A landscape assessment noted that mitigation could reduce the
potential impacts on the setting to the village of Great Houghton
together with building design.
The Upper Nene Valley Gravel Pits SPA/ Ramsar and SSSI is
situated within 750m to the north of the site, as is the Hardingstone
Flood Storage Area Local Wildlife Site. Potential Local Wildlife Sites
are located within 250m of the site boundary. Development could
have a negative effect on the biodiversity of these sites.
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Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.

Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton

Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 c) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
Policy S1 d) - New development in the rural areas will be limited
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
rural communities;
Shortening journeys and facilitating access to jobs and services;
Strengthening rural enterprise and linkages between settlements
and their hinterlands; and

The development of the site would also lead to the loss of some
fields identified as important and optimal for bird feedings in relation
to the integrity of the SPA/ Ramsar site to the north. A Habitats
Regulations Assessment will be required.
Yes.
Each development allocation across West Northamptonshire would
be required to meet high levels of urban design. The landscape
assessment notes that the buildings on the site would be designed
so as not to exceed the highest level of the site reducing the impact
on the nearby Great Houghton.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas.
.
Great Houghton Conservation Area which includes a number of
listed buildings is near to the eastern edge of the site.
Yes.
The site is located adjoining the built area of Northampton and the
western edge of Great Houghton, although a degree of physical
separation is provided by the playing fields attached to the
Preparatory School.
No.
The site is located partially adjoining the built area of Northampton.
No.
The site is located partially adjoining the built area of Northampton.
Yes.
Allocation of this site would reduce the need for allocations across
rural West Northamptonshire. However, the proximity of the site to
the village of Great Houghton could threaten the distinctive
character of the village and lead to coalescence with Northampton.
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Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
If developed the site would be physically attached to the existing
urban area at its south east and could be well integrated with the
existing employment area.
Relationship with other settlements
The site would extend the development of Northampton to the south
east and would extend the urban area towards the village of Great
Houghton. However, the development may not result in settlement
coalescence as there would still be a distinct open area between the
village and the employment site. The landscape assessment
submitted by the proposers includes mitigation to reduce visual
impacts as part of the associated provision of green infrastructure.
However this would result in a substantial change in ground levels
and extensive engineering works, which would significantly change
the character of the existing fields and the habitat they provide.
Potential for defensible boundary
The development of the site represents an extension of
Northampton into the open countryside as a result of a less well
defined eastern boundary, representing a potential intrusion on the
setting of Great Houghton although mitigation in the form of
screening on this boundary could reduce these effects. The
boundary to the north is defined by the A428 and existing
employment area and to the south by a linear green space
comprising the disused railway corridor.
DELIVERABILITY
Available
The site is promoted and this is reflected by a submission as part of
the SA pro-forma process. The site comprises elements under the
ownership of the promoter and area under option to the site
promoters but controlled via a third party.
Suitable
The site is located adjoining built settlement in Northampton, but the
potential likely significant effects on the SPA/ Ramsar may
compromise development on all or part of the site.
Achievable within the Plan period
The site could be developed during the plan period, but the
environmental constraints relating to the SPA/ Ramsar site may not
be capable of mitigation.
Infrastructure capacity and cost issues
Site specific infrastructure and cost issues are uncertain, but initial
assessment has identified the following issues:
Mitigation of likely effects on SPA/ Ramsar site;
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SA CONCLUSION

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

Junction capacity on the A45;
Improvements to the local road network;
Incorporation of the existing green infrastructure corridor.
Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.
Potential significant negative effects identified on the following SA
objectives:
Biodiversity, flora and fauna;
Landscape and townscape.
This site is ruled out for the following reasons:
The site is too small (i.e. below 40ha) to be considered as a
strategic employment allocation in the Joint Core Strategy.
The site is likely to have a significant effect on the nearby SPA/
Ramsar site, which may not be capable of mitigation. Further
work will be required.

STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

The site is included for the purposes of the Stage 2 assessment as a
result of the inclusion of other sites below 40ha in size (namely
Houghton Gate SA31) through to this stage at the request of the
Inspector.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.
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Highways

C

Infrastructure and viability

B

Flood risk, waste water and water resources

C

No detail on precise highway improvements is available at this time
although it is considered that development would require a new
access to the A428. In isolation, the site would not cause capacity
issues but, in combination with the growth required around
Northampton, issues related to the A45 would be an absolute
constraint. The development would be required to contribute
towards strategic network improvements as identified within the
Northampton Growth Management Strategy.
Development of this scale would require delivery of:
Upgrades to utilities infrastructure. The amount of spare capacity
in the network is unknown at this stage;
Mitigation measures to address highways constraints which may
impact on delivery.
The nature of on-site infrastructure provision will be based on
the precise nature of development proposals for the site but
significant additional costs may be associated with the mitigation
of impacts upon the Upper Nene Gravel Pits SPA / Ramsar site
and the provision of green infrastructure associated with the
location.
Development across the Northampton area will require upgrades to
the Great Billing Water Treatment Works.
All of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that runoff is not increased by the development and as far as practicable is
reduced to greenfield run off rates. It is anticipated that this will
require appropriate SUDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by the
nearby existing network sewer. Capacity in the local network is
uncertain and local system upgrades to connect may be required.
Modelling has indicated that there is capacity for existing SUE
proposals, without causing an increase in foul flooding; however
53

Joint Core Strategy Alternative Strategic Employment Site Appraisal Planning Matrix Northampton Site Reference: SA46
development could increase spills from combined sewer overflows in
Northampton. Further work may be required to confirm capacity and
to ensure that any increase in spills from overflows does not pose a
downstream water quality or flood risk issue.

Visual sensitivity

B

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water supply
infrastructure scheme and subject to high standards of water
efficiency.
The site is low lying and would be most visible from vantage points
to the north; SSSI and SPA / Ramsar designations in this vicinity
means there is potential that development in this location could have
a significant negative impact on these environmental designations.
The nearby village of Great Houghton retains its separate identity as
it is detached from the urban part of Northampton. Proposed
development of the site for employment uses would have a
consistent visual relationship with existing commercial premises to
the west and south but would have a more significant effect on the
residential setting of Great Houghton to the east.

Proximity to existing villages, towns and other development

C

Delivery of the site

B

Landscape assessment of the site as part of the proposed
development suggests screening and landscaping to the south and
east of the site could mitigate impacts in this direction but there may
be effects on the developable area of the site as a result of
considering these measures in detail.
Proposed development of the site for employment uses would be
well related to existing commercial premises to the west and south
but would represent intrusion of development types out of keeping
with the residential and rural character of Great Houghton in close
proximity to the south-east of the site. The exact nature of such
impacts would depend on specific development proposals and
mitigation provided through landscape and green infrastructure
provision.
Evidence indicates that the location of the site may have significant
effects on the nearby Upper Nene Gravel Pits Ramsar / SPA; the
scale of mitigation required may impact on the developable area of
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the site and may not be deliverable within the original plan period (to
2026).
Additional mitigation costs may also be associated with
consideration of the setting of Great Houghton to the east, including
mitigation of the locally significant landscape associated with this
location. This may affect the developable area as part of considering
detailed proposals for the site. Highways infrastructure requirements
for the site in isolation may be of a scale that would not impact on
delivery of the site, but would need to be considered in combination
with other proposed development and contribute to the requirements
for Northampton overall. The site is likely to be attractive for
economic development in-line with the proposed use of the site,
given the successful operation of the Brackmills employment area
for similar functions adjacent to the site.
However, the scale of mitigation likely to be associated with
considering detailed proposals for the site may impact opportunities
to viably develop the site. The scale of development proposed is not
considered strategic (i.e. below 40ha gross site area) and the site is
precluded from identification in the Joint Core Strategy on this basis.
CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The scale of development proposed is not considered strategic (i.e. this site is below 40ha gross site area) and the site is precluded from
identification in the Joint Core Strategy on this basis.
The likely significant effects on the SPA / Ramsar site may not be capable of mitigation.
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GENERAL INFORMATION
SA Site Reference
SA49
Site Name
Land West of Grange Park (Junction 15)
Town
Northampton
Gross Site Area (Ha)
129.5
Assumed Capacity
4 million sq ft
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
No.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,

Although the site concentrates development at Northampton, it is
physically divorced from the built up urban area by the M1
Motorway.
Uncertain.
As a new employment allocation the development could offer
potential for sustainable design and construction and
opportunities for renewable energy.
Sustainable travel modes could be promoted; there are footpaths
across the site which have links over the M1 as well as the minor
road to the north. There is the potential for a footpath and cycle
link if the proposed Northampton South SUE were to be allocated
and delivered but the detached location of the site adjacent to the
M1 could reduce the opportunities for sustainable forms of travel.
The site is located adjacent to the M1 motorway AQMA and as
such the impact of development on air quality would need to be
assessed and mitigated.
The site is not located with flood zones 2 or 3 (except for a small
area near to Junction 15) and is likely to be resilient to the risk of
flooding.
Uncertain.
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physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in
West Northamptonshire.

It is anticipated that any development in a strategic location will be
required to deliver local services to meet demand from growth.
Development will also be required to link into the existing network
of green infrastructure.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure. The development of new employment
floorspace in this greenfield location would be divorced from any
existing commercial land uses potentially increasing the costs of
such provision.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

There are significant highways constraints on major routes around
Northampton, including at Junction 15 of the M1. The scale of
development would have a major impact on the local road
network and strategic road network and there is currently no
evidence that these impact can be adequately mitigated.
No.
Development of all strategic sites will be required to deliver a
network of travel modes throughout the site. As a location
divorced from existing commercial areas the site does not benefit
from existing connectivity.
The proposed development of B2 / B8 employment floorspace
reflects the competitive advantage offered by the site’s location in
terms of connections to the strategic road network in close
proximity (M1 Junction15 / A43) and high levels of distribution (by
road) associated with these activities. The location would facilitate
such journeys taking place outside the main urban area.
The site would represent a new area of commercial development,
divorced from the main urban settlement by the M1 and with few
existing sustainable transport links. The location, also close to the
A43, is also likely to encourage longer distance commuting trips. It
is not considered that this site would contribute to the
achievement of this objective.
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Although this site is adjacent to the Northampton Loop Line of the
West Coast Main Line this would not provide any positive
contribution to meeting this objective without identifying and
developing opportunities for rail-connected distribution.

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

The site will increase pressure on Junction 15 as an employment
attractor on the M1.
Uncertain.
The location of the site physically divorced from the existing urban
area by the M1 does not provide a ready opportunity for physical
and social links between new and existing communities but could
provide a substantial number of jobs, with pedestrian or cycle
links if properly designed and conditioned. The development of
the site would not be able to utilise existing services and facilities.
Uncertain.
The provision of new strategic employment development across
West Northamptonshire will support growth of the sub-region. The
provision of new job opportunities and subsequent increase in
disposable income will have a positive impact on Northampton
town centre.
Development of this site could impact on the regeneration of
Northampton town centre but would be dependent on the precise
nature of detailed proposals. The location of the site south of the
M1 and divorced from the immediate urban area and existing
employment provision reduces the potential for the site to support
this objective.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.

The relationship with the town centre will also be dependent on
the type of development proposed on site.
No.
Development in this location is unlikely to support Daventry town
centre.
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Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham

Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.
Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.

Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain

No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
The location of the site on the strategic road network and its
relative proximity to Northampton town centre could make it
attractive for new economic development.
Although this site is adjacent to the Northampton Loop Line of the
West Coast Main Line this would not provide any positive
contribution to meeting this objective without identifying
opportunities for rail-connected freight as part of proposals.
Yes.
The location on the road network and the semi-rural environment
could provide a significant advantage to specialist business
development.
Uncertain.
The site could deliver a strategic scale of job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
future occupiers.
Not applicable.

Uncertain.
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vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

The site is located within 500m of the village of Milton Malsor but
would still be physically separated by remaining areas of open
countryside. The site could provide new employment opportunities
within the proximity of this settlement but may also have an
adverse impact on the scale and character of this rural
community.
No.
The site would require the development of agricultural land.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of green infrastructure
provision on the site. Potential Local Wildlife Sites are located
adjacent to the east and south of the site. Development could
have a negative impact on the biodiversity of these sites.
The site is classified as high-medium landscape sensitivity and
therefore development could have a significant negative effect on
landscape character.

Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.

The character assessment put forward by the promoters of the
site identifies incorporating rising topography to the west and
south of the site as key aspects within which to mitigate
landscape impacts; protect the character of Courteenhall Park to
the south; and develop the association between the site and the
main urban area of Northampton to the north.
Uncertain.
Each development allocation across West Northamptonshire
would be required to meet high levels of urban design.
The site would represent a new area of employment floorspace in
a greenfield location divorced from the main urban area of
Northampton by the M1. This presents additional considerations
in terms of needing to protect the local setting and rural character
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Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton

Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town

of the location within the countryside (including the adjacent
village of Milton Malsor) and barriers to cohesion with the main
urban area of Northampton.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas.
No.
The site is located on the opposite side of the M1 from the built
area of Northampton and is of a scale that represents a strategic
employment development in open countryside which does not
immediately adjoin the urban area of Northampton.
No.
The site is located near the built area of Northampton.
No.

Policy S1 C) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
The site is located near the built area of Northampton.
Policy S1 D) - New development in the rural areas will be limited
Uncertain.
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
Allocation of this site would reduce the need for allocations across
rural communities;
rural West Northamptonshire but may be associated with a scale
Shortening journeys and facilitating access to jobs and services;
of strategic employment activities not currently associated with the
Strengthening rural enterprise and linkages between settlements
rural area; development could harm the distinctive character of
and their hinterlands; and
Milton Malsor.
Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located to the south of the M1 and is detached from the
existing urban area.
Relationship with other settlements
The site is near to the village of Milton Malsor. The scale of
development could adversely affect the character and rural
setting.
Potential for defensible boundary
The eastern and northern boundaries are well defined; formed by
the A508 and the M1 respectively. Boundaries to the West and
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DELIVERABILITY
Available

Suitable

Achievable within the Plan period
Infrastructure capacity and cost issues

SA CONCLUSION

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

South are less well defined and extend into the open countryside.
There is some scope to incorporate these boundaries into the
Green Infrastructure provision of the site as part of the character
assessment put forward for the proposed site.
The site was promoted through the SHLAA and through the
preparation of the JCS up to an including the Pre-submission
stage. The site has been promoted through the submission of an
SA pro-forma specifically for employment uses. The site is
promoted but controlled via a third party.
The SHLAA concludes that the site is not suitable because of its
detached location in relation to the existing urban area and the
likelihood that infrastructure constraints could not be resolved in
the plan period.
Availability may be a constraint on delivery in the immediate term
as a formal interest in the site is currently still being pursued.
Site specific infrastructure and cost issues are uncertain. A key
constraint would be the capacity and agreement of the Highway
Agency to access Junction 15 and the cost of any mitigation if
acceptable and impacts on other roads.
Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.
Potential significant negative effects identified on the following SA
objectives:
Air quality and noise;
Archaeology and cultural heritage;
Biodiversity, flora and fauna.
The site is ruled out for the following reasons:
The site is located in open countryside away from the existing
urban area which would conflict with the desire to provide
good linkages between existing and new communities; it could
act against the promotion of sustainable transport modes and
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is unlikely to reduce the need to travel.
Development of the site would impact on access to the M1 at
Junction 15 and strategic highway network.
The site is detached from the existing urban area and would
represent a substantial extension of urban development
related to the motorway use into open countryside with
potential impacts on landscape character and the setting of
Milton Malsor.
The availability of the site is uncertain at present.

STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

In order to enable a comparable assessment with the other
employment sites this site is included for the purposes of the
Stage 2 assessment.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

B

Infrastructure and viability

B

No detail on precise highway improvements is available at this
time although it is considered that development would require a
new access to the A508. In combination with the growth required
around Northampton, issues related to the capacity of the A45
and the M1 Junction 15 would be a significant constraint.
Development would be expected to contribute to mitigation
measures identified in the Northampton Growth Management
Scheme, but is also likely to require additional measures to
mitigate its impact on the junction.
Development at Northampton would require upgrades to utilities
infrastructure. The amount of spare capacity in the network is
unknown at this stage.
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Highways constraints may impact on delivery.

Flood risk, waste water and water resources

C

The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site.
Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
All of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding except for a small area affected
around Junction 15 from a steam on the other side of the M1.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SUDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the existing network sewer. Capacity in the local network is
uncertain and local system upgrades to connect may be required.
Modelling has indicated that there is capacity for existing SUE
proposals, without causing an increase in foul flooding; however
development could increase spills from combined sewer overflows
in Northampton. Information within the Water Cycle Study
indicates that connections may need to go across the M1 and/or
existing main line railway. Further work will be required to confirm
capacity and viability of connections and to ensure that any
increase in spills from overflows does not pose a downstream
water quality or flood risk issue.

Visual sensitivity

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The site slopes from the south and west down towards the M1 at
the north and east across a broad area of open countryside at a
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C

Proximity to existing villages, towns and other development

C

Delivery of the site

B

relatively gentle gradient. The area currently contains a very
limited amount of development and reflects agricultural use. The
site is currently influenced by strategic infrastructure provision
towards the borders of the site in the form of the Northampton
Loop Line (west) and the M1 (north), as well as the A508 to the
east where access is likely to be obtained. The village of Milton
Malsor lies within 500m of the north west of the site and the minor
Collingtree Road forms the northern boundary of the site; and
therefore development in this location in the open countryside
would have a negative effect on the setting and rural character of
this settlement.
Mitigation of the issues would be dependent on the nature of
detailed development proposals for the site, including the
proposed provision of green infrastructure and landscaping. There
is some scope to mitigate the impact of the extension of the site
into the open countryside to the south as a result of landscaping
at the steeper aspects at this part of the site, as indicated in the
character assessment provided by the promoters of the site.
The site is divorced from the urban area of Northampton to the
north by the M1 motorway and open countryside north of
Collingtree Road. Connections to the existing urban area would
be difficult within this context, particularly for walking and cycling
journeys and opportunities for public transport routes.
Opportunities for road connections towards Northampton and the
strategic road network are likely to rely on suitable access to the
A508 being obtained at the east of the site.
The village of Milton Malsor lies within 500m of the site to the
north west. Development would associate strategic employment
functions with this village which would impact negatively on its
rural character although there would be some opportunity for
sustainable employment opportunities to be provided.
Evidence indicates that the highway improvements required to
bring this site forward have not been tested, and considers that
they may not be deliverable within the submitted plan period (to
2026). Scope to bring the site forward as a more sustainable rail65
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based / rail-connected distribution facility does not appear to have
been tested in detail but is unlikely to be feasible in the short-tomedium term due to capacity issues on the rail network.
Environmental and landscape constraints will need to be
overcome or mitigated if development of the site was sought given the location in the open countryside divorced from
Northampton by the M1 and the impact on the setting of Milton
Malsor. There is insufficient evidence that this could be achieved
prior to detailed proposals for the site being considered.
CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site is located in open countryside away from the existing urban area which would conflict with the desire to provide good linkages
between existing and new communities; it could act against the promotion of sustainable transport modes and is unlikely to reduce the need
to travel.
Development of the site would impact on access to the M1 at Junction 15 and strategic highway network.
The site is detached from the existing urban area and would represent a substantial extension of urban development related to the
motorway use into open countryside with potential impacts on landscape character and the setting of Milton Malsor.
The availability of the site is uncertain at present.
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GENERAL INFORMATION
SA Site Reference
SA82
Site Name
Arm Farm, Milton Malsor
Town
Northampton
Gross Site Area (Ha)
266
Assumed Capacity
4.500,000sq ft
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
No.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Although the site concentrates development near Northampton, it
is physically divorced from the built up urban area by the M1
Motorway, open countryside and the village of Milton Malsor.
Uncertain.
As a new employment allocation it could offer potential for
sustainable design and construction and opportunities for
renewable energy.
Sustainable travel modes could be promoted, but the detached
location of the site near to the M1 junctions would reduce the
opportunities for sustainable forms of travel.
At the moment there is insufficient additional capacity in the rail
network to make this a viable rail freight interchange, limiting
opportunities to reduce distribution trips by road in the immediate
term.
Part of the western area of the site is located with flood zones 2 or
3 and is unlikely to be resilient to the risk of flooding. The
developable area of this phase of the site may be reduced as a
result and infrastructure mitigation costs associated with the
provision of rail freight connections may be affected.
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Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in
West Northamptonshire.

Uncertain.
Development will be required to link into the existing network of
green infrastructure.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure. The development of new employment
floorspace in this greenfield location would be divorced from any
existing commercial land uses potentially increasing the costs of
such provision.
There are significant highways constraints on major routes around
Northampton, including at Junction 15a and Junction 15, and a
series of measures have been identified to mitigate the impacts of
growth, however the scale of the proposed development would
have a major impact on the road network and strategic road
network. This site would need to contribute to these mitigation
measures and the delivery of development would be subject to
the provision of necessary highway infrastructure and agreement
of the Highways Agency.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

It would be difficult and complicated to gain access to the A43
(from the site) due to different levels, other roads and road
junctions as well as canals and marinas. Any junction would be
highly visible in the landscape. Access to the A508 would mean
using third party land.
No.
Development of all strategic sites will be required to deliver a
network of travel modes to and throughout the site. The site would
represent a new area of commercial development, divorced from
the main urban settlement by the M1 and open countryside and
with few existing sustainable transport links. The location, close to
the A43, is also likely to encourage longer distance commuting
trips. It is not considered that this site would contribute to the
achievement of this objective.
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The potential to develop the site as a viable rail freight
interchange to provide more sustainable patterns of distribution
are limited in the short-term as there is insufficient additional
capacity in the rail network to provide an adequate number of
slots,

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

The site would increase pressure on Junction 15a and 15 as an
employment attractor. The proposed development of B2 / B8
employment floorspace reflects the competitive advantage offered
by the site’s location in terms of connections to the strategic road
network in close proximity (M1 Junctions 15 and 15a / A43) and
high levels of distribution (by road) associated with these
activities. The location would facilitate such journeys taking place
outside the main urban area, but the location not immediately
adjacent the M1 could impact on the open countryside and setting
of Milton Malsor as a result.
No.
The location of the site is physically divorced from the existing
urban area but could provide the opportunity for physical and
social links with Milton Malsor. The site could provide substantial
number of jobs but these would not be well connected to existing
urban communities and development of the site would not be able
to utilise existing services and facilities.
Uncertain.
The provision of new strategic employment development across
West Northamptonshire will support growth of the sub-region. The
provision of new job opportunities and subsequent increase in
disposable income will have a positive impact on Northampton
town centre.
Development of this site could impact on the regeneration of
Northampton town centre but would be dependent on the precise
nature of detailed proposals. The location of the site south of the
M1 and divorced from the immediate urban area and existing
employment provision could impact on any future relationship with
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this objective.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham

The relationship with the town centre will also be dependent on
the type of development proposed on site.
No.
Development in this location will not support Daventry town
centre.
No.
Development in this location will not support Towcester and
Brackley town centres.
Yes.
The location of the site on the strategic road network and its
relative proximity to Northampton Town centre could make it
attractive for new economic development.
Opportunities for this site to provide a positive contribution to
meeting this objective in terms of creating additional opportunities
for rail-connected freight are limited at present due to the lack of
available capacity on the network.

Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.
Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the

Any development of the scale and type proposed would have a
negative impact on the tourism value of the area, particularly
associated with the Grand Union Canal and Gayton Marina
adjacent to the west of the site.
Uncertain.
The location on the road network and the semi-rural environment
could provide a significant advantage to specialist business
development.
Uncertain.
The site could deliver a strategic scale of job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
70

Joint Core Strategy Alternative Strategic Employment Site Appraisal Planning Matrix: Northampton Site Reference: SA82
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

future occupiers.
Not applicable.

Uncertain.
The site is located within 500m of the village of Blisworth to the
south (but would still be physically divorced due to remaining
areas of open countryside and the West Coast Mainline) and
immediately adjacent to Milton Malsor to the north. The site could
provide new employment opportunities within the proximity of
these settlements but may also have an adverse impact on the
scale and character of these rural communities.
No.
The site would require the development of agricultural land.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of green infrastructure
provision on the site. The site is located adjacent to a local green
infrastructure corridor, which will need to be incorporated into the
development of the site.
The site is classified as medium landscape sensitivity and
therefore development could have a negative effect on landscape
character.
There is a potential Local Wildlife Site (LWS) within the western
section of the site and three others adjacent to the south-west
corner together with the Grand Union LWS on the western
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Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.

Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton

Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 C) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.

boundary. There is potential significant negative effect on
biodiversity. The detailed opportunities for mitigation and
improvement to green infrastructure will be dependent on the
precise nature of development proposals for the site, including the
scale and location of areas used to provide built employment
floorspace.
Uncertain.
Each development allocation across West Northamptonshire
would be required to meet high levels of urban design.
The site would represent a new area of employment floorspace –
focused on distribution and warehousing (B8) - in a greenfield
location divorced from the main urban area of Northampton by
open countryside and the M1. This presents additional
considerations in terms of needing to protect the local setting and
rural character of the location within the countryside (including the
adjacent villages of Blisworth and Milton Malsor) and barriers to
cohesion with the main urban area of Northampton.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas in Milton Malsor and
Blisworth.
No.
The site is located across the M1 from the built area of
Northampton and is of a scale that represents a strategic
employment development in open countryside which does not
adjoin the urban area of Northampton. The site adjoins the village
of Milton Malsor to the north.
No.
The site is located near to Northampton.
No.
The site is located near to Northampton.
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Policy S1 D) - New development in the rural areas will be limited
Uncertain.
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
Allocation of this site would reduce the need for allocations for
rural communities;
major B8 warehousing across rural West Northamptonshire, but
Shortening journeys and facilitating access to jobs and services;
there may be a need for smaller allocations; development could
Strengthening rural enterprise and linkages between settlements
harm the distinctive characters of Milton Malsor and Blisworth.
and their hinterlands; and
Respecting the quality of tranquillity.
RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located to the south of the M1 and is detached from the
existing urban area.
Relationship with other settlements
The site is adjacent to the village of Milton Malsor and near to the
village of Blisworth. The scale of development could adversely
affect the character and rural setting of these places.
Potential for defensible boundary
The mainline train line provides a defensible boundary to the
south; the Northampton loop to the east could provide a boundary
to the east subject to the design on the site although the plan
submitted for the site shows development extending beyond this
into the open countryside. The western boundary is formed by the
A43 and the northern boundary by minor roads and the village of
Milton Malsor, potentially affecting open countryside and the
setting of the settlement.
DELIVERABILITY
Available
The site was promoted through the SHLAA and through the
preparation of the JCS up to and including the Pre-submission
stage. The site has been promoted through the submission of SA
pro-forma specifically for employment uses.
Suitable
The site is not suitable because of its detached location in relation
to the existing urban area and the likelihood that infrastructure
constraints could not be resolved in the plan period. Existing
capacity on the strategic road network (especially junctions 15
and 15a of the M1) is a potential constraint and access to these
(including the A43) may not be easily achievable.
Achievable within the Plan period
Availability may be a constraint on delivery depending on the
elements of the site not currently owned by the promoter.
Infrastructure capacity and cost issues
Site specific infrastructure and cost issues are uncertain. Key
constraint would include the capacity and agreement of the
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SA CONCLUSION

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

Highway Agency to access Junction 15a and 15; the feasibility of
providing reasonable access to the A43; and the cost of any
mitigation if acceptable and impacts on other roads.
Potential significant positive effects identified on the following SA
objectives:
Labour, market and economy.
Potential significant negative effects identified on the following SA
objectives:
Biodiversity, flora and fauna.
The site is ruled out for the following reasons:
The site is located in open countryside away from the existing
urban area which would conflict with the desire to provide
good linkages between existing and new communities, act
against the promotion of sustainable transport modes and is
unlikely to reduce the need to travel;
The potential impact on the setting of the villages of Milton
Malsor and Blisworth;
Development of the site will impact on access to the M1 and
strategic highway network;
The site is detached from the existing urban area and would
represent a substantial extension of urban development
related to the motorway use into open countryside with
potential impacts on landscape character. and the village of
Milton Malsor;
The lack of capacity on the rail network at present to provide
sufficient scope to serve rail-connected distribution
requirements, which if available would support the relevant
objectives of the plan;
The availability of the whole site is uncertain at present.
The site is included for the purposes of the Stage 2 assessment
as a result of its inclusion on the shortlist drawn up at the request
of the Inspector in developing the ‘Scope of Works’ for the SA /
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STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

SEA Addendum.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

B

In terms of providing opportunities for walking or cycling and
encouraging the use of public transport additional costs are likely
to be associated with the isolated location of the site, separated
from the principal urban area by the M1 and open countryside.
Existing footpath provision, whilst extensive, only offers clear
connections to the adjacent villages of Milton Malsor and
Blisworth and there may be barriers to extending these walking /
cycling routes to adjoin the main employment catchment.
No detail on precise highway improvements is available at this
time although it is considered that development would require a
new access to the A43. This would be dependent on the nature of
traffic generated, the location of access points and the suitability
of any strategic road distribution functions on the local highway
network. The area of impact on the strategic road network is
uncertain given the location of existing junctions on the A43, but
existing provision is only considered suitable for Southbound
traffic and may thus be an issue.

Infrastructure and viability

B

This would be subject to a number of policy considerations and
the development could require significant mitigation on the
strategic road network.
Development at Northampton would require upgrades to utilities
infrastructure. The amount of spare capacity in the network is
unknown at this stage.
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Highways constraints may impact on delivery. Costs associated
with mitigation and the provision of access to the strategic road
network is unknown but may affect viability based on the evidence
available.

Flood risk, waste water and water resources

B

The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site but
significant additional costs may be associated with the mitigation
of the potential impact on the setting of the villages of Milton
Malsor and Blisworth (and associated conservation areas) and the
provision of green infrastructure associated with the rural location
and open countryside.
Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
Most of the eastern part of the site is within the flood zone 1 and
as such would be at minimal risk from fluvial flooding. A part
(10%) of the western part of the site is located with flood zones 2
or 3 which bisect the area from north to south.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the existing network sewer. The Water Cycle Strategy plan of the
sewage network indicates that a small capacity sewer in the
western part of the site which links into the Northampton Wootton
Branch network sewer. Capacity in the local network is uncertain
and local system upgrades to connect may be required. Modelling
has indicated that there is capacity for existing SUE proposals,
without causing an increase in foul flooding; however
development could increase spills from combined sewer overflows
76

Joint Core Strategy Alternative Strategic Employment Site Appraisal Planning Matrix: Northampton Site Reference: SA82
in Northampton. Further work may be required to confirm capacity
and to ensure that any increase in spills from overflows does not
pose a downstream water quality or flood risk issue.

Visual sensitivity

B

Proximity to existing villages, towns and other development

C

Delivery of the site

B

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The site slopes from the south towards the north between the
villages of Milton Malsor and Blisworth crossing a broad area of
open countryside. The area currently only contains a limited
amount of development, most notably a small business park on
Northampton Road adjacent Blisworth. The site is currently
influenced by strategic infrastructure provision towards the
borders of the site in the form of the West Coast Mainline (to the
south), Northampton Loop Line (East) and A43 (West).
It is considered that development of this site would have a
significant negative impact on the rural character of the villages of
Milton Malsor, Blisworth and the open countryside and minor
roads within the site.
The site is divorced from the urban area of Northampton to the
north by open countryside, the M1 and the village of Milton
Malsor. Connections to the existing urban area would be difficult
within this context. Opportunities for road connections towards
Northampton and the strategic road network are likely to rely on
access to the A43 being obtained.
The village of Milton Malsor adjoins the site to the north and the
village of Blisworth to the south is within 500m of the site.
Development would associate strategic employment functions
with these villages which would impact negatively on their rural
character.
Evidence indicates that the required highway improvements
required to bring this site forward have not been tested, and
considers that they may not be deliverable within the submitted
plan period (to 2026). It is also noted that scope to bring the site
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forward as a more sustainable rail-based / rail-connected
distribution facility is unlikely to be feasible in the short-to-medium
term due to capacity issues on the rail network. There are
significant environmental and landscape constraints which need
to be overcome or mitigated if development of the site was sought
- given the location in the open countryside divorced from
Northampton by the M1 - and there is insufficient evidence that
this could be achieved prior to detailed proposals for the site
being considered.
CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site is located in open countryside away from the existing urban area which would conflict with the desire to provide good linkages
between existing and new communities, act against the promotion of sustainable transport modes and is unlikely to reduce the need to
travel;
The potential impact on the setting of the villages of Milton Malsor and Blisworth;
Development of the site will impact on access to the M1 and strategic highway network;
The site is detached from the existing urban area and would represent a substantial extension of urban development related to the
motorway use into open countryside with potential impacts on landscape character. and the village of Milton Malsor;
The lack of capacity on the rail network at present to provide sufficient scope to serve rail-connected distribution requirements, which if
available would support the relevant objectives of the plan;
The availability of the whole site is uncertain at present.
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GENERAL INFORMATION
SA Site Reference
SHLAA NBC208
Site Name
Swan Valley Gateway
Town
Northampton
Gross Site Area (Ha)
13.1ha
Assumed Capacity
30,336 sqm spread equally across B1/B2/B8
(Dwellings/ Floorspace)
Current Use
Agricultural
Greenfield/ Brownfield
Greenfield
Existing Planning Status
None.
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Yes.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the
needs of people and business in a timely and sustainable manner in
response to regeneration and new development in

The site does concentrate development at Northampton, it
physically adjoins the built up urban area.
Uncertain.
As a new employment extension, the development could offer
potential for sustainable design and construction and
opportunities for renewable energy.
Sustainable travel modes could be promoted. The site is adjacent
to an existing area of employment activity and travel-to-work
behaviours may be influenced by current patterns in this area.
There is scope for additional jobs on this site to provide
economies of scale to support existing sustainable transport
options e.g. bus routes although the scale of development
proposed may restrict these from being strategic in nature.
The site is located adjacent to the M1 motorway AQMA and as
such the impact of development on air quality would need to be
assessed and mitigated.
Uncertain.
It is anticipated that any development in a strategic location will be
required to deliver local services to meet demand from growth.
The site adjoins an existing road network and it may not need
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West Northamptonshire.

significant new development. As a proposed extension to the
Swan Valley Employment Area the site would benefit from the
infrastructure already provided to support the existing employment
site.
Growth at all locations across Northampton will require upgrades
to utilities infrastructure.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

There are significant highways constraints on major routes around
Northampton and a series of measures have been identified to
mitigate the impacts of growth. This site would need to contribute
to these mitigation measures and the delivery of development
would be subject to the provision of necessary highway
infrastructure.
Yes.
The proposed site represents an extension to an existing area of
employment land that forms part of the built urban area of
Northampton, providing job opportunities in relatively close
proximity to the urban residential population. The relationship in
terms of connections is therefore likely to reflect those of current
occupiers in the Pineham employment area, whilst there is scope
to enhance and improve existing sustainable transport links as
part of the development.
Access is available to the site via an existing roundabout which
provides a direct link to Junction 15a of the M1 and to the A43.
Yes.
The location of the site physically adjoins the existing Swan Valley
Employment area and new housing development to the north.
Development provides the opportunity for physical and social links
between new and existing communities and will provide a number
of jobs. The development of the site would be able to utilise
existing services and facilities whilst providing new development
to improve the employment opportunities on offer which could
benefit the existing community.
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Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

Uncertain.
Proposals for the development of the site represent an extension
to an existing area of employment floorspace forming part of the
main urban area of Northampton.
This site in itself may not be sufficiently large for any such benefits
to be considered strategic in nature; the provision of new job
opportunities would be considered positive but at a scale below
that associated with the growth of new communities thus giving
limited direct association with the regeneration of Northampton
Town Centre.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham

Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters
and business development focused on a low carbon economy.

The relationship with the town centre will also be dependent on
the type of development proposed on site.
No.
Development in this location is unlikely to support Daventry town
centre.
No.
Development in this location is unlikely to support Towcester and
Brackley town centres.
Yes.
The location of the site adjoining the urban area of Northampton
could make it attractive for new economic development. As an
extension to an existing area of commercial activity at Junction
15A of the M1 the site benefits from good connections to the
strategic transport network, which has previously attracted
adjacent occupiers to this location.
Yes.
The location on the existing road network and the semi-rural canal
side environment could provide a significant advantage to
specialist business development. As an extension to an existing
area of commercial activity forming part of the main urban area of
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Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.

Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

Northampton there is scope for linkages and economies of scale
between new and existing occupiers in the immediate vicinity and
across the town.
Uncertain.
The proposed development would deliver job opportunities and
may attract new businesses to the area but linkages with the
educational sector would be dependent on the exact nature of
future occupiers.
This site may not be sufficiently large for any such benefits to be
considered strategic in nature.
Not Applicable.

Yes.
The site is physically contained by existing development at Swan
Valley and by major roads. Development of the site will not affect
any existing villages. Employment development would provide
additional job opportunities for the villages to the south of
Northampton.
No.
The site would require the development of agricultural land.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of GI provision on the site.
The Grand Union Canal Local Wildlife Site runs through the
centre of this site, and there are two Potential Local Wildlife Sites
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within 1km of the site, one to the north and one to the south
(although these have not yet been designated). Hunsbury Hill
Country Park Local Wildlife Site lies approximately 150m to the
east. Therefore, employment development at this site has the
potential to have a significant negative effect on biodiversity.

Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.
Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.
Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton
Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 c) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
Policy S1 d) - New development in the rural areas will be limited
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
rural communities;
Shortening journeys and facilitating access to jobs and services;
Strengthening rural enterprise and linkages between settlements
and their hinterlands; and
Respecting the quality of tranquillity.

This site is within an area that is classed as being of low
landscape sensitivity. Therefore employment development here
is likely to have a negligible effect on landscape character.
Yes.
Each development allocation across West Northamptonshire
would be required to meet high levels of urban design.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas. There are two listed
buildings within the centre of the site
Yes.
The site is located on the same side of the M1 as the built area of
Northampton and adjoins the urban area.
No.
The site is located adjoining the built area of Northampton.
No.
The site is located adjoining the built area of Northampton.
Yes.
Allocation of this site would reduce the need for allocations across
rural West Northamptonshire.
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RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is located to the north of the M1 and would adjoin an
existing employment area.
Relationship with other settlements
The site is well contained by existing development and highway
infrastructure and would not impact on any existing villages.
Potential for defensible boundary
The site is contained by the M1 to the south, the A5123 to the
east, existing employment development to the west, and the
Wootton Brook to the north.
DELIVERABILITY
Available
The site has the benefit of an outline planning permission and part
of the site has a recent approval of reserved matters. The site is
being actively marketed by the owners for a mixed use
development of hotel, leisure and offices.
Suitable
Location north of the M1 adjacent to an existing employment area
and the main urban area of Northampton. The principle of
development on the site has been established through approved
planning applications.
Achievable within the Plan period
The proposed site represents a relatively small extension to an
existing employment area The adjacent site is well occupied and
actively used; additional floorspace on the site proposed is likely
to be attractive to the market given take-up on the adjacent site.
Infrastructure capacity and cost issues
Site specific infrastructure issues have been assessed through
the consideration of planning applications on the site and do not
represent a barrier to delivery.
SA CONCLUSION
Potential significant positive effects identified on the following SA
objectives:
• Labour, market and economy.

REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

Potential significant negative effects identified on the following
SA objectives:
• Air quality and noise
• Water
This site is included for the next stage of assessment for the
following reasons:
The site provides the opportunity to provide employment
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and growth adjoining Northampton.
The site is suitable and available
The SA has not identified any significant environmental
constraints which could not be mitigated, particularly when
balanced against other social and environmental benefits.

STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

The site could be ruled out on the basis that the scale of
development proposed relates to a site below that considered of a
strategic nature in the JCS – being a site under 40ha gross area.
However a final conclusion on these grounds will be determined
following further detailed assessment (in Stage 2) as a result of
the inclusion of other sites below 40ha in size (namely Houghton
Gate SA31) through to this stage at the request of the Inspector.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

C
Infrastructure and viability

C

Access is available via an existing roundabout which links to
junction 15a of the M1, the A43 and the A5123. In considering the
most recent application for the approval of reserved matters on
the site the Highways Agency raised no objection and indicated
that the level of development would not have a material impact on
Junction 15A.
Development of this scale would require delivery of:
Upgrades to utilities infrastructure. The amount of spare
capacity in the network is unknown at this stage;
Mitigation measures to address highways constraints which
may impact on delivery;
The nature of on-site infrastructure provision will be based on the
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precise nature of development proposals for the site.
Flood risk, waste water and water resources

C

Development across the Northampton area will require upgrades
to the Great Billing Water Treatment Works.
Approximately half of this site is located within flood zones 2 and
3 (the northern and eastern areas of the site) and as such the
developable area of the site is limited.
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.
In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the nearby existing network sewer. Capacity in the local network
is uncertain and local system upgrades to connect may be
required. Modelling has indicated that there is capacity for existing
SUE proposals, without causing an increase in foul flooding;
however development could increase spills from combined sewer
overflows in Northampton. Further work may be required to
confirm capacity and to ensure that any increase in spills from
overflows does not pose a downstream water quality or flood risk
issue.

Visual sensitivity

C

Water supply is likely to be available and it is likely that there is
sufficient capacity to serve the site with an appropriate water
supply infrastructure scheme and subject to high standards of
water efficiency.
The site is well contained and is in an area of low landscape
sensitivity. As an extension to an existing area of commercial
development the site is unlikely to represent a significant change
to the existing visual profile of the location. The site is located
adjacent to the M1 and would represent an extension of
commercial development visible from this corridor.
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Proximity to existing villages, towns and other development

C
Delivery of the site

C

A sensitive approach will be required to development fronting the
Grand Union Canal which crosses the site from north to south.
The site is well contained by existing development and highway
infrastructure and would not impact on any existing villages. It
immediately adjoins an existing employment area and is close to
recently constructed housing development to the north. There are
excellent road links back into the town centre and to nearby
settlements via the strategic road network.
Evidence indicates that as an extension to an existing
employment area suitable proposals to provide new floorspace
could be developed within the plan period. This is demonstrated
by a recent approval of reserved matters and the active marketing
of the site for mixed use development.
The scale of development proposed is not considered strategic
(i.e. below 40ha gross site area) and the site is precluded from
identification in the Joint Core Strategy on this basis.

CONCLUSION - REASONS FOR NOT INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site is too small (i.e. below 40ha) to be identified as a strategic employment site in the Joint Core Strategy.
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GENERAL INFORMATION
SA Site Reference
Site Name
Town
Gross Site Area (Ha)
Assumed Capacity
(Dwellings/ Floorspace)

SJ-01
Silverstone Circuit
South Northamptonshire
314ha (Gross including South of the site within Aylesbury District)
Up to a maximum of 185,000m2 B-Use Floorspace. Additional
facilities relating to leisure, recreation, education and hotel
accommodation also likely to be employment-generating
Current Use
Grand Prix Circuit / Agricultural Land
Greenfield/ Brownfield
Brownfield/Greenfield
Existing Planning Status
South Northamptonshire and Aylesbury District Council’s
Development Brief for Silverstone Circuit. Outline approval
obtained for the development proposals.
JOINT CORE STRATEGY VISION, OBJECTIVES & POLICY S1 COMPLIANCE
Joint Core Strategy Vision
Yes.

Objective 1 - Climate Change
To minimise demand for resources and mitigate and adapt to
climate change, by:
Promoting sustainable design and construction in all new development;
Ensuring strategic development allocations are located and
designed so as to be resilient to future climate change and risk of
flooding;
Encouraging renewable energy production in appropriate locations; and
Ensuring new development promotes the use of sustainable travel
modes.

Objective 2 – Infrastructure and Development
To protect and enhance existing local services and to ensure social,
physical and green infrastructure is adequately provided to meet the

The site does concentrate development at established
international race circuit and development will enable Silverstone
to continue at the pinnacle of international motor sport venues and
foster a high technology motor sport business cluster.
Uncertain.
As a new employment allocation, the development could offer
potential for sustainable design and construction and
opportunities for renewable energy.
Sustainable travel modes could be promoted, including
strengthening sustainable transport links with Towcester and
Brackley, but it could also increase non sustainable transport
modes and car traffic.
The site is not located within an area identified as being part of
Flood Risk Zones 2 or 3 and is therefore likely to be at minimal
risk of fluvial flooding.
Uncertain.
It is anticipated that any development in a strategic location will be
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needs of people and business in a timely and sustainable manner in
response to regeneration and new development in
West Northamptonshire.

required to deliver local services to meet demand from growth.
Development will also be required to link into the existing network
of green infrastructure. Proposals for the site have been prepared
that require an ecological assessment prior to development;
opportunities to mitigate and enhance nature conservation areas
and wider green infrastructure initiatives are likely to be identified
on this basis.
Growth at all locations across West Northamptonshire will require
upgrades to utilities infrastructure. The site represents an
intensification of activity in a location already developed to serve
motor racing events and associated activities and so may be able
to unitise existing infrastructure. The site adjoins an existing road
network to provide connections for Silverstone Circuit which may
limit the need for significant new development in this regard.

Objective 3 - Connections
To reduce the need to travel, shorten travel distances and make
sustainable travel a priority across West Northamptonshire by
maximising the use of alternative travel modes. In so doing, combat
congestion in our main towns and town centres, reduce carbon
emissions and address social exclusion for those in both rural and urban
areas who do not have access to a private car.

There are significant highways constraints on major routes around
Towcester and Silverstone; and a series of measures have been
identified to mitigate the impacts of growth. This site would need
to contribute to these mitigation measures and the delivery of
development would be subject to the provision of necessary
highway infrastructure. Satisfactory resolution of these issues has
already been addressed or is ongoing through process of
approving development proposals on the site.
Uncertain.
Development of all strategic sites will be required to deliver a
network of travel modes to and throughout the site. The location
of the site away from main urban areas of residential development
in existing towns could increase travel distances, but the
proposals could strengthen sustainable transport connections with
such locations through walking, cycling, or public transport. This
could be achieved as part of an intensification and diversification
of existing activity at this location.
Residential development in the village of Silverstone is located
within 300m of the site and the site may offer employment
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Objective 4 – Protecting and building urban communities
To ensure new development in urban areas effectively supports and
links new and existing communities physically and socially, to achieve
social cohesion and address the areas of deprivation identified in parts of
Northampton and Daventry.

Objective 5 – Supporting Northampton Town Centre
To support the regeneration of Northampton's town centre by making it
the focus of high quality retail, employment, leisure and cultural
development at the heart of Northamptonshire and to support the delivery
of the Northampton Central Area Action Plan.

Objective 6 – Supporting Daventry Town Centre
To support the regeneration of Daventry town centre through planned
growth and infrastructure delivery.
Objective 7 – Supporting Towcester and Brackley’s Town Centres
To support Towcester and Brackley in their rural service centre roles to
ensure their communities are self-sufficient sustainable places and the
towns are the focus of services and facilities for surrounding villages.
Objective 8 – Economic Advantage
To strengthen and diversify West Northamptonshire's economy by taking
advantage of our internationally well-placed location, strategic transport
network and proximity to London and Birmingham
Objective 9 – Specialist Business Development
To support and develop opportunities for specialist employment clusters

opportunities accessible by sustainable travel arrangements to
residents in this location.
Uncertain.
The location of the site includes the existing Silverstone Circuit,
but is located away from existing main urban areas. It does not
provide the opportunity for physical and social links between new
and existing communities but will provide a substantial number of
jobs and provide nationally related infrastructure in or near to an
existing facility.
Yes.
Strategic development across West Northamptonshire will support
growth of the sub-region. The provision of new job opportunities
and subsequent increase in disposable income may have a
positive impact on Northampton town centre.
Development of this site could have a positive effect on the
regeneration of the sub-region, nearby towns and nationally.
Uncertain.
Strategic development across West Northamptonshire will support
growth of the sub-region. Development of this site could have an
effect on the regeneration of Daventry town centre.
Yes.
Development in this location is likely to support Towcester and
Brackley town centres as the main settlements with proximity to
the site.
Yes.
Strategic development across West Northamptonshire will support
growth of the sub-region and specifically takes advantage of the
location of the Silverstone Circuit as a location for specialised
technology cluster.
Yes.
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and business development focused on a low carbon economy.

Objective 10 – Educational Attainment
To raise educational achievement and the skills base of our communities
through supporting the development of West Northamptonshire's
learning infrastructure and strengthening the link between local
businesses and local schools, Moulton and Northampton Colleges, the
University of Northampton and Daventry and Silverstone University
Technology Colleges.
Objective 11 – Housing
To provide a range of housing in sustainable locations to ensure all
residents have access to a home that they can afford and that meets
their needs. Housing development will be focused at the most sustainable
location of Northampton, supported by Daventry and Towcester and
Brackley in their roles as rural service centres with limited development
in the rural areas to provide for local needs and support local services.
Objective 12 - Protecting and Supporting Rural Communities
To protect and support rural communities to ensure they thrive and remain
vital.
Objective 13 - Rural Diversification and Employment
To support rural diversification and rural employment opportunities, in
particular those related to agriculture, horticulture and forestry.
Objective 14 – Green Infrastructure
To protect natural species present in West Northamptonshire and
enhance the existing strategic green infrastructure network, including
biodiversity corridors, by designing and incorporating these into
Sustainable Urban Extensions at Northampton, Daventry, Towcester and
Brackley.

The location on the nationally significant motor sport cluster and
related economic development, the semi-rural environment could
provide a significant advantage to specialist business
development.
Yes.
The proposals include the provision of an education campus and
University Technical College (opened 2013) that will increase
access to further education for nearby towns and rural areas,
especially if and when sustainable transport links are
strengthened as part of development proposals.
Not applicable.

Uncertain.
Development could support the rural economy and communities.
The site would provide a range of employment opportunities
particularly accessible to the adjacent village of Silverstone.
Yes.
The site could support the rural employment opportunities and
diversification.
Uncertain.
Each strategic site allocation would be required to link into the
existing network of green infrastructure. There may be
opportunities for the enhancement of green infrastructure
provision on the site as part of an ecological assessment to be
prepared as part of development proposals.
The site’s landscape sensitivity is unknown, but the existing site is
largely developed.
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Objective 15 – High Quality Design
To achieve high quality design in both rural and urban areas that takes
account of local character and heritage and provides a safe, healthy and
attractive place for residents, visitors and businesses.
Objective 16 – Heritage
To conserve and where possible enhance, through carefully managed
change, the heritage assets and their settings of West Northamptonshire,
and to recognise their role in providing a sense of place and local
distinctiveness.”

Policy S1 A) – Development will be concentrated primarily in and adjoining
the principal urban area of Northampton
Policy S1 B) - Appropriate development of a lesser scale will be located
in and adjoining the sub-regional centre of Daventry town
Policy S1 C) - The development needs of the rural service centres
of Towcester and Brackley and the rural areas will also be
provided for.
Policy S1 D) - New development in the rural areas will be limited
with the emphasis being on:
Enhancing and maintaining the distinctive character and vitality of
rural communities;
Shortening journeys and facilitating access to jobs and services;
Strengthening rural enterprise and linkages between settlements
and their hinterlands; and
Respecting the quality of tranquility.

There are small areas of Ancient Woodland within the northern
part of the site, large areas of Ancient Woodland to the west of the
site and on the eastern boundary a Local Wildlife Site.
Uncertain.
Would depend upon the precise details of the development
proposed. Each development allocation across West
Northamptonshire would be required to meet high levels of urban
design.
Uncertain.
Design of the site would need to take into account the setting of
listed buildings and conservation areas. There is a Listed Building
adjacent to the northern boundary The site lies outside the
Towcester and Brackley cultural heritage sensitivity assessments.
Proposals for the site involve requiring an archaeological and
historical assessment prior to development taking place to
address these matters.
No.
The site is located away from the built area of Northampton.
No.
The site is not located adjoining the built area of Daventry.
No.
The site is not located adjoining the built area of Towcester and
Brackley.
Yes.
Allocation of this site would reduce the need for allocations across
rural West Northamptonshire.
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RELATIONSHIP WITH EXISTING SETTLEMENTS AND DEFENSIBLE BOUNDARIES
Integration with the Urban Area
The site is detached from existing urban areas.
Relationship with other settlements
The site is near to the Towcester and Brackley towns and
Silverstone village.
Potential for defensible boundary
The A43 and Silverstone village are defensible northern
boundaries with open countryside and woodland to all other
boundaries. However, the proposals for development represent
an intensification and diversification of existing activity at this
location and largely lie within the boundaries and influence as
defined by the existing usage of the site and associated
infrastructure i.e. Circuit layout.
DELIVERABILITY
Available
The site is promoted through the planning application process
with outline approval now obtained for the development
proposals.
Suitable
The site occupies a strategic location adjacent to an existing
major facility, but detached from the main urban area in open
countryside adjacent to the village of Silverstone. However,
proposals reflect the intensification of an existing nationally
significant motor sport cluster and related economic development
within a semi-rural environment with few constraints; therefore the
location provides a significant advantage and appropriate location
to specialist business development.
Achievable within the Plan period
Development proposals have been taken forward through the
application process. The owners of the site have provided a lease
to a commercial property developer to provide investment;
therefore representing an intention to see opportunities for
employment generation brought forward. A University Technical
College has already been developed and opened at this location.
Infrastructure capacity and cost issues
Site specific infrastructure and cost issues are uncertain but
satisfactory resolution of these issues has already been
addressed or is ongoing through process of approving and
bringing forward development proposals on the site.
SA CONCLUSION
Potential significant positive effects identified on the following SA
objectives:
None.
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REASONS FOR RULING OUT OR INCLUDING THIS ALTERNATIVE SITE

STAGE TWO ASSESSMENT
DELIVERY CONSTRAINTS
Legend

Potential significant negative effects identified on the following SA
objectives:
Biodiversity, flora and fauna.
This site is included for the following reasons:
The site provides the opportunity to continue to support a
nationally important motor sport facility and related high
technology cluster and associated tourism and education and
leisure employment in West Northamptonshire;
The SA has not identified any significant environmental
constraints which could not be mitigated, particularly when
balanced against other social and environmental benefits.

A

Absolute constraint with no mitigation technically acceptable or only possible beyond the plan period (2029).

B

Significant mitigation required affecting delivery timescale and/ or viability.

C

Mitigation possible with no impact on delivery.

D

No mitigation required.

Highways

C

Detailed consideration of highways improvements and mitigation
associated with access and the nature of trip generation has been
considered within the process of bringing forward development
proposals. Satisfactory resolution of these issues has already
been addressed or is ongoing through process of approving
development proposals on the site and it is expected the site
could be delivered within this context.
The location of the site in an isolated locations means that
existing opportunities for sustainable travel modes are limited, but
opportunities to promote and enhance these as part of
development proposals, in-particular connections to the nearest
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Infrastructure and viability

C

Flood risk, waste water and water resources

towns of Brackley and Towcester. Development represents an
intensification of activity at the site and offers potential economies
of scale to further current links.
The nature of on-site infrastructure provision will be based on the
precise nature of development proposals for the site, while
additional costs may be associated with the mitigating potential
impacts on the setting of the village of Silverstone and the
provision of green infrastructure associated with the rural location
and open countryside.
Satisfactory resolution of these issues has already been
addressed or is ongoing through process of approving
development proposals on the site.
Most of the site is within the flood zone 1 and as such would be at
minimal risk from fluvial flooding.

C
The site may be subject to surface water flood risk and any
development will be required to manage surface water so that
run-off is not increased by the development and as far as
practicable is reduced to greenfield run off rates. It is anticipated
that this will require appropriate SuDs.

Visual sensitivity

C

In terms of waste water, it is likely that the site would need to be
connected into the local drainage network and then be served by
the existing Silverstone WwTW. Capacity in the local network is
uncertain and local system upgrades to connect may be required.
Water supply is likely to be available to serve the site with an
appropriate water supply infrastructure scheme and subject to
high standards of water efficiency.
The additional impact on visual sensitivity is considered to be
limited. Proposals for development on the site represent an
intensification (and diversification) of existing activity at this
location. Silverstone Circuit contains a significant amount of
existing infrastructure and development associated with motor
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Proximity to existing villages, towns and other development

C

racing and related commercial activity. The change in elevation
across the site is limited relative to the surrounding open
countryside, reflecting previous use as an airfield (and the existing
use as a racing circuit), with the greatest change towards the
boundaries of the site.
The site is near to the towns of Towcester and Brackley and
Silverstone village. There is opportunity to promote and enhance
sustainable transport connections with these locations as part of
providing a significant increase in job opportunities.
Proposals reflect the intensification of an existing nationally
significant motor sport cluster and related economic development
within a semi-rural environment with few constraints; therefore the
location could provide a significant advantage and appropriate
location to specialist business development.

Delivery of the site

C

Proposals for the site involve requiring a landscape and visual
assessment prior to development taking place; therefore an
uncertain negligible effect is identified. Proposals also require
that the site integrates well into its local environment and provides
an attractive countryside setting.
Proposals for the site have been developed in detail through
preparation of a Masterplan and Development Brief; subsequently
approved for development as part on an Outline Planning
Application. Subject to the consideration of the detailed matters as
part of specific elements of the development, the proposals offer
evidence for the potential for satisfactory resolution in terms of
necessary infrastructure and landscape provision and mitigation.
Silverstone Circuit represents an existing nationally significant
venue and motor sport cluster, with associated commercial
activity. The association of a commercial property investor with
the site, plus the fact development has already provided a new
University Technical College at this location, suggests ongoing
demand for new opportunities at this location. Given the scale of
proposals – including associated leisure and recreation functions implementation for the site would constitute a long-term project
and may extend across at least the submitted plan period to 2026.
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CONCLUSION - REASONS FOR INCLUDING THIS ALTERNATIVE SITE IN THE JOINT CORE STRATEGY
The site provides the opportunity to continue to support a nationally important motor sport facility and related high technology cluster
and associated tourism and education and leisure employment in West Northamptonshire;
The SA has not identified any significant environmental constraints which could not be mitigated, particularly when balanced against
other social and environmental benefits.
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