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Section 1.0  
introduction

 North Northants Development Company, 
with the full cooperation and agreement between 
Corby Borough Council and East Northamptonshire 
Council, has commissioned the preparation of a 
development framework for land at the eastern fringes 
of Corby. 

The consultant team for this commission is led by LDA 
Design as the lead design consultants, with Knight 
Frank advising on commercial and planning matters 
and Peter Brett Associates advising on environmental, 
ground conditions and traffic and highways 
engineering matters.

The development of this land totalling 300Ha will 
have a considerable impact for the future of North 
Northamptonshire. Therefore there is a need for 
a development framework that establishes the 
principles of development to ensure potential benefits 
are maximised and that the development fits the 
aspirations of local authorities, land owners, current 
occupiers and prospective investors, as well as the 
wider business and residential communities.

The land is situated in a strategically important 
location, with future development not only having 
to maximise the potential of the land itself, but also 
having to provide the optimum basis for the overall 
economic development of Northamptonshire. The 
site is of a scale and nature that has the capacity, if 
developed effectively, to influence employment across 
Northamptonshire and beyond.

As part of the wider regeneration and growth strategies 
of North Northamptonshire the development land 
presents an important opportunity to pursue the 
economic aspirations of the area. It will support 
the promotion of Corby as a location for specific 
employment uses, such as high performance 
and motorsports engineering, with the potential 
development of research and development and 
strengthen  synergies between different uses on and 
off site, both existing and proposed. In the urban 
context of Corby, the land presents a valuable link to 
the proposed new neighbourhoods of Priors Hall with 
an approximate 5,100 new homes planned and being 
developed. The creation of a development framework 
supports the local authorities’ aims for sustainable 
growth with good quality local employment forming 
the basis for this.
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1.1. purpoSe of the draft    
 development report

This document sets out the development framework 
for the approval by Corby Borough Council and East 
Northamptonshire Council as interim planning 
policy. 

It follows a Position Statement published in 
August 2010 for discussion with stakeholders. The 
statement summarised the baseline evidence to 
support the Development Framework in terms of 
planning and economic development policy context; 
physical constraints; and landowner aspirations. 
The views of the local authorities and landowners 
on the Position Statement have been considered and 
additional baseline information has been collected 
to provide a Development Framework expressed in a 
series of themes. 

The proposals contained within the development 
framework represent the maximum development 
potential for the Rockingham land over a 20-30 year 
time frame. Some of the land within the site already 
has planning permission; many other sites have 
been identified in Corby’s emerging Site Allocations 
Development Plan Document. The exact scale of 
employment at the site will be tested through the 
planning process, following engagement with local 
councillors and other key stakeholders.

1.2. Background and current   
 Situation

The boundary of the land to be covered by the 
development framework incorporates all the land 
south of the Gretton Brook Road; east of Phoenix 
Parkway; north of Steel Road and Birchington Road; 
and west of the Priors Hall masterplan area (with the 
exception of that part of the Priors Hall masterplan 
area that falls within the boundary of East 
Northamptonshire Council). This definition of the 
development framework area takes into account the 
extent of the Rockingham Motor Sports operations; 
land owned by Corus for which development is 
suitable in principle; two large sites with planning 
consents for business development; and land and 
buildings that may only have a short term use. In 
doing so, the development framework focuses on the 
area of greatest anticipated change, for which there 
is likely to be a need to align mutually dependent 
development schemes and common supporting 
infrastructure.

For this reason, other land previously included in 
the boundary at the time of the Position Statement 
– the Gretton Brook Plantation and travellers’ site – 
has now been excluded. In the case of the former, it 
was decided that the potential future development 
of the site does not directly impact on the 
development framework area and future proposals 
would therefore be considered by Corby Borough 
Council on their own merits. The travellers’ site was 
erroneously included as its development will be 
completed shortly.
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1.3. methodology

The development framework has been prepared 
using the baseline evidence contained in the 
Position Statement, which has been interpreted into 
an analysis of constraints and opportunities. This 
evidence has been obtained from the local councils 
in respect of planning and transport policy and from 
landowners in respect of their aspirations as well as 
their understanding of ground conditions and other 
site issues. It has been supplemented by reviews of 
other relevant economic, social and environmental 
data for North Northamptonshire, Corby and East 
Northamptonshire and by site visits.

The framework uses this analysis to establish a 
vision and objectives for the development of the 
area, which are amalgamated and translated into 
a development concept for the land. The concept 
is developed further into a series of physical 
parameters that influence the design process such 
as land form, utility provision and operational 
requirements of Rockingham Motor Sports. 

The resulting development framework is presented 
as a series of themes to show how the area could be 
developed in order to maximise its potential and 
fulfil the aspirations that the development raised. 
The themes, which are illustrated in the report are:

 ■  Land uses - the distribution of different land use 
types

 ■ Access and movement - the means of vehicular 
and active travel access into and through the 
area

 ■ Built form - gross and net development area and 
key building frontages

 ■ Building heights - maximum heights

 ■ Green infrastructure - the principle 
configuration of open space and other 
landscape features

 ■ Phasing - the likely sequence of development 
and infrastructure delivery

 ■ A sketch masterplan - a means by which each of 
these framework principles could be responded 
to by future development proposals

Finally, the report sets out a delivery plan that 
examines the role of the planning system, as 
summarised in the Position Statement prepared 
by LDA Design in September 2010, in promoting 
and management future proposals and the various 
viability issues in terms of development values and 
costs.

The baseline evidence not included in this report 
but used in the Position Statement to shape the 
development framework is now included in a 
separate Technical Report.
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figure 1 - Site location
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2.1. Strategic context

The Rockingham Motor Sports area lies on the north 
eastern edge of Corby, a town of 55,000 population 
located in North Northamptonshire between the 
cities of Northampton, Peterborough and Leicester.

The town benefits from its central UK location with 
good access to the east coast ports and the strategic 
highways and railway network, with easy access 
onto the M1 via the A14, A43 and A1, making Corby 
a favourable location with logistics and distribution 
companies. There is a train station in Corby with 
hourly direct trains to London St Pancras taking 
1h10, while trains into Leicester take just under an 
hour. 

There are also freight railway lines within Corby and 
developments such as the Eurohub southeast of the 
land highlight the strategic importance of Corby as a 
location for business. The area is therefore in a strong 
position to connect to the existing strategic road and 
rail networks on a national and regional level as well 
as a local level for commuters.

2.2. location

The area straddles the administrative boundaries of 
Corby and East Northamptonshire councils. Despite 
the proximity of urban Corby and the surrounding 
settlements of Gretton, Weldon and Stanion, the land 
is distinct from its surroundings, due to the large 
scale infrastructure, buildings and road network. The 
majority of traffic is created by commercial vehicles 
with very few pedestrians and cyclists using the part 
of town, which is largely defined by its industries. 
Large areas of woodland to the northwest and open 
countryside with fields to the northeast and east add 
to the sense of separation.

To the east of the land, the construction of Priors 
Hall with residential, community, educational and 
office uses and its links into the town centre past 

and through the land are already starting to have 
a positive impact on the vitality of the area in the 
near future. The appropriate integration of vehicle, 
pedestrian and cycle traffic therefore form a crucial 
criterion of the development framework.

2.3. planning policy context

This section provides an overview of key local 
planning documents to establish the policy context 
that is driving the development framework.

North Northamptonshire Adopted Core Spatial 
Strategy2008-2021 (2008)

The North Northamptonshire Core Strategy has 
been prepared by the North Northamptonshire Joint 
Planning Unit with North Northampton, covering 
the area of Corby, Kettering, Wellingborough 
and East Northamptonshire Councils, which 
collaborated with Northamptonshire County 
Council. The Core Strategy forms part of the North 
Northamptonshire Local Development Framework 
and has been adopted in June 2008. 

The spatial strategy in the document forms the basis 
for planning future growth in the area, the focus of 
which will be placed upon strengthening towns and 
town centres. Corby, the third biggest settlement 
in the area, is planned to accommodate the highest 
proportional growth with an estimated 2.6% growth 
in jobs and 4% growth in population between 2004 
and 2021. 

The strategy states that the quantity and quality 
of existing employment sites will be reviewed 
against targets that aim to establish 13,580 new 
jobs in Corby and 5,220 in East Northamptonshire. 
Strategic locations are to be close to the Sustainable 
Urban Extensions, e.g. Priors Hall, and sites for the 
Technology Realm Initiative at the Growth Towns 
will support the aim of increasing the quality of 
employment in the area. 

Section 2.0  
context & analySiS
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The sustainable urban extension policy (Policy 16) 
acknowledges the importance of the wider network 
of green spaces, linking the extensions to the wider 
green infrastructure framework. A sub-regional 
green infrastructure corridor is identified at Willow 
Brook that links the town centre with the extension 
of Priors Hill and the countryside beyond. 

Corby Borough Site Allocations Development 
Plan Document (Proposed Alternatives, 2009)

The document outlines the following specific 
sites for development within the development 
framework area (see Figure 2):

 ■ Site E1: proposed allocation for B2 land use, 
includes part of Roquette land holding.

 ■ Site E4: this is the consented Clowes Centrix 
Park site, which is allocated for B1, B2 and B8 
uses.

 ■ Site E5: this is the consented Morrisons/
Roquette site allocated for B1, B2 and B8 uses.

 ■ Site E13: this is Corus’s lagoons site with land 
allocated for B2 uses.

 ■ Site E14: this is Greatline Developments land at 
Genner Road, which is allocated for B2 uses.

 ■ Site E18: this is the Paragon Group site, but also 
includes land owned by Corby Borough Council 
and Kenilworth and is allocated for B1, B2 and 
B8 uses.

The area also falls within the East Northamptonshire 
‘Rural North Oundle & Thrapston’ Development 
Plan Document, which has been subject to 
Examination. However, it is not formally identified 
in the document and no allocations have been made 
that affect it.

Northamptonshire Strategic Employment Land 
Assessment (2009)

The Northamptonshire Strategic Employment 
Land Assessment (SELA) sets out aspirational 
employment targets for North and West 
Northamptonshire for the period up to 2021 and 
2026.

For North Northamptonshire, the SELA aims to 
create 47,400 new jobs between 2001 and 2021. 
The Assessment sets three different scenarios, one 
dwelling and population-led, one econometric/ 
trend based and one policy scenario in order to test 
different growth options. 

Apart from the preferred economic scenario it 
also identifies additional clusters, within which 
key sectors such as high performance engineering 
and motor sports, environmental technologies 
and distribution will be established. The high 
performance engineering and motorsports sector 
in Northamptonshire is predicted to be of regional 
importance, while the environmental engineering 
sector is likely to attract new businesses into the 
county.

North Northamptonshire shows a shortfall of 
existing unconstrained capacity for office use 
under the two supply estimates. Also, warehousing 
shows a limited supply up to 2031. Good quality 
development land will have to be brought forward to 
satisfy future demand of these uses.

The Assessment identifies Corby as a spatial priority 
for development as a Growth Town. Employment 
sites of regional importance are meant to be given 
particular attention from the Local Authorities to 
consider future employment land allocations into 
clusters of strategic importance. Rockingham (C3) 
has been identified as a sector specific site suitable 
for high performance engineering and motor sports 
with opportunities to be examined further. The land 
has been identified to support a range of B and non B 
use employment.
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2.4. current and emerging planning  
 propoSalS

In addition to current and emerging planning policy, 
there are a number of proposals within or adjoining 
the development framework area that have either 
received planning consent or are known as being in 
preparation for submission in 2011. They are:

 ■ Clowes Developments has planning permission 
for Centrix Park, which is 60,500m2 or 
floorspace with 80% designated for B8 and 20% 
of the floorspace for B1, B2 uses.  Alpha Court 
has been built as phase 1 and this comprises 
5,680m2 within 10 units.

 ■ Morrisons and Roquette have separate but 
related outline consents for B1, B2, B8 uses on 
land either side of the Northern Orbital Road.  
The Morrisons outline consent restricts B8 uses 
to 70% of the total floorspace.  No development 
has commenced to date.

 ■ Bela is formulating proposals for new business 
development on the land to the south and 
east of the current Rockingham Motor Sports 
circuit, requiring the realignment of the stream,   
and major earthworks to create direct access for 
car companies onto the track. 

 ■ Gretton Brook Estates is formulating proposals 
for its Brookfield Resource Recovery Centre 
on the land at Brookfield Plantation to create 
a sustainable recycling hub to include energy 
from waste and gas fired power stations, chilled 
buildings for food retailers, anaerobic digestion 
and packaging processing activities.

2.5. Stakeholder aSpirationS

The overall desire of all the stakeholders is to see the 
future of the area planned with an ambitious vision 
but with an understanding of the viability of the site 
and its capacity for employment development.

The councils are keen to see the area become an 
economic development area that is distinctive to the 
other industrial estates within the town. They are 
keen to see the new area offering a range of business 
uses and unit sizes for existing businesses, smaller 
units for local firms with the potential of some 
larger distribution sheds for national logistics firms, 
in combination playing a key role in the delivery of 
future growth in North Northamptonshire.

Aside from the local authorities, the key 
stakeholders are the landowners and especially 
Bela Ltd and Corus (part of the Tata Group), whom 
together own the freehold of over 80% of the area. 

Bela believes that the presence of Rockingham Motor 
Sports (on its land) does give the area an opportunity 
to brand and market itself to a specific sector/market, 
and the expectation is that this could support a 
high end development element. It is keen to begin 
realising this potential once the development 
framework is published. 

The future development of the motorsports industry 
at Rockingham is not straight-forward to predict, but 
there is merit in seeking to cluster high technology 
businesses to Rockingham, be it in the form of 
motorsport or environmental technologies linked 
to the car industry or motorsport, and in particular 
the interface with the car-buying public and the 
experience of new cars and new technologies 
in the emerging automotive ‘marketplace’.  It is 
particularly important, therefore, to work closely 
with the landowners and stakeholders to establish 
consensus on the positive branding of Rockingham. 
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Both Bela and Corus view the development of 
Rockingham as a long term opportunity, given the 
amount of land available for development and the 
current position of the commercial property market 
in its lifecycle. 

In summary, the aspirations are to create an 
employment environment that fulfils the following 
criteria:

 ■ Site of national and local relevance for 
employment and the future of North 
Northamptonshire

 ■ Create an environment that is attractive to new 
and emerging high tech manufacturing and 
products, sustainable technologies and their 
employees

 ■ Creating synergies between Rockingham Motor 
Sports, motorsport industries, research and 
other uses

 ■ Strengthen the green credentials of the site and 
boost biodiversity

 ■ Create a distinctive identity and character  for 
the development framework area

2.6. Summary analySiS

There are a number of key physical factors that are 
driving the opportunities and constraints for the 
development framework (see Fig 3): 

 ■ Rockingham Motor Sports with existing stands; 
planning conditions on noise attenuation

 ■ The Morrison’s distribution buildings, Roquette 
starch production facility,  Clowes development 
land,  and the e-on gas fired power station

 ■ Willow Brook, embedded in Willow Brook GI 
Corridor as part of a wider green infrastructure 
framework

 ■ LDF Biodiversity and Nature Conservation 
running, covering the southern parts of the 
Willow Brook corridor and the site of the 
plantation

 ■ Flood Zone 2 and 3, mainly along the Gretton 
Brook

 ■ Woodland cover in the centre of the 
development framework area

 ■ Woodland plantation north of Gretton Brook 
Road

 ■ Main road network towards the west and south 
of the development framework area

 ■ Access roads from the south and west

 ■ Future Priors Hall mixed use development to 
the east

 ■ Land with B1, B2, B8 outline permission

 ■ Land of Centrix Park planning permission

 ■ Disused railway line, underground in parts, 
running under the site of the plantation

 ■ Surrounding arable land and grassland

 ■ Former  Corus sludge ponds undergoing 
remediation

 ■ Water attenuation ponds associated to 
Rockingham Motor Sports, Willow Brook Estate 
and the implemented sections of the Northern 
Orbital Road

Section 2.0  
context & analySiS



16

Section 2.0  
context & analySiS

Site analySiS

figure 3 - Site analySiS
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 Fig 3 shows the site analysis, with reference to the 
following points:

 ■ Rockingham Motor Sports with existing stands; 
planning conditions on noise attenuation

 ■  Existing Morrison’s distribution buildings, 
Roquette starch production facility,  Clowes 
development land,  and the e-on gas fired power 
station

 ■  Willow Brook, embedded in Willow Brook GI 
Corridor as part of a wider green infrastructure 
framework

 ■  LDF Biodiversity and Nature Conservation 
running, covering the southern parts of the 
Willow Brook corridor and the site of the 
plantation

 ■  Flood Zone 2 and 3, mainly along the Gretton 
Brook

 ■  Woodland cover in the centre of the 
development framework area

 ■  Woodland plantation north of Gretton Brook 
Road

 ■  Main road network towards the west and south 
of the development framework area

 ■  Access roads from the south and west

 ■  Future Priors Hall mixed use development to 
the east

 ■  Land with B1, B2, B8 outline permission

 ■  Land of Centrix Park planning permission

 ■  Disused railway line, underground in parts, 
running under the site of the plantation

 ■  Surrounding arable land and grassland

 ■  Disused Corus toxic ponds

 ■  Water attenuation ponds associated to 
Rockingham Motor Sports, Willow Brook Estate 
and the implemented sections of the Northern 
Orbital Road

Section 2.0  
context & analySiS
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Flood Zone 2 - Extent of extreme flood

Potential ground contamination 
constraints

Existing woodlands and tree cover
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Section 3.0  
opportunitieS & conStraintS

 There are a number of key issues relating to 
the feasibility of site development.  These are shown 
in Fig 4, as catalysts, links or situations that create 
opportunities to be exploited in the development 
framework and as constraints that will have a 
restricting effect on the type of development.

3.1. opportunitieS 

 ■ To create a strong sense of identity for the 
site as a whole, as a location for business 
and employment, as well as for visitors to 
Rockingham Motor Sports for leisure and 
leisure tourism purposes by creating a 
distinctive spine or central boulevard to the 
development following the Northern Orbital 
Route.

 ■ To positivelyinfluence the image of the 
development framework area through suitable 
development located at key areas such as at 
the Northern Orbital Route gateways into the 
site (assuming the timely completion of Phase 
Two of the road), and to extend the influence 
of new development associated with the use of 
Rockingham Motor Sports  

 ■ Due to the proposals currently in discussion 
and ideas development stage a core area of the 
development framework is expected to have a 
strong focus on Rockingham Motor Sports, with 
high quality internal public realm and main 
development frontages facing onto the main 
routes including the Northern Orbital Route, 
that create a strong and identifiable image for 
the area

 ■ Willow Brook has the potential as the main 
watercourse through the site to deliver 
varied and biodiverse, multi-functional green 
infrastructure, including woodland and wetland 
habitats, open aquatic and marginal areas, with 
public cycle and footway access. This will help 
create a route that links Corby town centre and 
Priors Hall with development that includes 

‘green businesses ’ and technologies fronting 
onto the corridor that identify with the green 
infrastructure setting. The network needs to be 
developed to achieve delivery of these links.

 ■ There is an opportunity for surface water 
collection, permeation and attenuation 
throughout the area designed as an integral part 
of the development framework.  This drainage 
system would provide an opportunity to feed 
into and sustain the strong biodiverse corridor 
following the Willow Brook and Gretton Brook, 
as well as provide a contrasting and multi-
functional landscape setting for development 

 ■ Promotion of pedestrian and cycle routes 
crossing the site north-south following 
either ‘green roads’ or dedicated green strips 
of biodiversity-rich landscape between 
development plots or blocks of development. 
These will help join-up the biodiversity network 
of spaces and link them into the Gretton 
Brook and Willow Brook green infrastructure 
networks.

 ■ The main east-west networks for access follow 
the general east-west broader orientation of the 
wider landscape, such as along the north edge 
of the site along the Gretton Brook to from an 
interface with the countryside and plantation to 
the north.

 ■ A green public transport route between Corby 
town centre and Priors Hall is proposed and 
expected to be implemented as part of the 
Priors Hall development (on land owned by 
the developer), and there is the opportunity 
to implement this route for pedestrians and 
cyclists along Willow Brook as described above. 
The green public transport route could follow 
the Northern Orbital Route with frequent stops 
and pick-up points set out along the route. It 
would probably be a dedicated bus service or 
other sustainable transport system.
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opportunitieS & conStraintS

figure 4 - conStraintS and opportunitieS
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Rockingham Development 
Framework Area
Council Boundary

Future residential uses within 
Priors Hall development

Visibility of parts of the masterplan area 
from footpath close to Kirby Hall

Scheduled Ancient Monument and Grade I 
listed Kirby Hall

Existing buildings, including warehouses, 
speedway stands and a power plant 

Key - Constraints and Opportunities

Rockingham Motor Sports with associated 
facilities as the main catalyst for the master-
plan area with future related uses clustering 
around the track

Key development sites on prominent 
corners and entrances

Active frontages onto the green 
infrastructure corridor

Opportunity to integrate landscaped water 
attenuation into the landscaping scheme

Central boulevard (Northern Orbital route) with 
primary frontages and high quality landscaping

Willowbrook and Gretton Brook Green Infra-
structure Corridors with value for biodiversity, 
flood attenuation, amenity and active travel

Location of central business hub

Main bus corridor through the 
masterplan area

Retention of existing woodland 
and grassland for biodiversity and 
amenity value
Potential for access from existing road 
network

Constraints

Existing road network

Opportunities

Potential ground contamination 
constraints

Remediated Corus toxic ponds 

Road junctions subject to pressure 
through additional traffic

Open countryside       

Potential for green links

Possible future northern link
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 ■  Redevelopment of part of Rockingham Motor 
Sports and associated land is being considered 
to create a higher profile and value venue 
for new motorsport and automotive related 
businesses as well as the public to experience 
new technologies, products and vehicles. There 
is the opportunity to capitalise on this thinking 
and use the association of Rockingham Motor 
Sports to act as a catalyst for the development 
framework area generally. At the same time 
there is opportunity to enhance the experience 
of visitors arriving at Rockingham Motor Sports 
and attendance at events held at the venue with 
improvements to the car park, public /private 
realm, and concourse related to Rockingham 
Motor Sports and its use.

 ■ Noise level attenuation from use of 
Rockingham Motor Sports has the potential to 
be improved by built development wrapping 
around Rockingham Motor Sports designed 
to achieve noise levels lower than currently 
permitted. 

 ■ There is also the opportunity to mitigate or 
reduce the visual impact of Rockingham Motor 
Sports by reconfiguration or removal of some of 
the open raked spectator seating and to create 
new development that is of appropriate height 
and scale to better  relate Rockingham Motor 
Sports to its adjoining open countryside to the 
north and east

 ■ The new residential and mixed use 
development at Priors Hall adjacent to 
the eastern boundary of the area should 
be appropriately connected into the 
development framework in terms of access and 
permeability and respond with appropriate 
scale development.  There is opportunity to 
interface with the northern and western edges 
of the Priors Hall development in terms of uses 
including further education, apprenticeships 
and training linked to industry, research and 
development, and employment.

3.2. phySical and infraStructural   
 conStraintS

 ■ Changes in level in certain locations, of 
particular relevance along Mitchell Road, 
towards the Willow Brook and just south of 
Rockingham Motor Sports, restrict the size 
of development platform that is possible, 
restricting larger floor-plate uses such as 
warehousing and distribution, especially where 
large external circulation areas are needed. 
Development that includes smaller unit sizes 
or building floor plate will be more suitable 
in these areas; ground modelling can enable 
accommodation of buildings with a smaller 
footprint together with associated car parking.  

 ■ In some locations, changes in level could 
undermine a coherent road / street-to-plot 
relationship, and a relation between the uses 
on either side. However, this constraint could 
allow buildings of different heights to be 
accommodated on opposite sides of the road.

 ■ The full development of the area will rely 
on the completion of the Northern Orbital 
Route, and to allow for appropriate access off 
this route. The design criteria for this route 
(partially complete) needs to be reviewed, as 
there are few existing plot access points other 
than main roundabout junctions planned. The 
successful operation of Rockingham Motor 
Sports is dependent on certain peak periods 
of use of the road and the impact of other 
traffic using and exiting on/off this route at the 
same time needs to be assessed. The Northern 
Orbital Route is currently designed as a dual 
carriageway with a central reservation and 
barrier, implying reasonably high traffic speeds. 
If it is considered as the central ‘boulevard’ to 
high quality development, the Northern Orbital 
Route will help attribute identity, familiarity 
and means of orientation through the centre of 
the area. 
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 ■ Road infrastructure off-site is currently not 
able to accommodate additional levels of traffic 
and would have to be improved in order for 
large scale development to be accommodated. 
This would include the construction of new 
stretches of road as well as the widening of 
existing road infrastructure. The County 
Council has acknowledged the importance 
of the development framework site and has 
indicated that the need for any off-site road 
infrastructure improvements will be assessed 
following a review of impact on the network as 
development proceeds on an ‘as-needed’ basis, 
in order to avoid over-costly and over-planned 
highway works that are difficult to predict 
and secure in advance due to the current and 
foreseeable funding economies.

 ■ Large scale water attenuation features, possibly 
focussed along the Willow Brook close to the 
lowest point of the site are needed to accept 
and intercept site run-off. Whilst the location 
and combination of these features fits with a 
green corridor running along the alignment of 
Willow Brook, the land take and slightly incised 
valley nature of the corridor will require some 
re-shaping and widening. 

 ■ The Willow Brook runs west to east through 
the development framework area and separates 
the northern from the southern sides; impact 
will be particularly pronounced for vehicle 
and pedestrian movements through the site 
north-south, and a pedestrian/cycle crossing 
route would need to be provided to ensure 
non-vehicular dependency. The Northern 
Orbital Route provides the only existing road 
bridge over the brook, although the Corus land 
benefits from an access across Willow Brook 
that could provide the pedestrian / cycle link 
depending on condition and suitability of the 
structure.

 ■ The previous heavy industrial land uses of 
most of the development framework area have 
left large areas where ground conditions in the 
form of made ground and contamination will 
constrain detailed development proposals. The 
plan identifies the general locations where this 
is expected to be an issue. At this stage, it is 
assumed that ground condition issues can be 
resolved through development.

 ■ The scale of the development framework area 
is sufficiently great that it can absorb so much 
development that the expectations and rate of 
development may not be sufficiently rapid to 
ensure a consistently high quality. Phasing and 
focus of development in certain areas, together 
with a range of appropriate temporary uses will 
be necessary to build and maintain momentum. 
Marketing of the site and recognition of the 
significance of such a large development 
opportunity for Northamptonshire, East 
Midlands region and nationally will be an 
important aspect to ensure the opportunities 
are maximised
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3.3. landScape and cultural context

The site is an area that has undergone a series of 
dramatic changes, from quarried landscape to 
steelworks, and now the existing uses including 
the Rockingham Motor Sports and large areas of 
reclaimed or undeveloped brown field land. This has 
resulted in a transition landscape between the town 
of Corby with its industrial edge to the south and 
west and the countryside of East Northamptonshire 
to the north and east. 

There is high quality landscape to the north of the 
site including the Jurassic Ridge and Welland Valley 
landscape types with the undulating vale estate 
farmlands surrounding Kirby Hall to the east.  The 
immediate context has suffered from being adjacent 
to the site and its former industrial land uses. 

There is little visual connection from the site with 
its landscape context except perhaps to the east. 
However, the setting and views from Kirby Hall will 
be an important consideration. Kirby Hall is located 
2km to the east of the eastern boundary of the site 
and is a Grade 1 listed house. The Hall is not visible 
from the site, however any adverse effect on Kirby 
Hall and the surrounding landscape connected to the 
Hall will be a material consideration. 

The height of the Rockingham Motor Sports stands 
makes them visually prominent, and sets a visual 
parameter for new development in terms of height. 
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4.1 introduction

The overall design concept of the development 
framework area is shown in Fig 4. The purpose of 
the concept plan is to show how the framework 
should respond in strategic terms to the identified 
opportunities and constraints. The parameters plan 
in Fig 5 that follows begins the process of translating 
the concept plan into the key planning and design 
principles contained with the various framework 
plans. 

The development concept and parameters are 
described below in terms of their implications for 
the configuration of land uses, access , buildings and 
green infrastructure.

4.2 land configuration 

The main existing use for the development 
framework area is the Rockingham Motor Sports. 
Associated land uses have the potential to create 
the critical concentration necessary of motorsport 
and automotive related businesses to be developed 
to provide a nationally recognisable centre for 
this niche, that has a different role from that at say 
Silverstone, Brooklands  or Millbrook. This type 
of differentiation is important for the success of 
the delivery of the development framework and is 
reliant on the dependency that can be derived from 
the association between land uses.

There are a number of key development sites that 
are at prominent locations within the area that are 
more suited to particular development or that offer a 
greater opportunity to set a standard, or image of the 
development framework area as a whole:

 ■ around Rockingham Motor Sports

 ■ along the central boulevard and the main 
approaches to Rockingham Motor Sports

 ■ along the main road connection with Priors Hall

 ■ fronting Willow Brook with pedestrian and 
cycle paths and natural habitats

 ■ around the Northern Orbital Route junctions 
with Phoenix Parkway and Birchington Road

4.3 acceSS

The main vehicle access into the area will be via the 
Northern Orbital Route, which will dissect the land 
southeast to northwest, once completed along the 
proposed route, with a spur leading into the future 
Priors Hall development. This route will include the 
green transport route between Priors Hall and the 
link to Corby town centre. The route will need to be 
completed and the existing highway design amended 
to accommodate the public transport route and 
stops, as well as speed restrictions to allow for access 
to some new development plots with frontage onto 
the Northern Orbital Route. 

It is acknowledged that there are aspirations for 
extension of the Northern Orbital Route beyond the 
site with possible connection to the Rockingham  
roundabout. This aspiration is concerned with 
maintaining the opportunity for a route through 
the plantation. However, the focus of access to the 
development framework site via the Northern 
Orbital Route is currently the southern link which is 
likely to be more deliverable.  

Access to Rockingham Motor Sports will change 
from the current arrangement (access off the end 
of the part-finished Northern Orbital Route), with a 
revised access following the existing alignment from 
the end of Mitchell Road (to be part of the Northern 
Orbital Route) heading east into the Rockingham 
Motor Sports complex and car parking. An access 
spur road from the existing roundabout on the 
eastern part of the Northern Orbital Route will head 
north into the Rockingham Motor Sports complex. 
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The Willow Brook and associated green 
infrastructure corridor prevents frequent crossing 
points between the Northern Orbital Route and the 
land south of the brook. An existing bridge giving 
access into Corus land on the north side of the brook 
may be suitable for a pedestrian and cycle access and 
if not a route should be provided across the brook 
for this purpose. The plot access roads that will give 
access to the land parcels either side of the brook 
will therefore not connect across the watercourse 
due to the cost of bridging the brook and severance 

of the green corridor and the cycle / pedestrian route 
along the stream course.

The main green corridor along the Willow Brook 
will act as a natural habitat, while at the same time 
forming the pedestrian and cycling spine through 
the development. An attractive green environment 
will encourage use of this route to access areas 
within the area as well as beyond the site boundaries 
connecting the new Priors Hall development with 
Corby town centre.

concept plan

PRIORS HALL

CORBY TOWN CENTRE

Rockingham Development Framework Area

Council Boundary

Gretton Brook and Willowbrook - landscape 
corridors with biodiversity + amenity value

Retained woodland and grassland to provide 
structure and mature setting where possible

Legible acccess with central boulevard 
through the masterplan area

Key development sites

Green crosslinks that add legibility and 
provide drainage through landscaped swales

Rockingham Motor Sports and associated uses 
as key attraction and catalyst for the area 

Key - Concept Plan

figure 5 - concept
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4.4 landScape Structure

Existing landscape features that should be retained 
and become part of the framework are limited to 
the woodlands and valley along the Willow Brook. 
Although regenerated scrub evolved into low scrub 
woodland, the areas of tree cover are located on areas 
of sloping land that would be difficult to develop 
and over some areas of buried contamination.  These 
areas are not therefore considered to be highly 
developable and have a more important role as part 
of a new series of different habitats as part of the new 
development framework. 

There are some hedgerows and hedgerow trees in 
the eastern part of the site along the Gretton Brook 
Road which could be retained subject to more 
detailed assessment, and location within the new 
development proposed.

Apart from the central boulevard, the Willow Brook 
will form the most important landscape element 
within the site with a series of water features and 
woodlands meandering through the area. As these 
elements are supplemented by the network of 
green strips of habitat between developments, they 
will influence the environmental character of the 
site, while at the same time shaping its image as 
a location for employment and providing natural 
resources that will reinforce the sustainability of the 
development. 

The Willow Brook corridor will function as a 
wildlife habitat and as an important structural 
element and corridor for pedestrian and cycle access 
and circulation. Native species should be introduced 
and aquatic, marginal and terrestrial habitats created 
to provide an ecosystem with good bio-diversity 
potential. 

A landscape corridor along the Gretton Brook will 
provide an opportunity for wildlife connections into 
the plantation as well as along the stream course 
itself. Limited flooding along the Gretton Brook 

provide an opportunity for improved drainage 
and discharge of surface water combined with 
a landscape treatment to create another green 
infrastructure corridor along the northern edge of 
the site.

There are areas of the development framework that 
will require specific landscape treatment to create 
the appropriate setting for the type of development 
proposed. The Rockingham Motor Sports ‘cluster’ 
of uses will require a landscape response similar to 
the very organised and high quality public realm 
found at the new generation of race circuits built 
internationally  over the last few years, to create 
the type of environment associated with high-end 
motorsport and automotive environments. 

The car parking for Rockingham Motor Sports and 
exhibition spaces will require a straightforward 
landscape treatment, possibly tree avenues and more 
organised informal and formal parking surfaces to 
maximise the opportunity for this area not to detract 
from the higher quality areas of the development 
framework.
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4.5. contamination, reStoration and  
 ground conditionS

Due to the area’s industrial past, large parts of the 
development framework site are either remediated 
or remain contaminated in limited areas or ‘hot 
spots’. While the area of Rockingham Motor 
Sports, the land south of Rockingham Motor Sports 
and most of the land south of Mitchell Road is 
understood to be clean, there are locations where 
either industrial remains are have been buried or 
remain in the ground from previous industrial uses.

Two areas in particular are affected by 
contamination, notably the southern edge of the 
land and the area west of Rockingham Motor Sports. 
In the case of the former, much of the land has been 
backfilled – perhaps up to 20m depth – in part with 
sooty washings. This land has been remediated with 
surface remediation to allow for car storage and 
deep remediation has been carried out on the south 
western edge.  More intensive development will 
likely require additional remediation and attention 
to foundation design.

On the land west of Rockingham Motor Sports there 
are some remaining contaminated areas under 
Rockingham Motor Sports car park, where a lined pit 
accommodates contaminated material and there is 
the potential that drums of contaminated material 
have been buried close by. Further west and south are 
sites also likely to require further remediation works 
depending on the land uses.

In general, the development framework is based on 
the assumption that landowners and development 
promoters will determine the specific implications 
of ground conditions at the time detailed proposals 
are being formulated.

4.6. developaBle land and non-  
 developaBle land

The following areas have been taken out of the area 
considered to be developable and are considered as 
non-developable land:

 ■ Land that has recently already been developed

 ■ Land that is in the process of being developed

 ■ Central boulevard with a wide cross section

 ■ Willow Brook

 ■ The existing motor sports operations that are to 
be retained

Section 4.0  
development concept &

parameterS



36

16.50m max.  
built height

Viewpoint close 
to Kirby Hall

50m biodiversity
and active travel 
corridor

Wood and 
grassland

Rockingham Motor 
Sports and associated 
operations as major 
catalyst 

Water 
Attentuation 

Green pedestrian 
and cycle route

Central boulevard 
and stadium 
approaches

Surface drainage

Willowbrook

Gretton Brook

Foot and cycle 
path towards 
town centre

Foot and 
cycle path 
towards 
Priors Hall

Existing 
warehouse and 
power plant

Existing 
industrial use

Existing 
warehouse

Main access 
points

Key 
development
 site

parameterS plan

figure 6 - parameterS
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4.7. viSiBility and viSual impact

The built context of the site is mainly defined 
by large scale industrial buildings, which are 
characterised by their bulky structure and 
prominent vents and chimneys. These structures 
are visible and dominate the immediate skyline. 
Rockingham Motor Sports and its stands are the 
tallest built structures in the area with the highest 
stand reaching 22m roof height and 31m to the top 
of the structural pylons. 

There are viewpoints in proximity to Kirby Hall, 
only when close to the north eastern part of the 
site, and these are identified as sensitive views. 
Although there has been tree planting to mitigate 
the impact of Rockingham Motor Sports along field 
margins, the Rockingham Motor Sports structures 
remain visible from viewpoints along Kirby Road. 
Any proposed development east of Rockingham 
Motor Sports track should therefore not increase the 
visual impact of existing Rockingham Motor Sports 
structures and should ideally remain within the 
visual limits created by Rockingham Motor Sports 
when viewed from agreed significant viewpoints. 
Given a roof height of 22m, is advisable that the 
maximum building height along the eastern side 
of Rockingham Motor Sports it should not exceed 
16.5m as a ‘rule of thumb’ to preclude an adverse 
impact.

4.8. principleS and aSSumptionS for  
 the central Boulevard

The Northern Orbital Route has an important role 
as part of a longer traffic route around the northern 
edge of Corby, as well as a distributor road for the 
Rockingham area. As a distributor road, it has to 
perform several separate functions at the same time; 
public transport route with frequent stops, access 
to employment plots, conduit for mains services 
and utilities, and a central core with a distinctive 
character setting the scene, expectation, aspiration 
and quality for the development framework area, 
and at different periods: leisure/tourism and 
motorsport arrival and departure, weekday business 
access, peak periods and employee shift changes, and 
24hr servicing and access. 

The main design principles required to provide these 
roles are summarised as:

 ■  wide cross sections between plot frontage 
boundaries  

 ■ a dual carriageway with speed limited and no 
central dividing barrier

 ■ large species avenue tree planting at semi 
mature size to reinforce the boulevard character 
from the outset

 ■ overall green and spacious feel

 ■ a pedestrian and cycle route separated from 
carriageway

 ■ frequent crossing points for pedestrians and 
cyclists to enable connectivity and to reduce 
severance

Section 4.0  
development concept &

parameterS
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4.9. principleS and aSSumptionS for  
 willow Brook

For Willow Brook to function well in respect of 
flood alleviation, a wildlife corridor, a landscape 
setting for development and a route for pedestrians 
and cyclists moving within the development and 
adjacent neighbourhoods, the following design 
parameters have been assumed:

 ■ A wide overall corridor generally 50m in width

 ■ A wider corridor where there are natural assets 
such as woodland and water storage features

 ■ Incorporate existing natural features (scrub 
woodland, watercourse, flood attenuation 
structures etc)

4.10. operational requirementS of  
 rockingham motor SportS +   
 Surrounding uSeS

The operation of Rockingham Motor Sports may 
change over time but there will be a requirement 
for a number of activities that currently take 
place on the large open areas of hard standing 
around Rockingham Motor Sports. The changing 
pattern of use will evolve in conjunction with new 
development, and there may be a reduction of some 
of the existing activities such as use of the hard 
standing as an outdoor exhibition and show venue. 

 ■ Reconfiguration of the race track and its 
operations partially into the centre of the track

 ■ Uses adjacent to the track to exploit synergies 
and make the track the unique proposition of 
the development framework location

 ■ High quality design and layout with 
Rockingham Motor Sports track to be the clear 
focus of the development

 ■ Direct access and views onto the track from key 
routes

 ■ Good access and parking facilities close to the 
track retained

 ■ Centrepiece of the area and prerequisite for 
the aspirations of the development framework 
with dedicated land uses

4.11. SuStainaBle deSign and energy

The development framework addresses a number 
of key sustainability concepts at the scale of the 
framework plan covering the natural environment, 
energy use and production, recycling and waste 
re-processing, multi-functionality of land uses, 
accessibility and sustainable transport, maximising 
land use, temporary land uses, building location, 
orientation, design and performance, and 
employment proximity to residential areas. These 
are summarised below:

 ■ Willow Brook, Gretton Brook and Rockingham 
Motor Sports water bodies and woodlands to be 
a habitat resource within the development also 
providing a sense of place and connection to 
the wider landscape

 ■ Orientation of the buildings to maximise solar 
power with glass facades, with integrated 
shading, and tree planting to address seasonal 
requirements for shading and winter sunlight 
access

 ■ Photo voltaic panels for building roofs, as well 
as ground arrays on interim vacant sites, and 
potential for appropriate scale wind turbine(s)

 ■ Sustainable drainage systems where possible 
throughout the development  with landscaped 
swales, and separate rainwater harvesting to 
allow for water recycling where possible

 ■ Green roofs

 ■ Ground source heat pumps are not likely to 
be an option due to low ground water in the 
development framework area

Section 4.0  
development concept &

parameterS





development framework
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5.1. viSion for the rockingham   
development framework

This vision for the Rockingham Development 
Framework is: 

Over the next twenty years, Rockingham will 
exploit the catalytic effect of Rockingham Motor 
Sports to become the UK’s leading destination 
for evolving technologies in motorsport and 
automotive consumer markets and experiences 
and one of the region’s most competitive 
locations for business investment”

5.2. the oBjectiveS

The development of the development framework 
will have to address a series of objectives that 
establish what the development framework will 
have to deliver on a series of different scales. While 
objectives on the national level are concerned with 
the character and marketing of the site, objectives 
on a local scale are concerned with the quality of the 
public realm and environmental resources and how 
the site will fit into the development context of a 
sustainable Corby.

The following objectives have been identified as part 
of the design process:

 ■ Develop the potential of Rockingham Motor 
Sports as a national asset to act as a catalyst 
for associated knowledge and opportunities 
for Corby and specifically the Rockingham 
Development Framework area as a hub of 
motorsport and automotive expertise.

 ■ Create an attractive place for high calibre 
businesses and skilled employees.

 ■ Creating a distinctive place that links Corby 
and its town centre with the Priors Hall 
development, and to facilitate access by 
sustainable forms of transport.

 ■ Maximise the development potential and 
delivery of employment development on the 
site.

 ■ Provide high quality infrastructure and business 
facilities within the development framework 
area.

 ■ Produce a deliverable and viable forward plan 
for the development framework area.

5.3. the development framework

The development framework translates these 
objectives into specific principles to guide the future 
development of the area, within the parameters 
defined above. This framework can be described 
using five themes:

 ■ Land use (supply and distribution)

 ■ Access and movement

 ■ Built form

 ■ Building heights

 ■ Green infrastructure
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framework plan: land uSe

figure 7 - land uSe
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5.4. land uSe

The net developable area within the development 
framework area extends to some 228 hectares of land 
(i.e. 75% of the gross land area), which constitutes 
a significant employment area of regional, if not 
national significance.

land Supply

The site coverage ratios depend on the nature of land 
use provided on each of the individual site areas.  The 
development framework assumes the following for 
the B-class employment uses:

 ■ B1 offices – 20% site coverage

 ■ B1c light industrial/B2 – 40% site coverage

 ■  B8 warehousing – 40% site coverage

In terms of the numbers of FTE jobs generated by 
this supply of employment land, the development 
framework assumes the same job densities that are 
set out within the SELA report or are derived from 
the English Partnerships guidance on job densities, as 
follows:

 ■  1no office job per 18 sq.m. GIA

 ■  1no industrial job per 35 sq.m. GIA

 ■  1no warehousing job per 88 sq.m. GIA

The total amount of floorspace to include 
employment, leisure and sui generis uses that could 
be developed within the development framework 
area is circa 700, 000 square metres GIA (7.54 million 
square feet).  This represents nearly 40% of the 
existing employment stock within the Corby Borough 
and demonstrates the scale of the development 
potential within the development framework area.

B1 - Offices, Motor Sports Related 

Potential for B1 - Offices, Motor Sports Related 
as an alternative to Car Parking/ 
Retention of Exhibition Space

B1 - Offices

B2 - Industrial

C1 - 3/4 Star Hotel with Spa and Gym

A1 Retail - Motor Related

B8 - Storage and Distribution

Rockingham Motor Sports 

C1 - Budget Hotel

Sui Generis - Car Showrooms

Sui Generis - Energy Plant

Car Parking Rockingham Motor 
Sports/ Retention of Exhibition 
Space

Key - Land Uses

A1 Retail - Supermarket

Rockingham Development Framework Area

Council Boundary

Central Hub with R+D, offices, 
education and training
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In terms of employment uses within B1, B2 and B8 
use classes there is potentially 660,000 square metres 
of floorspace GIA (7.12 million square feet) to be 
developed over the next 20 or so years, which could 
deliver in the region of 21,000 B-class jobs.

For North Northamptonshire as a whole, the Joint 
Core Strategy sets out the planning requirements 
for B-class employment uses to 2021, which are 
1,135,740 square metres of floorspace to be delivered 
on 283.94 hectares, delivering 23,590 jobs.

Therefore, the scale of potential development for 
B-class uses at Rockingham equates to potentially 
58% of the North Northamptonshire floorspace 
requirement, 80% of the land requirement and 88% 
of the jobs requirement.  Although at face value 
these figures seem particularly high, it should be 
borne in mind that the development framework 
area is a long term development opportunity, which 
should provide development beyond the Core 
Strategy period to 2021.

The timing of delivery of development at 
Rockingham is difficult to predict and its success as 
a cluster for motor technology will be predicated on 
the sale of Rockingham Motor Sports and the type 
of investment that is attracted.  This could take a 
number of forms, but the scenario set out here is 
the most ambitious for Rockingham and assumes 
a major pre-let or series of pre-lets to ‘kick start’ the 
clustering effect.  

Moreover, there will be both market demand 
and financial viability issues associated with the 
development of parcels within the development 
framework area that could restrict the timing of 
and/or realisation of development over time.  The 
baseline work undertaken for the development 
framework has identified pockets of contamination 
across the Rockingham area that may constrain 
development for physical or financial reasons.

At the local authority level, the scale of development 
at Rockingham will also have an impact on planning 
for employment uses within Corby Borough Council 
(CBC) and East Northamptonshire District Council 
(ENC) areas

The table below shows the breakdown of the 
development framework by land, floorspace 
and jobs between the two local authorities, 
with Corby accounting for 47% of the total land 
within the development framework and East 
Northamptonshire accounting for 53%.

Within CBC, the developable area identified within 
the development framework is 109 hectares that 
could potentially deliver 305,910 square metres 
of B-class floorspace and 6,413 B-class jobs.  This 
compares with the North Northamptonshire Joint 
Core Strategy allocation for CBC to 2021, which is 
430,920 square metres on 107.74 hectares, delivering 
7,990 jobs.  

Again, at face value Rockingham could absorb a 
large proportion CBC employment requirement to 
2021.  However, the more recent work undertaken 
for the Site Specific Allocations DPD: Proposed 
Alternatives (September 2009) includes as part 
of draft Policy EMP01 employment allocations 
totalling 226.3 hectares over the development plan 
period to 2021.  Within the list of allocations there is 
a total of 94.56 hectares attributed to sites within the 
Rockingham development framework area, some of 
which already have planning permissions.  On this 
basis, the development framework only identifies a 
further 14.44 hectares of employment land within 
the CBC area.

The Site Specific Allocations DPD: Proposed 
Alternatives seeks not be deter development in other 
parts of Corby and includes a total of 131.74 hectares 
on other allocated sites, including the Stanion 
Plantation site.
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The approach by CBC in planning for employment 
uses up to 2021 is therefore designed to be flexible 
and enable large developments such as Stanion 
Plantation and potentially the first phases of 
Rockingham to be developed out.  This appears to 
be a sensible approach and any surplus land, such 
as the additional 14.44 hectares as identified within 
the Corby part of the development framework has 
the potential to be delivered post 2021, in the next 
development plan period.

Within ENC the developable area identified within 
the development framework is 119 hectares that 
could potentially deliver 367,403 square metres 
of B-class floorspace and 14,336 B-class jobs.  This 
compares with the North Northamptonshire Joint 
Core Strategy allocation for ENC to 2021, which is 
101,160 square metres on 25.29 hectares, delivering 
2,750 jobs.  

Land at Rockingham therefore has the capacity 
to deliver above and beyond the requirements for 
ENC up to 2021, although to date, no land within 
the development framework area is allocated for 
employment uses within ENC’s Local Plan/LDF.  

It will be important for ENC to retain a balance 
between the employment needs of its key towns/
rural areas and the scale of potential development 
at Rockingham, which is of regional, if not national 
significance.

Therefore, we would recommend that ENC adopt 
a similarly flexible approach that CBC has taken in 
its response to Site Specific Allocations in order to 
maximise the amount of land, floorspace and jobs 
that has been identified through the development 
framework.  This is needed as the key land around 
the Rockingham Motor Sports circuit is within ENC, 
and this land is likely to be developed out prior to 
2021, in the scenario where the track secures major 
new investment.

             
 
 
 

 
Total Area = 305 hectares 
Total Developable land = 228 hectares 
Total Non-developable land = 77 hectares 
Total Quantum of GIA Floorspace = 700,977m2 
Total Quantum of Jobs = 21,756 
Total Quantum of B-Employment Floorspace = 661,913m2 
Total Quantum of B-Employment Jobs = 20,750 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Corby Borough Council 
 
% of Total land = 47% (143 hectares) 
% of Developable land = 48% (109 hectares) 
Quantum of GIA floorspace = 333,574m2 
Quantum of Jobs = 7,345 
Quantum of B-Employment GIA floorspace = 305,910m2 
Quantum of B-Employment Jobs = 6,413  
 
NN Core Strategy B-Employment Land Requirement to 2021 = 107.74 hectares 
NN Core Strategy B-Employment Floorspace Requirement to 2021 = 430,920m2 
NN Core Strategy B-Employment Jobs Requirement to 2021 = 7,990 
CBC Draft Employment Allocations = 226.3 hectares 
CBC Draft Employment Allocations net of Rockingham sites = 131.74 hectares 
CBC Draft Employment Allocations Rockingham sites only = 94.56 hectares 
 
 

East Northamptonshire District Council 
 
% of Total Land = 53% (162 hectares) 
% of Development land = 52% (119 hectares) 
Quantum of GIA floorspace = 367,403m2  
Quantum of Jobs = 14,411 
Quantum of B-Employment GIA floorspace = 356,003m2  
Quantum of B-Employment Jobs = 14,336 
 
NN Core Strategy B-Employment Land Requirement to 2021 = 25.29 hectares 
NN Core Strategy B-Employment Floorspace Requirement to 2021 = 101,160m2 
NN Core Strategy B-Employment Jobs Requirement to 2021 = 2,750 
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land uSe diStriBution

The site has potential to be developed to include a 
variety of uses, many of them directly linked to the 
operations of the Rockingham Motor Sports track.

Land immediately adjacent to Rockingham 
Motor Sports and parts of land close to the central 
boulevard will accommodate B1 uses associated with 
the motorsports industries and the research and 
development of motorsports related technologies. 
This will provide accommodation for a whole 
range of uses from car repairs and production 
testing to car displays and exhibitions to specialist 
manufacturing/engineering and R&D of car and 
fuel development.  As part of this mix, there will be 
a leisure component, including car storage facilities 
(‘Les Garage D’Elegance) where collectors can 
store their cars and drive them on the circuit.  As 
part of the motor hub, there is potential to provide 
educational uses to raise the profile of engineering 
at all levels of the education system.  Buildings are 
likely to have elements of offices, laboratory space 
and light industrial/manufacturing space, as well as 
corporate hospitality.

In addition, there is a potential to develop a hotel as 
part of the leisure offer to visitors either attending 
race events or attending the business and leisure 
components of the new Rockingham Motor Sports.

It is envisaged that large areas of the central site 
will be taken up by B1 office uses associated with 
motor technology or high tech sectors, including 
green technology, where the more representative 
buildings and environment will attract high quality 
businesses.

The location of B8 storage and distribution will be 
predominantly south of the Willow Brook, where 
larger scale buildings will benefit from good levels of 
access in a location that is less prominent.

The sui generis uses of car showrooms will be 
located close to the central boulevard to form an 
attractive frontage to this prominent route through 
the site, helping to create a high quality gateway 
entrance to the motor technology park.

There is also potential to deliver a small local centre 
within the site to cater for the employees within the 
area in terms of food and drink, local services, such 
as banking, post office etc.

Total Floorspace by Use and Local Authority
Use GIA m2 % of Total CBC ENC

Speedway 3 Storey 197,220       30% 65,740 131,480
Speedway 2 Storey 112,898       16% 0 112,898
B1 Offices 110,390      15% 0 110,390
B2 59,926         8% 59,926 0
B8 164,350       23% 164,350 0
Local Centre 6,631           1% 0 6,631
Hotel 11,400         2% 0 11,400
Tradecounter 17,129         2% 0 17,129
Car Showroom 21,033         3% 0 21,033
TOTAL 700,977      100% 290,016 410,961

41% 59%

Total Employment No.s by Use and Local Authority
Use Jobs % of Total CBC ENC
Speedway 3 Storey 6,801           34% 2,513 5,031
Speedway 2 Storey 3,893           17% 0 3,893
B1 6,133           27% 0 6,133
B2 1,712           8% 1,712 0
B8 1,868            8% 1,868 0
Local Centre 332               1% 0 332
Hotel 75                 0% 0 75
Tradecounter 343               2% 0 343
Car Showroom 601               3% 0 601
TOTAL 22,499        100% 6,093 16,407

27% 73%

Total Floorspace by Use and Local Authority
Use GIA m2 % of Total CBC ENC

Speedway 3 Storey 197,220       30% 65,740 131,480
Speedway 2 Storey 112,898       16% 0 112,898
B1 Offices 110,390      15% 0 110,390
B2 59,926         8% 59,926 0
B8 164,350       23% 164,350 0
Local Centre 6,631           1% 0 6,631
Hotel 11,400         2% 0 11,400
Tradecounter 17,129         2% 0 17,129
Car Showroom 21,033         3% 0 21,033
TOTAL 700,977      100% 290,016 410,961

41% 59%

Total Employment No.s by Use and Local Authority
Use Jobs % of Total CBC ENC
Speedway 3 Storey 6,801           34% 2,513 5,031
Speedway 2 Storey 3,893           17% 0 3,893
B1 6,133           27% 0 6,133
B2 1,712           8% 1,712 0
B8 1,868            8% 1,868 0
Local Centre 332               1% 0 332
Hotel 75                 0% 0 75
Tradecounter 343               2% 0 343
Car Showroom 601               3% 0 601
TOTAL 22,499        100% 6,093 16,407

27% 73%



49

Section 5.0  
development framework

The breakdown of floorspace and jobs by use within 
the development framework area is as follows:

The success of Rockingham as a cluster for 
motor technology will be predicated on the sale 
of Rockingham Motor Sports and the type of 
investment that is attracted.  This could take a 
number of forms, but the scenario set out here is 
the most ambitious for Rockingham and assumes 
a major pre-let or series of pre-lets to ‘kick start’ the 
clustering effect.  

Moreover, there will be both market demand 
and financial viability issues associated with the 
development of parcels within the development 
framework area that could restrict the timing of 
and/or realisation of development over time.  The 
baseline work undertaken for the development 
framework has identified pockets of contamination 
across the Rockingham area that may constrain 
development for physical or financial reasons.

However, within the context of the North 
Northamptonshire Joint Core Strategy up to 
2021it is important for both Corby and East 
Northamptonshire Districts seek to deliver as much 
floorspace as possible within Rockingham.  A target 
of 185,000 square metres (2 million square feet) 
appears to be an appropriate starting point, which 
can be updated as part of the development plan 
review process.

The site will be developed to include a variety of 
uses, many of them directly linked to the operations 
of the Rockingham Motor Sports track. 

Land immediately adjacent to Rockingham 
Motor Sports and parts of land close to the 
central boulevard will accommodate B1 uses 
associated with the motorsports industries and the 

research and development of motorsports related 
technologies. This will provide accommodation 
for a whole range of uses from car repairs and 
production testing to car displays and exhibitions to 
specialist manufacturing/engineering and R&D of 
car and fuel development.  As part of this mix, there 
will be a leisure component, including car storage 
facilities (‘Les Garage D’Elegance) where collectors 
can store their cars and drive them on the circuit.  As 
part of the motor hub, there is potential to provide 
educational uses to raise the profile of engineering at 
all levels of the education system.

In addition, there is a potential to develop some 
hotels are part of the leisure offer to visitors either 
attending race events or attending the business and 
leisure components of the new Rockingham Motor 
Sports.

It is envisaged that large areas of the central site 
will be taken up by B1 office uses, where the more 
representative buildings and environment will 
attract high quality businesses.

The location of B8 storage and distribution will be 
predominantly south of the Willow Brook, where 
larger scale buildings will benefit from good levels of 
access in a location that is less prominent.

The sui generis uses of car showrooms will be 
located close to the central boulevard to form an 
attractive frontage to this prominent route through 
the site, helping to create a high quality gateway 
entrance to the motor technology park.

There is also potential to deliver a small local centre 
within the site to cater for the employees within the 
area in terms of food and drink, local services, such 
as banking, post office etc.
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framework plan: acceSS & movement

KIRBY LA
NE

MITC
HELL R

OAD

PHOENIX PARKW
AY

STEEL ROAD

BIRC
HINGTO

N 

ROAD
NORTHERN ORBITAL ROAD

GRETTON BROOK ROAD

GRETTON ROAD

figure 8 - acceSS and movement

re
pr

o
d
uc

ed
 f

ro
m
 o

rd
n
an

ce
 S

ur
ve

y 
di

gi
ta

l 
m

ap
 d

at
a 

©
 c

ro
w

n 
co

py
ri

g
h
t 

20
10

. 
al

l 
ri

g
h
tS

 r
eS

er
ve

d.
 l

ic
en

ce
 n

um
b
er

 1
00

01
90

72

0                               500m



51

Section 5.0  
development framework

5.5. acceSS and movement

The strategic highways network for the area will 
comprise access points into the site from:

 ■ the Northern Orbital Road/Birchington Road 
junction

 ■ Gretton Road to the east via a new access link to 
meet the Northern Orbital Road 

 ■ the existing access off Phoenix Parkway to 
the west into Mitchell Road, which will be 
upgraded to become the western part of the 
Northern Orbital Route

 ■ an extension of the existing Centrix Park road 
off Phoenix Parkway

 ■ a new access road joining Gretton Brook 
Road with Mitchell Road east of the existing 
warehouse building with potential for 
upgrading or suitable for a future aspirational 
northern extension of the Northern Orbital 
Route to and through the plantation at a future 
date if required 

 ■ Kirby Lane south into Gretton Road, although 
the management of this connection will aim 
to discourage Prior’s Hall traffic exiting via this 
route to head eastwards and to discourage those 
working in the development framework area 
from using Kirby Lane and Gretton Road as a 
short cut

Railway line, partially underground

Primary road network

Access roads

Pedestrian and cyclepaths 

Public transport route

Key - Access and Movement

Rockingham Development Framework Area

Council Boundary

Secondary road network

Rockingham Motor Sports parking/ 
exhibition spaces area of search as 
alternative to development
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In addition, there will secondary access points 
using existing roads off Genner Road, Steel Road, 
Shelton Road and Sondes Road to service particular 
development plots but that will not connect into 
the internal site network. There will also be a series 
of other secondary routes that provide access to 
development plots via an internal network.

Rockingham Motor Sports will benefit from two 
access points off the Northern Orbital Road to its 
west (on what is currently Mitchell Road) and 
south onto Phase 1 of the Road. Land to the west 
of Rockingham Motor Sports has been identified 
as being suitable for car parking associated with 
motor sports events. However, the future scale of 
these events is not known so the level of car parking 
cannot be determined at this stage. The exact scale 
and configuration of car parking in the identified 
area will be determined at a later stage.

Elsewhere, it is assumed that all development plots 
will accommodate the necessary car parking and 
other traffic movements as required by their specific 
use.

It is expected that improvements will be required to 
improve the effectiveness of the existing junctions 
and there may be a need to improve junctions 
further away from the development framework 
area. These details will not be known until a full 
Transport Assessment has been undertaken.

The network will allow for a combination of 
the Northern Orbital Road, Phoenix Parkway, 
Steel Road and the new access road between the 
Northern Orbital Road and Priors Hall to provide an 
effective public transport service network for the 
development framework area. 

In due course, as the development framework 
is built out, so this network may be amended to 
utilise more of the secondary road network either 
in addition to, or instead of, the above roads to 
increase the convenience for those working in 
the area. Again the full Transport Assessment and 
subsequent Travel Plans will evaluate this potential. 
For example, the bus services may be best routed 
through the Rockingham Motor Sports development 
plots rather than Phase 2 of the Northern Orbital 
Road in the medium term as there will be a greater 
employment density on those plots.

The cycleway network will use the Willow Brook 
green infrastructure route as its spine through the 
area with a series of connections north and south 
to connect to all the main development plots. 
Dedicated cycle route space will also be integrated 
into all the secondary roads and it is expected 
that the detailed design of development plots will 
allow for further connectivity for cyclists and 
pedestrians at a finder grain through the area. This 
whole network will also provide the main off road 
pedestrian routes through the site.

The proposed central services hub including the 
supermarket on the Northern Orbital Road south 
of Rockingham Motor Sports is well located for 
employees to reach it by foot, cycle and bus as well 
as by car to discourage trips out of the area to access 
these services.

It is expected that all development schemes not 
already consented will be required to commit future 
occupiers to submitting for approval travel plans 
to demonstrate how employees will be encouraged 
to travel to work using public transport and active 
travel modes.
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framework plan: Built form 
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5.6. Built form

Key development sites are defined by either their 
locations close to entrances and key nodes within 
the development framework area or by their 
centrality and proximity to the Rockingham Motor 
Sports track.

While the development of key sites at the fringes 
of the development framework area is mostly 
reliant on a appropriate uses and architectural 
response for the locations, development sites close 
to Rockingham Motor Sports are equally reliant 
on these principles, but will respond to their 
proximity to Rockingham Motor Sports for evolving 
motorsports and automotive related uses and 
appropriate built-form response.

The development of key sites will contribute to the 
perception of the development framework area and 
will help to attract associated uses that fit with the 
aspirations.

Rockingham Development Framework Area

Council Boundary

Main nodes

Primary Frontages

Secondary Frontages

Existing buildings

Rockingham Motor Sports

Development Blocks

Key - Built Form

Gateways into the Area

Key development sites

Rockingham Motor Sports car 
parking area of search
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framework plan:  Building heightS

figure 10 - building heightS
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5.7. BuildingS heightS

From an urban design point of view, there are 
few restrictions for building heights within the 
development land, and in most parts of the site, the 
proposed uses and the demands of the market are 
likely to have the biggest impact on the definition of 
appropriate heights. 

However, there are visibility constraints in terms of 
building prominence in the wider landscape and in 
particular in relation to views from near Kirby Hall 
to the east of the site. In the rural landscape on the 
eastern edge of Corby, Rockingham Motor Sports is a 
significant group of tall buildings/structures out of 
keeping with the landscape setting both in form and 
height. New development as part of the development 
framework of a suitable height and form will help 
reduce the impact of the Rockingham Motor Sports 
structures by giving them a context, but the number 
of storeys will need to take account of the visibility 
from near Kirby hall. It has been calculated that 
the maximum height for buildings to the east 
of Rockingham Motor Sports is approximately 
16m tall so that they do not appear taller than the 
Rockingham Motor Sports structures. 

Rockingham Development Framework Area

2-3 storeys  10-14m

3 storeys 14m max.

4 storeys 16.5m max.

Rockingham Motor Sports

1 storey  - B2: ~12m
   - B2: 18m max.

Key - Maximum Building Heights

Car Parking Rockingham Motor Sports/ 
Retention of Exhibition Space
2-3 storeys:
Alternative to Car Parking Rockingham 
Motor Sports/ Retention of Exhibition 
Space

Council Boundary
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framework plan: green infraStructure

figure 11 - green infraStructure
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5.8. green infraStructure

The development framework has a strong green 
infrastructure corridor running east-west along 
the Willow Brook, and this is linked to the Gretton 
brook via a number of green infrastructure strips 
running through the development areas. The green 
infrastructure will support access and connection 
routes, for circulation within and through the 
development framework area, as well as carry 
utilities, drainage and connecting habitats and 
vegetation/structure planting, and create the setting 
and amenity/outlook for the adjacent development 
parcels.

Rockingham Development Framework Area

Council Boundary

Retained Woodland

Gretton Brook and Willow Brook 
Biodiversity Corridors
Green infrastructure outside the 
masterplan area

Existing buildings

Development Blocks

Key - Green Infrastructure Plan

Pedestrian and Cycle Links

Landscaped water attenuation feature

Grassland

Green streets

Main swales

Central boulevard landscaping

Main stadium approaches landscaping
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framework plan: Sketch maSterplan

figure 12 - Sketch maSterplan
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5.9. Sketch maSterplan

To enable these combined development framework 
principles to be visualised, a sketch masterplan 
drawing is included as Fig 12. The sketch suggests 
one means of responding to these principles in 
terms of locating specific building types into 
defined development plots within each area of the 
masterplan. In doing so, it highlights the significant 
scale of the development framework area and 
therefore brings greater clarity to the opportunities 
for development.

The sketch also illustrates the continuing 
dominance of the Rockingham Motor Sports site 
on the whole development framework area and the 
important contribution that will be made to the 
perceptions of quality of this business location by 
the major green space at the centre of the area, by the 
Willow Brook green corridor and by the tree-lined 
boulevards. 

 

Rockingham Development Framework Area

Retained woodland and grassland

Gretton Brook and Willow Brook 
Green Infrastructure Corridors
Willow Brook outside the 
masterplan area

Existing buildings

Illustrative building layout

Rockingham Motor Sports concourse

Rockingham Motor Sports

Development blocks

Key - Sketch Masterplan

Pedestrian and cycle links

Landscaped water attenuation feature

Grassland

Green streets

Main swales

Rockingham Motor Sports car parking 
area of search
Central boulevard landscaping

Main streets

Council boundary
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6.1. delivery iSSueS

The delivery of the Rockingham Development 
Framework is a significant challenge within the 
current and medium term economic prospects for 
Corby and East Northamptonshire and the country 
as a whole.

The achievement of the development framework 
vision as set out in this document will be therefore 
largely determined by the successful reconfiguration 
of the Rockingham Motor Sports operation and the 
level and type of investment that can be attracted 
around it.  It is hoped that this investment will create 
a motor technology centre of excellence that will be 
of national significance and broaden the County’s 
expertise in motor sport and engineering.

The key delivery issues are:

 ■ Development phasing

 ■ Mechanisms for development management

 ■ Viability and sources of support funding

6.2. development phaSing

The table below shows how the phasing of 
development by land use could evolve over the next 
twenty years.  The phasing scenarios take account 
of prevailing take-up rates of built development 
within North Northamptonshire to ensure that the 
market can absorb a development of this scale, and 
also allow other sites to be developed out within the 
sub-region.

More specifically, it is assumed that Rockingham 
Motor Sports-related uses in closest proximity to 
its main operational area will be those that come 
forward in the first five years, followed by further 
motor sports-related business development and 
the building out of the consented Centrix Park 
and ‘Morrisons’  sites  as the markets improve in 
the medium term. Thereafter, the Corus land off 
Phoenix Parkway and south of Mitchell Road may 
then come forward as well as the redevelopment of 
the power station on Mitchell Road to 2026. Finally, 
the development areas alongside the Willow Brook 
Industrial Estate, currently in productive commercial 
use, may come forward for redevelopment.

The development framework has been designed 
to enable a considerable degree of flexibility in the 
phasing model. Although it is expected that all 
development sites in the area will make financial 
contributions through S106/S278 to common 
infrastructure, none are inter-dependent on other 
sites or advanced infrastructure for their build out. 

The early (i.e. pre-2016) completion of the Northern 
Orbital Road (Phase 2) is necessary to improve the 
strategic highway network to accommodate this 
significant traffic, as well as to enable new public 
transport services to the development framework 
area and to Priors Hall to be established. It will also 
enable the wider motor sports areas west of the main 
site and other developable land below Mitchell Road 
to be accessed in the longer term.
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phaSing plan 

figure 13 - phaSing
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However, it is accepted that this project will require 
significant funding, the contributions to which 
will have to be made from public funding sources 
(given its strategic highways function) and from 
those development proposals that will directly 
benefit from the enhanced access it will provide. 
Should this funding requirement undermine the 
short term viability of the development framework, 
or the timing of public sector funding not suit the 
economics of the development proposals, then 
consideration may have to be given to finding an 
alternative, interim means of connecting Mitchell 
Road to the existing section of the Northern Orbital 
Road through the Rockingham Motor Sports 
development area. Or, the main woodland area 
south of the Phase 2 Road could be reconfigured to 
increase the area of developable land in this location 
to enable additional contributions to be made.

In addition, improvements to the junctions with 
Phoenix Parkway will be necessary in the short and 
medium terms as the details of the quantum and 
type of business development are known.

There will be the need to upgrade local utilities 
infrastructure – energy, power, water, sewage 
– though again the trigger points for such 
requirements will only be known with the details 
of planned developments. The green infrastructure 
components of the development framework will 
be created in line with the phasing of development, 
notably the buffers to Gretton Brook Lane and Kirby 
Lane and the ‘green streets’ and swales. The main 
central woodland enhancements should be started 
alongside the completion of the Northern Orbital 
Road and completed by 2021.

1-5 years

10-15 years

15-20 years

Rockingham Motor Sports

5-10 yeras:
Alternative to 
Car Parking Rockingham Motor 
Sports/ Retention of Exhibition 
Space

Key - Phasing

Rockingham Development Framework Area

Council Boundary

5-10 years
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land uSe
2011 – 2016 2017 – 2021 2022 – 2026 2027 – 2031

sq.m. 
floorspace

No. 
jobs 

sq.m. 
floorspace

No. 
jobs 

sq.m. 
floorspace

No. 
jobs 

sq.m. 
floorspace

No. 
jobs 

B1 Motor Sports              
(3 Storey)

197,220 6,801

B1 Motor Sports              
(2 Storey)

112,898 3,893

B1 Other 34,010 1,889 76,380 4,243

B2 50,996 1,457 8,930 255

B8 34,504 392 31,958 363 97,888 1,112

Local Centre (retail & 
education etc)

6,631 332

Hotel 11,400 75

Tradecounter 17,129 343

Car Showroom 21,033 601

TOTAL
197,220 
(28%)

6,801 
(31%)

288,601 
(41%)

8,982 
(41%)

117,268 
(17%)

4,862 
(22%)

97,888 
(14%)

1,112 
(5%)
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6.3. delivery mechaniSmS and funding

The delivery of the development framework area 
will require a collaborative approach between the 
public and private sectors.  

North Northamptonshire Development Company 
is well placed as the regeneration body for the 
Corby and East Northamptonshire area to act as the 
conduit between the two local authorities, the Joint 
Planning Unit and the landowners to continue its 
facilitator role.

This development framework is part of the public 
sector’s role of formulating of clear planning 
policy for the site, and we would recommend that 
the two local authorities adopt the development 
framework formally as Council policy either 
jointly or separately in agreement with the Joint 
Planning Unit.  It is envisaged that the development 
framework will be updated over time to take 
account of changes in the area’s development over 
time.

Moreover, the public sector may have a role to play 
in facilitating the investment in infrastructure 
associated with the development of the 
development framework area.  

The Coalition Government’s new Regional Growth 
Fund (RGF) may provide an opportunity to secure 
funding for infrastructure projects associated 
with the development of Rockingham.  The new 
White Paper ‘Local Growth: Realising Every Place’s 
Potential’ sets out some details of how the RGF is 
likely to operate.  There is a fund of £1.4bn available 
for projects up until April 2014.  Minimum bids 
of £1m are sought from the private sector and 
from public-private partnerships to meet two key 
objectives:

 ■ Stimulate enterprise by providing support 
for projects and programmes with significant 
potential for economic growth and create 
additional sustainable private sector 
employment; and

 ■ Support in particular those areas and 
communities that are currently dependent 
on the public sector make the transition to 
sustainable private sector-led growth and 
prosperity.

Rockingham appears to fit these objectives and 
infrastructure issues such as land remediation 
and transport are specifically mentioned as issues 
where the Regional Growth Fund can help to unlock 
business investments.

The new Local Enterprise Partnerships (LEP) are 
likely to be a key vehicle that co-ordinates and 
produces bids for the RGF. The South East Midlands 
LEP is one of the first to be approved by the 
Government. The LEP extends from Corby in the 
north to Aylesbury in the south bringing together 
the public and private sectors across parts of the 
former East Midlands, East of England and South 
East regions. The LEP bid document makes clear 
the importance this new sub-region will place on 
developing research, intelligence and innovation 
in creating the conditions for business growth. 
It references Rockingham’s role in its UK-leading 
motorsports presence.

An alternative source of funding infrastructure 
improvements could be Tax Increment Financing 
(TIF) which also appears in the White Paper and 
requires primary legislation to be introduced in 
the UK.  TIF is a mechanism that allows the public 
sector to borrow money against the increases in 
business rates for new development within an area.  
The increases in business rates are usually ‘ring-
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fenced’ and used to pay back any loans or bonds 
that are issued as part of the TIF.  A set of pilot TIF 
scheme are likely to be pursued in the first instance 
by the Coalition Government, before the scheme is 
implemented in full.

A TIF could be an effective way of dealing with 
infrastructure issues, such as improvements in the 
road network of Corby, which includes the junctions 
along Rockingham Road and Phoenix Parkway, as 
well as helping to part fund more strategic links 
such as the Corby to Kettering Link Road.  County 
Council Highways will be an important stakeholder 
in these discussions.  In addition, there are likely 
to be parcels of land within the development 
framework area that have contamination levels 
make development prohibitive.  The TIF could be 
used to provide investment for the remediation of 
these of sites.

In addition, the White Paper contained the 
Government’s preliminary thoughts on the Business 
Increase Bonus and the local retention of business 
rates by local authorities. The former is a similar 
mechanism to the New Homes Bonus and would 
allow local authorities to retain rates above an 
agreed threshold for six years. The latter may be a 
more significant shift in local government financing. 
Both have the potential to enable the CBC and ENC 
to re-invest in the medium to long term potential 
of Rockingham and more details on both will be 
published for consultation in 2011. 

It is recommended that NNDC explore the potential 
for a TIF with CBC and ENC and the new South East 
Midlands LEP once the infrastructure requirements 
from the scale and investment in the new 
Rockingham Motor Sports area become clearer.

The White Paper also mentions the establishment 
of “growth hubs”, which will provide access to 
specialist strategic advice, coaching and mentoring 
to firms with high growth potential.  As part of the 
vision for the motor technology park, it is hoped 
that an education/technology and innovation centre 
of excellence could be established on the site to 
provide a growth hub to nurture new businesses 
in the motor engineering and green technology 
sectors.  This hub could be linked to the existing 
Corby Enterprise Centre at Priors Hall.  The support 
of NNDC and South East Midlands LEP will be 
important in establishing a growth hub that 
captures the catalytic impact of the potential new 
investment in the motor technology park, to ensure 
that the wider Rockingham area benefits from new 
innovation and business starts, as well as additional 
inward investment.

For improvements directly relating to the 
development framework area, s.106/s.278 
contributions/planning tariff could be accrued 
from each of the developments that come forward, 
although this should be determined against the 
financial viability of each of the sites.  For example, a 
major investment in Rockingham Motor Sports may 
be able to provide a greater s.106 package, compared 
to a single site that has viability issues associated 
with ground conditions.

The s.106/s.278 package should focus on 
environment improvements to the area in terms of 
its green corridors, walkways and cycleways through 
it and contributions to sustainable transport modes, 
such as bus connections between the rail station, 
the site and key areas of housing and to required 
upgrades to the local utilities infrastructure, if this 
can be justified in due course.
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6.4. Site viaBility 

Viability issues will be an important consideration 
in the future delivery of the site. The long-term time 
frame for delivery of the development framework 
and the different elements within it should facilitate 
development and mitigation works.

The viability of individual employment sites across 
the development framework area are difficult to 
ascertain due to the lack of detailed costing for clean-
up and remediation works to bring sites back into 
beneficial use. It is known that some land parcels 
have been remediated and others are in the process 
of being remediated in anticipation for market 
sale.  We are also aware of some land parcels where 
remedial works will be needed prior to development.

Some land parcels are likely to be financially 
unviable due to the costs of remedial works, 
especially small sites in single ownership.  For 
contaminated sites within the Rockingham Motor 
Sports site it is anticipated that major investment 
should enable the remediation or clean-up of these 
sites.

For clean and serviced land, we anticipate that 
current industrial land values are in the region of 
£370,000-£495,000 per hectare (£150,000-£200,000 
per acre).  For other supporting uses such as hotel, 
car showroom, retail warehousing/trade counters 
the land values would be higher.

With the motor technology centre of excellence 
developed out comprehensively over the next 10 
years, it is expected that land values would rise as 
a result of increased demand to deliver associated 
development around the motor hub.

As this is potentially a unique development of 
national significance it is difficult to estimate the 

likely uplift in land values over time, especially as 
market cycles and economic conditions will play 
a major role in these values.  However, in a stable 
market land it is conceivable that industrial land 
values could rise by up to 50% or possibly more, 
depending on how successful the development 
becomes.

6.5. role of landownerS 

The development framework process has helped 
to bring all the principal landowners within the 
development framework area together and agree 
the principles for the future development of the 
area.  The continuation of this collaborative working 
arrangement will be important to ensure that all 
landowners can benefit from an improvement in the 
area’s environment and their individual land values.

The two local planning authorities, together with 
the Joint Planning Unit, will also ensure that the 
objectives of the development framework are 
tested and embedded in the Local Development 
Framework, notably the Core Strategy and Site 
Specific Documents, and through the determination 
of planning applications. 

A formal landowners agreement for the 
development of the development framework area 
is unlikely to be agreeable to all parties, due to the 
different aspirations and timings of development 
for individual landowners.  However, the 
development framework is the starting point for the 
landowners to sign up informally to the principles 
of development and to work together to ensure that 
the development of individual development parcels 
conform to the layout and land use objectives of 
the development framework and also provide the 
quality of development envisaged to make the area 
distinctive in market terms.
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6.6. development planning and   
 management

The timing of this development framework, and 
the scale of its proposals, present challenges for 
the local development frameworks of Corby and 
East Northamptonshire councils. The adopted Joint 
North Northamptonshire Core Strategy does not 
take into account the employment potential of 
Rockingham and its review, although underway, 
may take another three years to complete. 

The Rural North Oundle and Thrapston 
Development Plan Document (DPD) makes no 
reference to Rockingham but to do so in its review 
in due course may unnecessarily skew economic 
development planning policy in the district. The 
emerging Corby Site Allocations DPD proposes six 
site allocations in the development framework area 
on the basis of its decision to depart from the Joint 
Core Strategy in terms of employment plan supply. 
This development framework proposes only an 
additional two sites (the long term redevelopment 
of the power station on Mitchell Road and land 
north of Roquette off the Northern Orbital Road) 
so this DPD is almost entirely consistent with the 
development framework.

In these circumstances, the two local planning 
authorities should each continue to adopt the 
development framework as interim planning 
guidance.  This will enable both councils to consider 
planning applications for the earlier phases of 
work in the light of the development, design and 
delivery principles set out in the development 
framework. Subsequently, the longer term (i.e. post 
2021) development proposals in the development 
framework can be tested through the Joint Core 
Strategy review process, and following this, the two 
authorities can progress to a joint SPD.

6.7. development framework    
 promotion

This document provides an important promotional 
aid to prospective developers, investors and 
occupiers seeking to develop high technology 
sectors within North Northamptonshire.

NNDC can take a lead role in promoting 
the Rockingham area through its economic 
development activities together with the local 
authorities, and also use the document to progress 
bids for the new Regional Growth Fund and a 
potential TIF.

NNDC is best placed to help facilitate discussions 
between the two local authorities, the Joint Planning 
Unit and County Highways.

Following the adoption of the document, work 
should begin on the feasibility study for a TIF 
and the nature and level of s.106 contributions/
planning tariff to be applied to site development.  
This requires a more detailed costing exercise of 
infrastructure improvements both on-site and 
off-site and a financial viability modelling exercise 
to test determine how each site/landownership 
area can help to deliver improvements through 
s.106/s.278, together with the potential phasing of 
business rates from new development over time.
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