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DOCUMENT MATTERS 

Title – Development Brief Silverstone Circuit Masterplan  i. 

Subject Matter ii. 

This Brief provides guidance on the future development of Silverstone Circuit and adjacent a. 

areas within the ownership of the circuit. It covers land lying in both South Northamptonshire 

and Aylesbury Vale Districts. The Brief proposes a number of uses including employment and 

education and others which will add to the attraction of the circuit as a venue for recreation 

and leisure focussed on motorsport. These proposals are, in addition to the proposals included 

in the South Northamptonshire Local Plan adopted October 1997 and Aylesbury Vale District 

Local Plan adopted January 2004, incorporated in the Brief. 

The document should be used by those intending to undertake development within the masterplan b. 

area and general public who may be interested in the development of the circuit. The Brief 

does not form part of the Development Plan and does not change any of the adopted plans or 

the policies or proposals contained within it. However, the Brief will have an advisory role for 

planning development control purposes. As such it will be a material planning consideration 

when proposals are submitted for planning approval for any of the areas falling within the 

masterplan area. 

Both Councils consulted their communities between 16 October and 26 November 2007 on a c. 

draft version of this document. The public responses arising from the consultation and the views 

of Councillors were taken into account before adoption and publication of this final version. The 

main change arising from consultation is the omission of the housing development proposed 

on the edge of Silverstone village and the consequential re-drawing of the site boundary to the 

south of the A43. 

In Aylesbury Vale the draft version with amendments was approved by the District Council d. 

in January 2008, subject to any minor consequential changes and matters of tidying up that 

Development Brief Document 



    Approved Development Brief Silverstone    February 2009

needed to be undertaken prior to publishing the revised Brief. This decision was reiterated on 25 

September 2008, again subject to any necessary consequential wording changes arising from 

finalizing the Brief with South Northamptonshire Council. 

In South Northamptonshire the suggested amendments arising from the consultation were e. 

considered by the Council’s Cabinet on 4 February 2008. Following a call in of the decision under 

the Council’s scrutiny arrangements further consideration was undertaken by the Economic and 

Environmental Resources and Development Committee on 27 February 2008, Full Council on 

2 April 2008 and the Cabinet again on 14 April 2008. Adoption of the Brief was delegated to 

identified senior officers in consultation with identified Cabinet members. Because of changes 

after 14 April regarding the relocation of the grand prix and the consequent falling away of the 

enablement case for the proposed housing the matter was again considered by Cabinet on 13 

October 2008. At this meeting Cabinet resolved to adopt the Brief, but the matter was called in 

again and was considered by the Economic and Environmental Resources and Development 

Committee on 27 November 2008. On reviewing the matter again on 8 December 2008 the 

Cabinet approved the Development Brief subject to some additional/amended wording, which 

was agreed with Aylesbury Vale District Council on 4 February 2009, and is now incorporated 

in this final version. Details of the public consultation are contained within the Consultation 

Report.

The objectives which form the basis of the guidance are assessed by a sustainability appraisal, f. 

available separately, which was also subject to public consultation. 

The technical studies listed in the Planning Appendix supporting the Brief and the details of the g. 

public consultation are available separately.

If a conflict arises between the Brief and the technical studies the Brief will prevail.h. 
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1. Introduction and Purpose

1.1  Introduction

1.1.1 Silverstone is currently recognised the world over as the home of the British Grand Prix (the 

first ever World Championship Grand Prix), which it first hosted in 1950 and which has been held 

on the circuit every year since 1987. Silverstone is the only venue currently capable of hosting the 

event. This is due to the development of the circuit over the years and the provision of supporting 

infrastructure especially the recent improvements to the highway network. It has become a popular 

and important motorsport venue and its reputation has become synonymous with excellence, not 

only in motorsport, but also in education, employment and high-level skills. As an iconic destination, 

it attracts visitors from across the globe.

1.1.2 In an industry characterised by leading edge technology, ground breaking innovation and 

enviable engineering expertise, the attraction of Silverstone is unparalleled. The circuit is at the 

very heart of ‘Motorsport Valley’, the much heralded UK motorsport cluster which has dominated 

world motorsport for many years. However increasing overseas competition and intense global 

economic pressures continue to threaten this position. Only by investing in the economic future of 

the circuit and its facilities will Silverstone continue to lead the way.

1.1.3 This Development Brief provides advisory policy guidance as to the type of development 

required to enable Silverstone to offer a first class motor racing venue capable of hosting international 

events including grand prix racing. This has full Government support, and will strengthen Silverstone’s 

international role as a world class motorsport venue and facility. This document sets out the “Vision 

for the Circuit” and the principles of sustainable development, which will maximise the social and 

economic benefits for the local and regional area whilst minimising the impact on the environment 

and enhancing the surrounding landscape. 

1.2  Background to Silverstone

1.2.1 Originating from a World War II airfield the facilities have been transformed into a unique 

motorsport venue, which has provided the home for the grand prix but also accommodates a centre 

1.0 Introduction and Purpose
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of excellence for motorsport, employment, testing, research, development and technology uses. The 

development of the Advanced Technology Park in the last four years has established Silverstone as 

a venue for technological research, with many high profile companies moving to the area to benefit 

from the excellent infrastructure facilities, the image and brand of the famous motorsport circuit.

1.2.2 The existing South Northamptonshire Local Plan (SNLP) notes the opportunity to widen the 

appeal of the circuit beyond that of motor enthusiasts and the motorsport industry. This is supported 

by the Aylesbury Vale District Local Plan (AVDLP). 

1.3  Vision for Silverstone Circuit

1.3.1 The fundamental objectives are as follows:

The improvement of track related facilities to modern Grand Prix standards and the promotion • 

of Silverstone as the home of British motorsport and racing, as well as the development of the 

whole land portfolio.

Enhance and strengthen Silverstone Circuit as the centre of automotive and high technology • 

excellence for the UK. 

Creation of opportunities for the development of employment and sustainable economic growth • 

by attracting businesses, education and active outdoor tourism of the highest quality on a local 

and regional basis. 

Providing an attractive venue for leisure and hotel activities to create development that is • 

sustainable both in terms of its construction and operation.

Creation of a development which integrates well into its local environment and  provides an • 

attractive countryside setting for high value and scale enterprises to locate and develop. This 

includes both cultural and physical landscape.  

Developing sustainable transport and innovative access proposals.• 
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Proposing development which will be complementary to and not in conflict with the growth plans • 

for Towcester and the future growth of Brackley.

1.3.2 This Development Brief sets out the framework to achieve this by retaining the racing circuit 

as the pinnacle of motor sport activity capable of hosting grand prix races, fostering high-tech motor 

sport business at the forefront of technology and the creation of a “state of the art” educational 

campus.

1.4  Strategic Context

1.4.1 The UK motor sport industry contributes over £6billion to the nation’s economy. It employs 

more than 100,000 people many of whom are highly skilled and qualified engineers. As the home of 

the British Grand Prix for many years, and many other national and international events, Silverstone 

is at the forefront of the industry’s future.

1.4.2 Motor sport and high performance engineering is an important sector in the East Midlands. 

Employing more than 6,000 people, over 600 highly productive motor sport related businesses 

contribute over £700 million to the regional economy. Over the past decade, employment growth 

and turnover associated with motor sport in the region have significantly out-performed the regional 

and national average, illustrating the sector’s value to the East Midlands. Approaching half of the 

region’s companies can be found in Northamptonshire, with many citing Silverstone as an important 

factor in them locating and remaining in the county.

1.4.3 Government at all levels recognises the significance of Silverstone in maintaining the UK’s 

domination of world motorsport. The current and previous Ministers for Sport, Gerry Sutcliffe 

and Richard Caborn, have both expressed support for the masterplan exercise. In recent years 

national and regional bodies including the East Midlands Development Agency (EMDA) and South 

East England Development Agency (SEEDA) have collaborated to support the cluster. Based at 

Silverstone, this industry-led partnership is focused on driving up productivity, enhancing competitive 

advantage, meeting the changing skills needs of employers and assisting businesses to diversify 

into new markets and other sectors. 
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1.4.4   In July 2003 the impact of the Grand Prix to the UK economy was set out in a report by the 

Motor Sport Industry Association (MIA) and three regional development agencies, “The Economic 

Impact of the 2002 FIA Fosters British Grand Prix”. At that time the total expenditure attributable to 

the event stood at £34.7m, the employment impact estimated to be 1,148 full time equivalent jobs, 

of which 403 were within the immediate region, and income estimated at £17.2m, of which £5.6m 

was of direct benefit to the region. 

1.4.5 The importance of developing Silverstone, not only in maintaining it at the forefront of 

motorsport, but also in support of the UK motorsport cluster cannot be overstated. Provision of 

the opportunity, infrastructure and environment for the sport, industry, academia and support 

organisations to flourish is the basis upon which the vision for Silverstone has been developed. 

Realisation of this plan will bring high-value, knowledge intensive jobs to the area. It will also greatly 

benefit the wider local and regional economy and ensure the continued success of this vibrant and 

internationally renowned sector.

1.5  Purpose of the Development Brief 

1.5.1 The intention of the Development Brief is to provide clarity and guidance to the established 

policies of South Northamptonshire and Aylesbury Vale Local Plans for suitable development for 

Silverstone Circuit. The Development Brief will be used to guide and become a material consideration 

in determining future planning applications and to establish land use and infrastructure requirements. 

Consultation with the local communities has been part of the process to allow the adoption of the 

Development Brief by both South Northamptonshire Council (SNC) and Aylesbury Vale District 

Council (AVDC). 

1.5.2  This Development Brief has been prepared on behalf of SNC and AVDC by independent 

consultants Cube Design and Hyder Consulting (UK) Ltd (addresses and details in the contact 

section of the Planning Appendix document) working with a Steering Group made up of elected 

members from both Local Planning Authorities. The Steering Group was closely supported by 
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the Highways Agency, the Highway Authorities, (Buckinghamshire and Northamptonshire County 

Councils), Northamptonshire Enterprise along with contributions from the National Trust, English 

Heritage.

1.5.3  Addressing the planning issues at Silverstone Circuit was a matter of urgency. Therefore, 

SNC and AVDC were unable to take the matter forward initially through the Local Development 

Framework. As time was of the essence, the authorities resolved to produce this Development Brief 

having regard to the advice set out in PPS1 and PPS12 and other planning documents and sought 

an informed debate and the involvement of the community.

1.5.4 The  Development Brief specifically addresses:

Appropriate land uses and zones of development, including the constraints to development of • 

the site.

Design and landscape principles to be applied to the site as a whole and to the development of • 

specific zones, including the main characteristics of the site and surrounding area.

The opportunities to enhance the appearance of the site, with reference to existing features and • 

neighbouring land uses.

Sustainable access and innovative transport strategies to and throughout the site.• 

The extent of the area covered by the Development Brief is shown in Figure 1

1.6  Sustainability Appraisal 

1.6.1 Preparation of this Development Brief has been informed and directed by a Sustainability 

Appraisal (SA) which assessed the socio-economic and the environmental impacts of the type of 

development proposals contained in the Brief. The SA has been carried out in accordance with the 

2004 Strategic Environmental Assessment Directive and the Planning and Compulsory Purchase 

Act 2004. The SA is available as a reference document.
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Figure 1: Area of Silverstone Development Brief 
[with Administrative Boundaries]

Key:

Development Brief Boundary

LPA boundaries SNDC / AVDC

BRDC Ownership

Perimeter Road

1.7 Consultation

1.7.1 The draft version of the Development Brief and the SA were published for consultation 

in accordance with the Statement of Community Involvement (SCI) of both authorities. The list 

of main statutory consultees is noted in the Planning Appendix. The list of other consultees is 

available separately.  Consultation took place between 16 October 2007 and 26 November 2007. 

Comments received during this time were taken into account while drawing up the final version of 

this document for adoption. A report on the consultation process is available on request from the 

local authorities.
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2.0 Site Appraisal

Figure 2 Aerial Photograph 

2.1 Site Context

2.1.1 The site is located to the south of Silverstone village. The 

northern boundary of the site is defined by the recently upgraded 

A43 trunk road. The A43 links to the M40, approximately 24km 

to the south west and the M1, approximately 13km to the north, 

providing good access to the major conurbations of London, 

Birmingham and Oxford. The A43 provides a good highway link 

to Northampton to the north east and Milton Keynes via the A5 to 

the south east. Figure 3A shows the location of the Silverstone 

Circuit in relation to these strategic links. 

2.1.2 The nearest settlement is Silverstone village, which 

lies nearby, with the smaller settlements of Whittlebury and 

Dadford 2km to the northeast and 3km to the south respectively. 

Towcester and Buckingham are in close proximity, 2km and 5km 

respectively.

2.1.3 Silverstone Circuit and the surrounding estate are located 

partly in Northamptonshire and partly in Buckinghamshire. 

The northern part within Northamptonshire comes under the 

jurisdiction of South Northamptonshire Council (SNC) whereas 

the southern part, within Buckinghamshire comes under the 

jurisdiction of Aylesbury Vale District Council (AVDC). There 

is a long history of co-operation between SNC and AVDC with 

regard to the co-ordination of planning of the circuit.

2.1.4  The site comprises approximately 300 hectares and is 

set in an area predominantly rural in character, comprising 

a mix of woodland and agricultural uses, interspersed with 
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scattered settlements. There is a network of footpaths and bridleways in the local area and a 

range of recreational facilities including golf courses, sports facilities and picnic sites. Stowe School 

and Gardens, the latter owned by the National Trust, lie a short distance to the south of the site. 

The woodlands, open space and footpaths within and adjacent to the site contribute to the green 

infrastructure and environmental character of the area.

2.1.5 The site currently accommodates a range of uses, which include:

Silverstone motor racing circuit and associated facilities - the racing circuits and the existing • 

pit and paddocks area are the dominant features of the site. The circuits are used for different 

classes of motor sport including Grand Prix racing, Formula 1, Touring Cars, Formula 3000 and 

Superbikes. Events are held at the Circuit over some 10 months of the year. The grandstands, 

some permanent and others temporary, offer a seating capacity of approximately 90,000.

The Advanced Technology Park which accommodates a number of high technology  and motor • 

related businesses. This embraces associated employment activities including small workshop 

units and “incubator” accommodation for motor sport related industry.

Plot K, to the west of the Dadford Road is cleared, level land used for overspill car parking • 

during the Grand Prix and other large scale events. It is surrounded on its three boundaries 

by significant landscape screening but open to the Dadford Road. It lies close to the existing 

development housing the Spyker Force India Formula One Team, also to the west of Dadford 

Road.  

2.2 Movement and Parking 

2.2.1 Highways

2.2.1.1   The site is served primarily by the A43 Trunk Road, which bypasses Silverstone village and 

forms part of the highway network managed by the Highways Agency. The Dadford Road 

(improved to the north of the main access in 2002) links the Circuit to the A43. Both roads have 

enhanced the linkages to the M40 and M1 for regional journeys and for local journeys between 
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Figure 3A: Location Plan

Brackley, Towcester and Northampton. The Dadford Road, although narrow in nature to the south 

of the Circuit, provides a route to Buckingham and Bicester. It also acts as an informal alternative 

route to the M40 and Brackley when the A43 becomes congested.

 2.2.1.2  Access to Silverstone, apart from during large events, is almost exclusively by private car. 

Opportunities for travel by public transport are limited due to the lack of serviced routes to the Circuit. 

Opportunities for walking and cycling are also limited due to the location of the Circuit and travel 

by rail is limited due to the fact that rail stations are some distance away. An innovative sustainable 

access strategy for the site to support the vision for the masterplan is therefore essential.

2.2.1.3  Temporary traffic management systems are introduced for large race events to reduce 

congestion in the area in agreement with the Highways Agency and respective County Councils. 

2.3 Bus Provision

2.3.1.  Existing bus services, namely Stagecoach Services 88 and X6, operate in close proximity to 

the site, providing links with Northampton and Brackley.  The Stagecoach service provides hourly 

connections from Northampton to Brackley, Towcester and connections to Banbury via Brackley. An 

express service also runs between Northampton and Oxford.

2.3.2  In addition to the above, Stagecoach, along with a number of other transport providers, 

provides a Park and Ride service to Silverstone Circuit from Northampton and Towcester on the 

Grand Prix weekend.
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Figure 3B: Site Context Plan
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2.4   Rail Services

2.4.1     The most accessible railway station to the site is found in Northampton. Hourly bus services 

operate between Silverstone and the existing bus station in Northampton, located approximately 

1km from the railway station. A link to London is provided via the West Coast Mainline. The closest 

railway station is located at Wolverton, but this has limited parking capacity and restricted links 

to Silverstone. Milton Keynes Central Station, approximately 29 km from the development site is 

the nearest main line station. Bicester North and Banbury stations also provide a direct link to 

Marylebone Station.

2.5   Pedestrian and Cycle Facilities

2.5.1   Pedestrian and cycle access is provided from the A43 and Dadford Road. Segregation of 

pedestrians and cyclists has been achieved wherever possible on the circuit site. There are no 

existing dedicated cycle routes in the Silverstone and Dadford area and there is limited provision on 

site for cycle parking. 

2.5.2    In terms of Public Rights of Way, a number of bridleways and footpaths run immediately 

adjacent to or slightly within the site in both Aylesbury Vale and South Northamptonshire, (see 

Figure 6, - Public Rights of Way).; 

2.6   Parking

2.6.1    Large areas of the site are reserved as parking areas for the British Grand Prix and other 

major sporting events. The main areas for the day to day car parking are located adjacent to each 

activity and also the main car parks at the entrance to the site.

2.7   Landscape and Visual Character

2.7.1     The site, a former airfield, in landscape terms is situated on a broad plateau elevated above 

the adjacent vales. The surrounding landscape is rural, comprising mainly pasture and woodland, 

and has a strong historic character.  

Figure 6: Public Rights of Way
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Figure 4: Planning and Environmental Designations
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Figure 5: Key Existing Land Uses within Development Brief Boundary
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The A43 bypass follows the ridge line and forms a physical barrier to the northern edge of the • 

site, separating the circuit from Silverstone Village. The circuit can be seen from the western 

end of the village and Dadford Road.

Land lying to the south east is undulating rural agricultural land punctuated by small copses • 

which allow views distant into the site from as far a field as Milton Keynes in the east.

Land lying to the south west has a strong, small scale rural character and a sense of remoteness • 

from Silverstone and the surrounding area. To the the west of Dadford Road the site is generally 

screened by Hazelborough, Pentimore and Wetley Woods containing any long distance views. 

Tree planting provided as part of the improvements to Dadford Road will add to the screening of 

the Circuit. Woodlands within Stowe (Grade I Registered Park and Garden)  to the south of the 

Circuit form a buffer to this character area. Land  adjacent to the north west of the Circuit along 

the Dadford Road is more open but the fall of the land and the northern parts of Hazelborough 

Wood combine to screen long distance views.

Land to the north east is open and elevated in character, with an undulating landscape. The • 

nearby village of Whittlebury is located on high ground, at a level similar to the Circuit and 

has views of the Circuit area. The northern grandstands are visible from the village over the 

intervening woodland, along with an overbridge spanning the track. Silverstone village to the 

north, lies on slightly lower ground and does not overlook the Circuit.

2.7.2  There are several significant areas of mixed broad-leaved and coniferous plantations and a 

network of hedgerows that partly enclose and restrict views into the site. 

2.7.3 To the south, Silverstone Circuit is contained by substantial estate woodlands associated 

with Stowe that extend up to and within the perimeter of the racing circuit.  Extensive tree and 

hedge planting was undertaken along the boundary with Dadford Road when the new entrance was 

constructed in 2002.
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2.7.4 Figure 4, Planning and Environmental Designations illustrates the extent of landscape 

designations in the vicinity of the site that will influence development opportunities. The northern 

part of the site and all of the adjoining area lying within South Northamptonshire is a Special 

Landscape Area. To the south, all land adjoining and partly overlapping the site in Aylesbury Vale 

lies within the Stowe Area of Attractive Landscape. In order to prevent coalescence and maintain 

an open setting, an area of land lying between the southern edge of Silverstone village and Cattle 

End and the A43 bypass is a designated Important Local Gap.

2.7.5 The Buckinghamshire Landscape Character Assessment states ‘…the Silverstone race 

track with its associated buildings, noise, traffic and signage has disturbed the character, although 

the visual impact is limited by woodland’. It identifies under Current Trends, ‘..tranquil character 

disturbed by Silverstone racetrack...’ Relevant Zone Priorities for this character area are to ensure 

the conservation and management of existing features such as hedgerow oaks, and the conservation 

of the Stowe designated landscape. 

2.7.6 A landscape visual appraisal study is available for reference.

2.8 Ecology and Nature Conservation

2.8.1 Key findings of the report and the studies are:

There are no statutory designated nature conservation sites within or immediately adjacent to • 

Silverstone Circuit. Two Sites of Special Scientific Interest (SSSI) are situated approximately 

1km away; these are Whittlewood Forest SSSI and Syresham Marshy Meadows SSSI.

The site is considered to provide valuable habitat for a range of protected species and species • 

of conservation concern such as badgers, bats, reptiles, breeding birds and dormice.

With the exception of Point Copse, Sawpit Wood and Wild Wood there are few areas of woody • 

vegetation within the site. These three woodlands are a Biological Notification Sites (BNS) and 

County Wildlife Sites (CWS) respectively, and are considered to be of conservation value.

The site contains a network of hedgerows, many of which are species-rich and/or classified as • 
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‘important’ under the wildlife and landscape criteria of the Hedgerows Regulations (1997). A 

number of the hedgerows contain ancient (or veteran) trees within them. Ancient trees provide 

a valuable habitat for a range of invertebrate, bird and mammal species. Ancient trees are 

also identified as being ‘particularly valuable for biodiversity and their loss should be avoided’ 

(PPS9).

Despite the levels of noise associated with the motor-racing circuit area, a diverse assemblage • 

of bird species were observed during the walkover survey.

A number of man made ponds present on site appear to be suitable for use by breeding great • 

crested newts; however no records of this species were identified during the desk study. The 

majority of the grasslands within the survey area are of little intrinsic nature conservation value. 

These areas are generally under heavy management either through frequent mowing or sheep 

grazing. 

2.8.2   A report covering the ecological studies for the site is available for reference.

2.9 Cultural Heritage and Archaeology

2.9.1 The heritage and archaeological significance of the site is considered of moderate to high 

value due to the following aspects:

The Roman Alchester Road ran in a north-south direction on the eastern boundary and • 

associated evidence of settlement enclosures has been located on either side. It is known from 

documentary sources that Whittlebury Forest covered this area of Northamptonshire during the 

medieval period. Within the forest, Luffield Priory, a Benedictine Priory was founded in 1116, 

annexed to Windsor College in 1494, when documentary sources indicate the buildings to be in 

a ‘ruinous condition’. There are no remains visible.

The extensive pleasure grounds, park and woodland associated with the Grade I Listed 17th/18th • 

Stowe Mansion, which now form the Grade I Registered Park and garden, originally covered 
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a far wider area. Much of the former parks are now farmland and grounds associated with 

Stowe School.. At its most extensive (1868) the designed landscape and woodland covered 

about. 250ha, increased from 200ha in 1727. The park is bounded to the north by the major 

woodland, laid out with a network of formal rides, some of which may date from the early 17th 

century. Silverstone Circuit is visible along some of these rides. The original Stowe Park at its 

greater extent covered much of the Silverstone site, evidenced by the gate houses present in 

Silverstone village, much further north.   

The Listed Buildings to the south and east of Silverstone village and the historic landscape, with • 

the Grade I Registered Park and Garden at Stowe falling within the site, are also sensitive to 

impacts on their setting. 

The site is a former military airfield used during World War II. It consisted of three concrete • 

runways and was equipped with four aircraft hangers of Type T2 design and one of Type B1 

design which over the years have been removed. In 1948 the airfield was converted into a motor 

racing circuit and the use of the runways was abandoned in 1950. Track alterations have taken 

place since in 1987 and 1991.

2.9.2 A report covering the Cultural Heritage and the Archaeology for the site is available for 

reference.

2.10 Noise

2.10.1    Since 1948 the site has been used for motor racing and improvements to the facilities have 

occurred over the years. The A43 Silverstone Bypass is currently the dominant noise source when 

there are no racing activities. However, the Circuit is used for practising, testing and smaller events 

throughout the year that have an impact on noise levels in the area. 
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2.11 Air Quality

2.11.1    The A43 is the main factor that influences air quality around Silverstone. Improvement in 

air quality was recorded in Silverstone village following monitoring conducted by SNC following 

the construction of the bypass. In 2003 concentrations of pollutants had reduced to a level that did 

not pose a concern with regards to UK air quality objectives and the Council ceased to monitor air 

quality in Silverstone.  Emissions from the operation of the existing Silverstone complex and related 

business activities are likely to be small in comparison to emissions from the A43. Events such as 

the British Grand Prix with the associated volumes of traffic will increase emissions of nitrogen 

dioxide (NO2) and particulates (PM10) in the local area for short periods of time.

2.12 Water Supply and Foul Sewage

2.12.1    The site is serviced by a network of drainage and water supply areas. All the foul drainage 

from Silverstone Circuit and the existing industrial units is currently piped to a sewage holding tank 

near the southern corner of Wild Wood.  From here a private drain runs north-west then north-east 

crossing over the A43 Silverstone Bypass supported under the Winterhills bridge. During large 

events holding tanks store large flows which are subsequently removed from site by tankers.

2.13 Flood Risk, Surface Water and Drainage

2.13.1     The site is located on a plateau that is a watershed at the head of several water catchments. 

The streams to the north, north west and north east of the site area drain towards the north, through 

and around Silverstone village, to join the River Tove. The streams to the east, south east and south 

west drain the southern section of the site and eventually drain to the River Great Ouse. These 

watercourses flow across predominately rural land.

2.13.2   The site is within PPS25 Flood Zone 1 which identifies a low probability of flooding from 

fluvial sources. Rainfall runoff has the potential to cause localised flooding on the site.  Retention 

ponds already exist on the Circuit to control and manage the run off from the site and to reduce 

flood risk at lower points of the area, in particular in the West End part of Silverstone Village.
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2.14 Contaminated Land and Hydrogeology 

2.14.1   Known records and surveys of the site have revealed that the war time use of this site 

as a military airfield and its subsequent use for motor racing since 1948 has resulted in very 

minor contamination in the underlying soils and the groundwater. There is the potential for further 

contamination to be encountered across the site in areas not previously investigated. 

2.14.2    Reports relating to the contaminated land and hydrogeology desktop studies are available 

for reference.

2.15 Amenity Considerations 

2.15.1  Due to its relatively rural location there are, with the exception of the planning and 

environmental designations outlined above, relatively few sensitive land uses adjacent to the site. 

The northern edge of the Circuit boundary lies approximately 300m to the south of Silverstone 

village, with the motor racing track situated approximately 500m further south. 
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3.1  National Policy

3.1.1  Government Planning Policy Guidance Notes (PPGs), and Planning Policy Statements 

(PPSs) provide the background to most aspects of the planning system. The Development Brief 

for Silverstone has had regard to the context of all relevant PPGs and PPSs. Those particularly 

relevant are:

PPS1: Creating sustainable communities, ensuring development is delivered in a sustainable 

manner. A Sustainability Appraisal accompanies this Development Brief. The key aspect of this 

being the role good design plays in the efficient use of land and identifying the distinctive features 

that define the character of a particular local area. The employment uses promoted by this brief 

will be guided by a set of design principles that will achieve sustainability of construction and will 

be informed by the design and characteristics of neighbouring development. The aims of PPS1 are 

set out as follows:

Planning should facilitate and promote sustainable and inclusive patterns of urban and rural 

development by: 

Making suitable land available for development in line with economic, social and environmental • 

objectives to improve people’s quality of life

Contributing to sustainable economic development• 

Protecting and enhancing the natural and historic environment, the quality and character of the • 

countryside, and existing communities; 

Ensuring high quality development through good and inclusive design, and the efficient use of • 

resources; and, 

Ensuring that development supports existing communities and contributes to the creation of • 

safe, sustainable, livable and mixed communities with good access to jobs and key services for 

all members of the community. 

3.0 Planning Policies
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PPG4: Industrial, commercial development and small firms, outlines the balance to be struck 

between the locational needs of businesses and wider environmental objectives, and the fostering 

of much needed skilled jobs.

Draft PPS4: Planning for Sustainable Economic Development, indicates that plans should 

encourage economic growth by means of a good range of sites and buildings with quality 

developments and minimal impacts on the environment. Support should be given to knowledge 

based and high technology industry along with higher and further education establishments. Among 

the sustainable issues to be considered are responses to climate change and sustainable travel 

choices. Development should be coordinated with infrastructure provision. 

PPS7: Sustainable development in rural areas, sets out the Government’s national stance in 

relation to the development of businesses and services in rural towns and villages and the wider 

undeveloped countryside.

PPG13: Integration of transport at the national, regional, strategic and local level to promote 

sustainable transport choices both for movement and access PPG13 promotes good partnerships 

between local authorities, transport providers and operators, developers, businesses and local 

residents in order to achieve the objectives of the guidance. It suggests that development should 

offer a realistic choice of access by various sustainable transport modes and at developments where 

leisure and tourism are emphasised “…seek measures to increase access to the site by sustainable 

transport modes, and the use of traffic management and appropriate parking policies near to the 

site.” PPG13 also encourages mixed uses to promote vitality, and to prevent out commuting and 

over reliance on the car.

PPG15: Planning and the Historic Environment highlights the importance of conservation and 

economic prosperity. It states that these can be complementary objectives, and should not generally 

be seen as in opposition to each other.  
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The Good Practice Guide for Tourism May 2006 states that tourism is a vital part of the economy 

in terms of jobs and income generation. It supports local services and facilities especially in rural 

areas and can bring improvements to the environment. including buildings. Tourism should be 

facilitated and promoted with regard to sustainable development principles. Benefits can arise from 

a wider range and quality of jobs. Consideration should be given to locations which maximize 

synergies and functional links between attractions

These policies and other Government guidance, including transport policies, are listed in the 

Planning Appendix.

3.2 Regional Context

3.2.1 The site lies in two Government regions, the East Midlands and the South East. In both 

regions regional planning guidance (RPG) is currently in the course of being revised and updated 

and will be replaced by new regional spatial strategies (RSS).  

3.2.2 The Milton Keynes and South Midland Sub-Regional Strategy (March 2005) extends into 

both regions and identifies the sub-region as an area for continued growth to 2021. 

3.2.3 A series of Regional Planning and Strategy documents have been applied to the Development 

Brief for Silverstone, namely:

The Regional Spatial Strategy for the East Midlands incorporates the relevant parts of the sub- • 

regional strategy relevant to Northamptonshire. Regional Spatial Strategy 8 (RSS8) provides a 

broad development strategy for the East Midlands up to 2021. 

Regional Planning Guidance (RPG9, 2001) for the South East Region is currently in the process • 

of being updated, to be replaced with the Regional Spatial Strategy for the South East (RSS9). 

Regional Economic Strategies have been published for both the East Midlands and South East • 

regions. ‘A Flourishing Region’ is the third economic strategy for the East Midlands covering the 

period 2006-2020 and ‘A Framework for Sustainable Prosperity’ is the economic strategy for the 

South East for the period 2006-2016.



    Approved Development Brief Silverstone    February 2009

A Regional Tourism Strategy has been published for the East Midlands region called “• Destination 
East,” for the period 2003-2010. It recognises the value of investment in Silverstone, and its role 

as a key regional asset.

“• Tourism Excellence: The Strategy for Tourism in the South East” has been published by Tourism 

South East in 2004.

3.3 Structure Plans

3.3.1   The relevant Structure Plan (SP) policies for Northamptonshire (adopted March 2001) and 

Buckinghamshire (March 1996) are set out in the Planning Appendix. The Northamptonshire SP has 

no saved policies relating to the circuit apart from transport requirements. It is therefore important 

to continue the progress made in securing knowledge based local jobs at Silverstone as a policy 

objective in this brief. 

3.4 Local Plan Policy

3.4.1   The site is subject to the planning policies and proposals of the SNLP, adopted in October 

1997 and the AVDLP, adopted in January 2004. As well as the main policies set out below, others 

are referred to in the Planning Appendix.

3.4.2   South Northamptonshire Local Plan           

3.4.2.1  The principal policies within the adopted and saved SNLP that set the context for this 

Development Brief are: Policies RE1 and RRC2, which allocate Silverstone Circuit for industrial 

and commercial development or redevelopment, and recreation and tourism related developments 

in the manner specified within Chapter 13 of the Local Plan.

3.4.2.2   Employment Proposal RE1 (I) and Recreation, Tourism and Community Facilities Proposal 

RRC2 (G) of the Plan set out the site development principles, accompanying Inset 83, in relation to 

the Circuit and its associated land as follows:
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‘The following developments will generally be favourably considered where they are located within 
the extent of Silverstone Circuit within South Northamptonshire:

Any tourism or leisure development, which would be complementary or compatible with the use 1. 
of the Circuit for motor sport (e.g. Interpretation facilities, motor museums, additional conference 
facilities, or further hotel or campsite accommodation).

An upgrading of facilities within the Circuit to meet the modern demands of the spectator, 2. 
participants and the aspirations of developers.

Proposals for industrial or commercial development directly connected with motor racing which 3. 
needs to be located at the Circuit. Such development should preferably be located alongside 
existing buildings so as to minimise potential impact on the surrounding open countryside.

Development proposals should not result in a significant increase in traffic, which exceeds the 4. 
limited capacity of the local highway network. Traffic using the facilities at the Circuit should be 
directed through adequate signing via the A43. 

New development must not result in any reduction in the ability of the Circuit to accommodate 5. 
activities directly associated or ancillary to motor racing, which should be regarded as the main 
function of the site.

Land within Silverstone Circuit north of the racetrack is included within a Special Landscape 6. 
Area. Development opportunities will be limited in the Special Landscape Area although 
proposals of a small scale, which are closely located to the existing buildings and structures, 
may be acceptable provided they are directly related to the Circuit. Particular attention will need 
to be given to landscape design and a landscape scheme must be submitted and approved by 
the Local Planning Authority before the commencement of any development.’ 

3.4.2.3   The SNLP was adopted in 1997, and reflects the policy issues of that time. However, as 

time has moved on the plan has not been altered to reflect the need to phase growth and to  release 
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value from the Circuit landholding to assist with the funding of the new pit and paddock and track 

upgrades, nor does it give sufficient weight to the importance of knowledge based employment to 

the area. 

3.4.3 Aylesbury Vale District Local Plan 

3.4.3.1   The principal recently saved policies specific to Silverstone Circuit are policies RA30 and 

RA31. RA30 supports the improvement of motor sport and spectator facilities at the circuit provided 

that proposals for new development, including leisure and recreational activities complementary to 

the main motor sport use, should have particular regard to:

The need to avoid serious additional disturbance to those who live in the area• 

The need to protect the rural and visual character of the countryside adjacent to the circuit• 

The need to avoid traffic increases and traffic routing unsuited to rural roads in the locality• 

The archaeological significance of Luffield Priory.• 

3.4.3.2  RA31supports the development of employment within the Silverstone Employment Area 

including research and development.

3.4.3.3  The Stowe Area of Attractive Landscape (AAL) is designated to protect the distinctive 

quality of the landscape.  The AAL boundary extends up to and partly within the Development Brief 

boundary to the south and west.  This includes the special character, appearance and enjoyment of 

this area and extends to adjoining land where development may have a significant impact on views 

to or from the AAL.  

3.4.3.4  The Stowe Park and Garden of Special Historic Interest extends into the southern part of 

the site (Plot Q). In considering the impact of proposals the Council will have regard to the historical 

layout and landscaping of the Park and public views within, into or from it.
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3.5 Local Development Framework

3.5.1 Both AVDC and SNC emerging Local Development Frameworks cover Silverstone Circuit 

and the principles have been adopted for the Development Brief. 

3.5.2 The Aylesbury Vale District Council Local Development Framework will plan for the 

period up to 2026. The Core Strategy document is scheduled to be adopted in Spring 2010. The 

Preferred Options paper produced in July 2007 refers to the Silverstone Circuit being of economic 

importance both locally and nationally, as well as a centre of international importance for motor 

racing. 

3.5.3 South Northamptonshire District Council - A Local Development Scheme document 

covering the District was adopted in March 2007. It included a commitment to prepare a 

Supplementary Planning Document (SPD) for Silverstone Circuit in conjunction with AVDC. This 

Developement Brief replaces the proposed SPD and is based on recent guidance in Government 

planning documents and the emerging East Midlands Regional Plan. The Development Brief has 

been accepted as a joint document by each of the Authorities. Since March 2007 the planning policy 

powers of SNC have been subsumed into the West Northamptonshire Joint Strategic Planning 

Committee which is responsible for drawing up a joint core strategy for the areas covered by the 

council and its partner authorities of Daventry District Council and Northampton Borough Council. 

The West Northamptonshire Local Development Scheme adopted in November 2008 carries forward 

the intention to produce a Supplementary Planning Document for the area of the Development Brief 

falling within South Northamptonshire. When adopted the SPD will supersede this Development 

Brief. 
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3.6 Transport Plans

3.6.1   Northamptonshire Local Transport Plan

3.6.1.2  The Northamptonshire Local Transport Plan (2006-2011) sets out the County Council’s 

transport policies, objectives and vision. The Plan includes the following objectives:

“To reduce congestion experienced by road users essential to the prosperity of Northamptonshire; • 

to improve access to workplaces, education, health, shopping and other facilities for all the 

population; to provide the transport system necessary 

To provide the transport system necessary to support and manage growth in the county, ensuring • 

it is integrated with the planning system to create a sustainable and viable future environment;  

To minimise and wherever possible to reduce the effect of traffic and transport on the built and • 

natural environment.”

The Northamptonshire County Council’s Transport Strategy for Growth sets out the requirement • 

for development proposals to achieve modal shift.

3.6.2   Buckinghamshire Local Transport Plan

3.6.2.1 The twenty year vision set out in the second Local Transport Plan (2006-2011) for 

Buckinghamshire aims to: 

“Secure the strategic and local transport infrastructure and services to sustainably develop the • 

economy; to facilitate growth; and improve accessibility; whilst balancing free, safe and efficient 

movement of people and goods with the protection of the environment’’.

3.6.2.2  In order to support this aim, the council has transport, growth and the economy as key 

themes for public service, as well as economic, environmental and social development. The key 

aims for transport, growth and the economy are to: 
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“Deliver the strategic transport infrastructure to support sustainable growth, balance housing • 

and employment growth, and minimise growth in commuting;

Ease or prevent congestion to enable the efficient movement of people and goods and support • 

economic development

Reduce the need to travel and improve access to employment”• 

3.6.3 Regional Transport Strategy for the South East (RPG9) 

3.6.3.1  RPG9 draws on advice given in PPG13, setting out a number of policies as part of its 

Regional Transport Strategy.  Particular emphasis is given to travel plans and parking strategies, 

and the part they play in reducing travel by car.  The document also promotes walking and cycling, 

and states that public transport should be improved in order to compete with the private car.

3.6.4 Department for Transport Circular 02/2007: Department for Transport – Planning and 

Strategic Road Network 

3.6.4.1  The Government first published its Sustainable Development Strategy in 1994, following 

the 1992 Earth Summit. The Strategy was revised in 1999 and again in 2005, with the publication 

of “Securing the Future”. The Strategy has set the context for the Government’s transport and 

planning policies, with sustainable development and sustainable communities at their core. The 

efficient movement of people and goods on the strategic road network has a key part to play in 

supporting the economy. The Highway Agency, on behalf of the Secretary of State for Transport, 

is responsible for managing and operating a safe and efficient strategic road network in England. 

Amongst its activities, the Agency is responsible for considering the potential impact on the network 

of proposals for new developments. Part of this remit is to enable the network to support the 

economic viability and sustainable growth of regions.

3.6.4.2   The role and requirements of the Highways Agency, on behalf of the Secretary of State for 

Transport, are set out in DfT Circular 02/2007. The Highway Agency has a remit to participate in all 
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stages of the planning process with Government Offices, regional and local planning authorities, 

local highway/transport authorities, public transport providers and developers to ensure that national 

and regional aims and objectives can be aligned and met. The Agency will work with developers to 

secure delivery of their proposals in such a way that they minimise any additional burden on other 

users of the strategic road network.

3.7 Planning History 

3.7.1     Silverstone has been subject to a large number of planning applications in recent years. 

These applications have related primarily to improving the facilities at the motor racing circuit, 

pit and paddock complex and to a number of proposals in relation to the area identified as the 

Advanced Technology Park (ATP). The principle of new pit and paddock facilities has long been 

accepted by both local planning authorities (AVDC and SNC). Currently AVDC is minded to grant 

planning permission for the provision of the pit and paddock complex at Option B as shown on the 

masterplan. Full permission will be granted on the agreement of outstanding highway issues. 
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4.0 The Plan

4.1 Development Principles

4.1.1 The masterplan for Silverstone seeks to achieve the improvements necessary to maintain 

the circuit at a level which ensures that it can host the whole range of motorsport events including 

those at the top level and remains the catalyst for motorsport technology and education in the 

UK and on the international stage. Hence it provides a variety of different land uses including 

employment development already identified in the South Northamptonshire Local Plan.

4.1.2 The glossary of terms sets out the proposed land uses, which are also illustrated on the Single 

Vision Masterplan (SVMP), see Figure 7. In some cases proposed land uses displace existing uses 

in the masterplan area. This includes temporary parking and camping areas outside the circuit 

areas used during major events. In the case of parking this is dealt with under the transport section 

below. 

4.1.3  In the case of camping it is expected that displaced temporary camping will move onto 

adjacent farmland as has been the practice in the past.  Traffic management measures implemented 

to ease the flow of traffic during the time of large events are assumed to continue irrespective of any 

additional development arising from this Brief and that new occupiers will adapt to the measures put 

in place at these times. However opportunities should be taken to maximise the more sustainable 

forms of transport. Airborne transport should seek to minimize noise impacts on residential areas.

4.1.4 The key development principles to create the vision for the Silverstone Circuit include:

To secure the future of the circuit as a venue for world-class motorsport and skilled and high • 

tech employment linked to the education campus, a mixed-use development of employment, 

leisure, recreation, training and educational facilities is proposed.

 The standards of development should always aim to be of the highest quality in terms of public • 

delivery, image and architectural style, whilst recognising environmental and sustainability issues 

and targets. Individual developments should collectively form part of an overall prestigious, 

integrated development that respects and enhances the high quality of the surrounding 

landscape.
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Figure 7: Single Vision Masterplan
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An access strategy which will provide reliable, sustainable transport alternatives for a high • 

proportion of development related trips. The access strategy will need to provide new capacity 

for trips to/from Silverstone while minimising the need for costly major road building. Given the 

complexities of the existing highway network, the resulting access strategy will therefore be highly 

dependant on innovation, adding value to the vision for the Silverstone Circuit.  Accessibility 

will be a key determinant in defining the amount of development on the site, see the highways 

technical report.

Development will be designed to retain and enhance the existing green infrastructure and to • 

contribute to the environmental character of the area. Detrimental impacts on the rural and 

visual character of the countryside adjacent to the circuit should be minimal and proposals 

should enhance the quality of the landscape wherever possible. The visual impact of Silverstone 

Circuit is critical.

Feature buildings of greater architectural merit (pit and paddock building, Hotel H1 and The • 

Hub) may be sited prominently in order to be visible from parts of the surrounding area. In the 

case of the hotels the height will be limited to no more than four storeys unless exceptional 

circumstances can be demonstrated in which case no more than five storeys may be appropriate. 

The overriding aim should be to preserve and enhance the quality of the receiving landscape.

Development will be designed to suit the landscape context, and where appropriate developments • 

will be set within and screened by structure planting. 

Although proposed development areas may be located in one local authority area their • 

implementation may affect both Aylesbury Vale and South Northamptonshire districts. Care 

should be taken with all proposals to ensure that any cross boundary impacts, especially those 

relating to traffic and visual impact, are fully considered.

S• hould enhance the quality of the landscape wherever possible. The visual impact of Silverstone 

Circuit is critical.
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4.2  The Land Uses 

4.2.1   These include a new pit and paddock complex, new grandstands, higher education facilities, 

exhibition, brand centre, hotel and function facilities, conference facilities, employment development 

in the form of the business park and advanced technology park and the retention of existing 

motorsport track facilities on the circuit. The proposals include enhancement of the tourism and 

leisure activities at the circuit with woodland and outdoor pursuits, public arena facilities, outdoor 

four wheel drive facilities and education campus-related activities.  The proposals will include the 

creation of new woodland and nature conservation areas, contributing to wider Green Infrastructure 

and environmental character initiatives. 

4.3 Development Schedule 

4.3.1   The SVMP (figure 7) illustrates the proposed land uses. The Development Brief establishes 

design guidance for each of the zones, including building heights and densities. Building storey 

heights are based upon four metres floor to floor maximum unless stated otherwise. The land uses 

are closely related to the highway capacity in the surrounding area. Table 4.1 gives an indication 

of the types and extent of development in terms of jobs that are expected in the master plan 

(reproduced from the Transport Technical Study).

Table 4.1

Land Use Employment Area

C1 n/a n/a

G1, G2 ( E and F) Overall employment figures 450 – 

area of 124sqm per employee gross 

area. This is due to the unique and 

diverse operations.

Plot area

37.7 hectares in total / 377000sqm

Maximum built area – 55,800sqm
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H1, H2 and H3

The development of the hotels will 

be staggered due to the location of 

the Plots.

Anticipated 

H1 – 9300 sqm Phase 1

H2  - 9300 sqm Phase 2

H3 – 13950 sqm Phase 2  

Overall 200 employees to support 

the Hotel operation 
Phase 2  - 2012-2018

Plot area

8.3 hectares in total / 

83000sqm

Built area 32950sqm

Plot K 650 employees based upon B8 and 

high bay warehouses – 190sqm per 

employee to gross area

Plot area

24.8 hectares / 248000sqm

Built area

125,000 sqm

Maximum build 

2009-2011 125,000sqm

Plot L 500 based upon 65sqm gross per 

employee

Plot area

4.7 hectares / 47000sqm

Maximum built floor area

Total: 32500 sqm

Phase 2 – 2012-2018 broken 

into two sections 16250sqm and 

16250sqm

Plot M 30 employees Works completed.

Plot area

11.2 hectares / 112000sqm

Maximum built floor area

4650 sqm

Plot U, Education Campus

Phase 2 2012-2018

Split into two phases the develop-

ment – 18500sqm and 18500sqm 

with total of 37,000sqm.

370 employees Plot area

13.6 hectares / 136000sqm

Maximum built area

Total: 37000 sqm
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Plot Q

Phase 2 – but the landscape and 

the areas already in existence. 

20 employees Plot  area

9.2 hectares / 92000sqm

Plot R1

Phase 2 – 2012-2018 split into two 

phases – 13950sqm and 23225 sqm 

with total building development of 

37175sqm 

413 employees based upon 90sqm 

per employee gross area.

Plot  area

12.5 hectares / 125000sqm

Maximum built area

Total: 37175 sqm

Plot W/W1

Phase 2 – 2012-2018 split into 

phases – 13950sqm and 13950sqm 

with total built area 27900sqm

150 employees based upon 186sqm 

gross area per employee.

Plot  area

8.2 hectares in total / 82000sqm

Maximum built area

Total:  27900 sqm

Plot E1

Phase 2 – 2012-2018 split into 

phases – 9300sqm and 9300 sqm 

with total build area 18600sqm

140 employees based upon 132sqm 

per employee gross area.

Plot  are 4.6 hectares / 46000sqm

Maximum built area

Total: 18600 sqm

Circuit Facilities

Option A or Option B

Current staff levels maintained Maximum built area

Total: 23225 sqm

Plot P

Existing use and no phasing

20 employees Plot  area

7 hectares 70000sqm

Plot J

Existing use and operational to the 

site.

11650sqm as part of the operational 

circuit improvements.

40 employees Plot  area

5.6 hectares 56000sqm

Maximum built area

Total: 11650 sqm

Plot X

Phase 1 7000 sqm

Phase 2 2012-2018

Max built area 7000sqm

10 employees Plot  area

5.5 hectares / 55000 sqm

Maximum built area
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4.3.2  Motorsport Pit and Paddock Complex 

4.3.2.1  The new pit and paddock development is central to the improvements needed for the 

circuit to maintain its attractiveness for top level motorsport.  At present AVDC is minded to grant 

permission for a pit and paddock complex in the southern part of the Circuit (Option B) subject to 

the resolution of highway issues. A landmark building of high quality is expected creating a focal 

point on the site, accommodating five storeys for mixed use development.

4.3.2.2   Consideration should be given to the siting of the building in relation to the line of a former 

avenue which extended northwards from Stowe to Cattle End, Silverstone. Landscaping should 

reflect the high tech design of the building and include semi-mature tree planting to complement its 

scale. In the case of Option B not proceeding Option A will be considered for redevelopment along 

similar lines, or an extension built to accommodate similar facilities. Similar design, impact and 

landscaping considerations will apply.

4.3.3  Silverstone Hub and Welcome Centre (Plot L) – Phase 2, 2012-2018

4.3.3.1   A new multi purpose hub and welcome centre will be provided adjacent to the entrance 

to the circuit, providing a base for grandstands, museum, ticket office, merchandising and catering 

facilities. The location is key for providing easy access to public transport accessing Dadford Road 

and will provide a gateway to the rest of the site linking accommodation, education and conferencing 

facilities. The central location of the site suggests that a four storey building could be accommodated 

without detrimental impact on the surrounding area. Hard landscape should reflect the high tech 

design of the building and include semi-mature tree planting to complement their scale. Use class 

predominantly D2 ( Leisure) with elements of B1/A1/A3 (offices and shops and car showroom). 

4.3.4  Business Park (Plot K) 

4.3.4.1  A new employment park will be developed to the west of Dadford Road. This will take 

advantage of the close and logical connection with the circuit and the screened setting provided by 

the adjacent woodland on its western boundaries. It will provide key support space for production, 
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technical and motorsport related uses. This will include a mix of uses, predominantly B8, but with 

a mix of B1 and B2 along the frontage to Dadford Road in order to present an interesting range 

of building types, design and size. This will complement the range of uses to be developed in the 

Advanced Technology Park on Plot G2. There are very few opportunities for further employment 

opportunities within the circuit. Plot K will be developed as a natural extension of the areas already 

allocated to provide development opportunities over the time span of this Brief. A key requirement 

for any development on Plot K is that it should be acceptable in terms of visible impact on the 

wider surrounding area, and in particular shall not adversely affect the views from Stowe House 

and Gardens and shall take account of the impact on the Stowe Area of Attractive Landscape. The 

vista along Dadford Road will present the character of office development with high quality design, 

building finishes and landscaping. The front layer of development by its nature will accommodate 

the smaller buildings on the business park and a wider range of uses and building type within the 

use classes permitted for this site. To aid the integration of this plot into the surrounding landscape 

the building height will be predominantly two to three storeys on the frontage to Dadford Road rising 

to four storeys in the centre of the plot. Boundary/structure landscaping along Dadford Road will be 

similar to existing and proposed treatment for the Silverstone Circuit, and part of its function will be 

to complete the screening provided by on-site planting and the existing woodland.  Chapter 5 of the 

Brief provides detailed reference to planning considerations including traffic impacts (Section 5.4) 

and visual impacts (Sections 5.3 and 5.12). Wherever practical, parking areas should be designed 

to include tree planting to reduce the scale of paved areas.  The theme for landscape treatment 

along Dadford Road would be based on screening the development through woodland planting/

landscape buffers. A planted buffer strip to the adjacent woodland must be maintained and suitable 

wildlife corridors preserved or created that run through this plot. Use class predominantly B8 with 

B1/B2 (storage and distribution and office/research and development/light industry). 

4.3.5   Advanced Technology Park (ATP) (Plot G2) – Phase 1 2009-2012

4.3.5.1  The existing Advanced Technology Park, which houses high tech, science park based 

industries and companies, is a positive example of the diversification of uses at the site beyond motor 
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racing.  A complement of uses is proposed – B1/B2 and B8 set within a quality building framework 

of 2/3 storeys. Expansion of the ATP and the provision of well designed, energy efficient units will 

provide facilities and support for and links to the proposed education campus and widen the scope 

of companies wishing to locate at the circuit. The proximity of this area to the circuit will encourage 

companies with technical and testing requirements to the High Tech Park. The character of the 

area will be more orientated to accommodate research and development companies, racing teams 

and the like. The planning uses allowed on this plot will be considered in the light of the policies 

in the Local Plan and the wider scope sought by the Government in the draft PPS4, Planning for 

Sustainable Development. The northern edge of Plot G2 shall form a substantial dense woodland 

buffer as part of the overall landscape structure to retain a green, rural edge for the whole site.  

The existing Wild Wood should be linked by a series of hedgerows, woodland blocks and drainage 

systems to the existing pond along Dadford road.  The planting on the northern edge and a green link 

through the centre of Plot G2 will provide key wildlife corridors and make important contributions to 

the local Green Infrastructure and enhance the environmental character of this key buffer between 

the circuit and Silverstone village. Use class predominantly B1 and B2 with elements of B8. Building 

heights two/three storeys.

4.3.6 Education Campus (Plot U) – Phase 2 – 2012-2018

4.3.6.1    A new education campus will take advantage of the existing high tech nature of the 

motorsport cluster at Silverstone by providing the facilities to accommodate courses across a broad 

range of specialisms, from vocational through to higher education. This will be complemented by 

associated student accommodation on-site. There will be a clear link between the students and the 

skilled jobs on the advanced technology park, and motorsport generally. This will enable sustainable 

dual use of several new developments within the confines of the circuit. The location of Plot U on 

the southern boundary of the site, adjacent to the designated historic park of Stowe and its former 

glades and rides, dictates that development in this area should be restricted to two or three storeys, 

with three storey units set against the background of existing woodland.  Buildings should be set 

in a series of wooded glades with car parking area under trees.  The two historic rides should be 
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recreated as part of the layout of this plot. This planting strategy will provide new wildlife corridors 

linking Wetleys Wood and Point Copse reinforcing the local Green Infrastructure. The planting 

along this southern edge of the SVMP is key to the integration of many parts of the overall SVMP 

and consideration will be given to implementing key elements of this woodland as part of the first 

Phase of the SVMP. The planting should comprise locally occurring native tree and shrub species 

and include a high proportion of large planting stock to provide immediate effect.  The opportunities 

for creating a wildlife corridor along the northern edge of this plot should also be considered. Use 

class predominantly D1 with some C2. 

4.3.7 Hotels (Plots H1, H2 and H3) – Phase 1 and 2 2009-2018

4.3.7.1 Up to three hotels will be provided at the circuit, offering a range of accommodation to cover 

the budget and executive end of the business and leisure market. Two sites have been identified 

to provide a frontage to Dadford Road for Plots H1 and H2, and trackside accommodation in the 

case of Plot H3. A maximum building height of four storeys will be appropriate. Hotel use will include 

conference facilities and serviced apartments for guests staying longer than a few nights. The 

adopted SNLP allows for the development of hotels on the site within its district.”

Plot H1 is in a sensitive location.  Sitting in a rural context and sited on an elevated part of • 

the site where it will be visible from the A43, Silverstone village, Dadford Road and low lying 

land to the north. The height of the hotel will be no more than four storeys unless exceptional 

circumstances demonstrate it could be higher but in any case no more than five storeys will be 

permitted The design for this landmark building should be of the highest architectural merit and 

should consider its wider setting in views and vistas.  This should include the siting of the building 

in relation to the former avenue from Stowe.  The northern edge of this plot must be planted 

as part of the overall structure planting for the northern boundary. The need to implement this 

planting belt as part of the initial phase of development must be assessed. Use class C1
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The siting of Plot H3, the trackside hotel will be a similar height and should also be sited • 

carefully in relation to views from Wolfe’s Obelisk a feature building/focal point.  Associated soft 

landscaping could reinforce the line of the former avenue from Stowe. Use class C1

The Hotel Plot H2 west of Dadford Road will require extensive woodland planting to provide • 

containment and to assimilate the building and car park into the surrounding landscape. Similar 

height restrictions will apply. Boundary treatment should comprise tree and hedge planting 

consistent with the adjacent sections of hedge along Dadford Road. Use class C1

4.3.8 Leisure and Conferencing – Phase 2 – 2012-2018

4.3.8.1 Mixed use manufacturer display zone, Plot E1 - The worldwide appeal of the Silverstone 

brand attracts retailers and manufacturers from the higher end of the market through the power of 

trade association. The provision of a display area would enable such companies and Silverstone 

itself to showcase corporate information to visitors and potential investors. The location of such a 

facility in a central location, within close proximity to the hotels, bars, and spectator facilities would 

generate both tourism and high footfall. The brand and reputation of Silverstone would be retained 

through close control of selection of companies/retailers. 

4.3.8.2 The design of the building would need to complement the strategic location within the gateway 

to the site and also be mindful to the proximity to the Dadford Road. As with other buildings in this 

location, a height of three/four storeys will not be exceeded. Use class predominantly showroom 

sui generis use with small areas A1/A3.

4.3.9 Indoor/Outdoor Exhibition Space, Plot R1 – Phase 2 2012-2018

An indoor and outdoor exhibition space incorporating an arena for open air events, concerts, 

corporate launches, banqueting, shows and other uses complementary to the leisure industry will 

provide a further facility that will help support the year round use of the site. The location of such a 

facility would be within the internal space of the circuit and designed to have dual use. The location 

is within the centre of the track but with relatively little natural screening to the east. A maximum 
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building height of three/four storeys should therefore be followed with careful attention given to the 

landscape treatment on the boundaries of the plot. The design of this plot shall ensure that planting 

areas are set aside that contribute to the existing woodland on site. These planting areas shall 

be designed in compliance with any safety and visibility requirements for both track events and 

helicopter and fixed winged aircraft flight lines.  Use class D2 with limited areas of A3.

4.3.10 Sport & Leisure Complex, Plot W/W1 - Phase 2, 2012-2018  Broadening the range of 

leisure activities available at Silverstone is seen as important to appealing to new markets. Meeting 

the aspirations of the family is seen as an important area of expansion. It is proposed therefore to 

provide a range of uses (karting, climbing walls, BMX, skating facilities and other complementary 

leisure uses), in a location central to the site to broaden the leisure appeal of Silverstone. The 

design of this plot shall ensure that planting areas are set aside that contribute to the creation of 

a central woodland core/spine for the site.  These planting areas shall be designed in compliance 

with any safety and visibility requirements for both track events and flight lines for helicopters and 

other aircraft. All Use Class D2. Buildings on Plot W/W1, would be restricted to two/three storeys.

4.3.11 Plot C1  This wood is designated as a CWS and the plot has previously been enhanced for 

wildlife as part of previous developments at Silverstone (including the creation of a great crested 

newt pond – a species and habitat protected by law).  Recreation opportunities for this plot will be 

developed to complement the nature conservation objectives for the woodland and ponds. Uses 

within Plot C1 and adjacent buildings will be controlled in order to minimise impact on this sensitive 

woodland. It is unlikely that any buildings other than minor associated structures will be allowed in 

this area.

4.3.12 Plot Q  The woods in Plot Q are designated as CWS and BNS and form part of the 

designated historic landscape for Stowe.  Recreation opportunities for this plot will be developed 

that complement both the nature conservation objectives and historic landscape objectives for the 

woodland and rides. The proposals for Plot U in combination with the appropriate management 
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of Plot Q will help to improve the Green Infrastructure along the southern edge of the SVMP and 

enhance the environmental character of the local area. Uses and associated buildings within Plot 

Q will be controlled in order to minimise impact on this sensitive woodland. It is unlikely that any 

buildings other than minor associated structures will be allowed in this area.

4.3.13 Plot P  This plot will be maintained in its current use as a 4x4 track.  However new planting 

will be undertaken as a contribution to the overall Green Infrastructure proposals enhancing the 

linkages between Point Copse and Sawpit wood, and Chapel Copse to the north east.  

4.3.15   Technical Support Area - Plot J. Phase 2 2012-2018 Located adjacent to the Drive 

Centre, the Technical Support Centre will provide a purpose built indoor arena to accommodate 

virtually all motorcycle disciplines and create an all year round facility and advanced road riding 

skills facility, including police training.  This will provide for disabled as well as ambulant drivers. 

Building heights minimum of two storeys but no higher than 3 storeys. Use class workshop\training 

– B1c/D2/D1.

4.4 Green Infrastructure 

4.4.1  Key Green Infrastructure (GI) proposals for individual plots have been set out in the text 

above. This section summarises the overall key strategic GI elements.  The following GI proposals 

apply to the overall plan and consideration should be given to the creation of elements of these key 

features as part of the initial phase:

The creation of a GI link between the woods and hedgerows to the west and east of the northern • 

part of the SVMP.  Proposals would include a robust buffer strip along the southern edge of the 

A43 that will provide a key screen for Silverstone village and for all of the plots in the northern 

sector of the plan. These will be coupled with a green link through the centre of Plot G2 linking 

Wild Wood and the existing hedgerows to the land to the west and east.  The green link is to 

comprise both new planting and sustainable drainage proposals. 

The creation of a substantial wooded belt through the heart of the site, and Plot K, linking in the • 

existing isolated plots of trees to the woodlands to the west, Farthing Wood, and to the east, 
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Chapel Copse. Proposals in the centre of the site would need to be designed in compliance 

with any safety and visibility requirements for both track events and helicopter and other aircraft 

flight lines.

The creation of GI links along the eastern boundary of the SVMP linking Chapel Copse in the • 

north to Sawpit Wood and Point Copse in the south.  Woodland blocks are to be linked by 

hedgerows and historic avenues and rides recreated where appropriate. 

The proposals for Plot U (recognising the important historic rides and glades) and for Plot K (key • 

ecological buffer strips wildlife corridors and drainage ditches) will be key elements in the overall 

GI scheme linking woods in the north to the south.  The proposals along the southern edge of 

the SVMP are key to the integration of many parts of the overall SVMP and consideration will 

be given to implementing key elements of this woodland as part of the first phase of the SVMP.  

The relationship of this area and its planting with Stowe Park is of prime importance.

The review of potential off-site planting works with agreement of third parties to strengthen the • 

GI proposals and enhance the environmental character of the local area.

4.4.2   Developers are advised to refer to the following documents for Green Infrastructure design 

advice:

An Ecological Network for Buckinghamshire and Milton Keynes, Buckinghamshire and Milton • 

Keynes Biodiversity Partnership

Northamptonshire Environmental Character and Green Infrastructure Suite, • 

The Designed Landscape of Stowe, provided by the National Trust• 

4.5 Phasing proposals

4.5.1    It is anticipated that the project will be developed on a phased basis. The following is indicative 

only and identifies the strategy for the site. Each phase will be accompanied by the appropriate 

infrastructure needed to support the proposed development, including sustainable transport 
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measures. Contributions will be either in physical form or by appropriate financial contributions 

secured by S.106 or other legal agreements.

4.5.2 The Plot references relate to the Single Vision Masterplan and the Glossary of 

Development.

Phase 1 – 2009-2012

Development of pit and paddock complex, Option A or B, due for completion within Phase 1. 

Further development of the Advanced Technology Park and Business Park (Plots G2 and, G1), 

the development of Plot K and Hotel Plot H1 (all to be developed in association with the pit and 

paddock complex, with supporting legal agreements for the latter)

Plot J operational areas.

Phase 2 - 2012-2018

Plot L (The Silverstone Hub and Welcome Centre grandstands, ticketing, museum, Welcome 

Centre, associated catering facilities) 

Plot E1 Mixed use manufacturer display zone.

Hotel development Plots H2 and H3

Education campus development Plot U. A Transport Assessment for this element may trigger 

requirements for additional infrastructure and a flood risk assessment (see paragraph 5.10.1) may 

show the need for flood mitigation measures. 

Plot Q – Country pursuits area.

Plot R1 – Indoor and Outdoor Exhibition area.

Plots W/W1 – Sports and Leisure Complex.

Plot X – BRDC Improvements.
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5.0  Planning Considerations

5.1 Planning Application Requirements 

5.1.1 Outline or detailed planning applications may be submitted for the overall scheme or individual 

sites following the guidelines presented in this Development Brief. This may include provisions for 

an overarching Section 106 Agreement to cover the whole of the proposed development, and 

individual Section 106 agreements for each more detailed phase. Other legal agreements may 

be used to supplement planning agreements. Agreements will cover improvements to the circuit, 

and infrastructure needed to facilitate development, such as drainage, sewerage, highway works, 

sustainable transport measures and other similar matters.  Before any planning applications are 

submitted a landscape masterplan should be produced which will include proposals for strategic 

boundary and structure planting, green infrastructure, biodiversity/habitat conservation, the creation 

of, ‘green corridors’ and surface water drainage elements as described in the supporting technical 

reports. All proposals must also comply with both planning authorities’ guidance on requirements 

for major planning applications. 

5.1.2 The need for and scope of studies required to support each planning application shall be 

agreed with the planning authority and shall include but not be limited to: 

Landscape and visual assessment of key buildings and sensitive plots, to include assessment • 

and landscaping to look at the wider impact of development on the surrounding area, including 

Stowe Historic Park and the villages of Silverstone and Whittlebury.

Drainage and flood studies, including flood risk assessment and water cycle strategy for all of • 

the land, and any adjacent land or other areas, if identified as significant by the Environment 

Agency.

Transport studies• 

Ecological surveys and development of mitigation measures• 

5.0 Planning Considerations
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Cultural and Heritage investigations• 

Geo-technical and ground investigation• 

Design coding for the developments• 

Noise and air quality surveys and assessment• 

Health impact assessment.• 

The treatment of external lighting of the developments is to be carefully considered and • 

implemented in accordance with a strategy to minimise light pollution

5.2 Sustainability Principles

5.2.1   The Development Brief has been informed by the SA and development should be guided by 

the following principles:

The efficient use of energy and the use of renewable energy with on site generation.• 

Sustainable and innovative access strategy to be implemented at the time the first development • 

is brought into use.

All other buildings should seek to achieve Excellent BREEAM rating and succeeding • 

requirements.

Development should additionally meet the best practice standards of energy efficiency, including: • 

enhanced insulation, low energy lighting, the use of energy efficient appliance, efficient heating 

systems and the use of water efficient equipment and appliances. Development should conform 

to guidance on energy conservation and generation plus the emerging water cycle strategy for 

West Northamptonshire, the Local Waste Plan (and emerging Minerals and Waste Development 

Framework), the Northamptonshire County Council Transport Strategy for Growth and the 

requirements of the Environment Agency.
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All buildings should be designed to use natural ventilation rather than mechanical air conditioning • 

where possible. Consideration must be given to the locational issues given the proximity of the 

racing track, to avoid retrofitting of extraction/air conditioning units.

Design specifications should exclude ozone depleting substances.• 

All buildings should have provision for the storage of recyclable waste.• 

The layout of buildings and public spaces should seek to create sheltered sunny spaces.• 

Layouts should be designed to minimise crime, antisocial behaviour and the risk of terrorism.• 

5.2.2 The potential for passive solar gain, solar panels and photovoltaic cells should be explored, 

along with combined heat and power, energy from waste and heat pumps. A soil management 

strategy will be implemented for the preservation and re-use of all topsoil resources within the site, 

including composting of green waste. Proposals to increase ecological diversity and create robust 

wildlife habitats and ‘green corridors’ will be developed alongside measures to mitigate or avoid the 

loss of any sensitive habitats, or protected species.

5.2.3 The use of Sustainable Drainage Systems (SUDS), including swales, reed beds and 

attenuation ponds will provide valuable habitats for a range of species, and ensure that the drainage 

regime of the site is managed in a sensitive and sustainable manner. Rainwater collection and 

recycling of grey water would save energy and provide a useful resource.

5.2.4  The implementation of an innovative sustainable access strategy will add to the vision for 

Silverstone, minimising the environmental impacts of the increase in demand for movement of 

people and goods, and will support the economic viability of the development by providing high 

quality reliable access choices. 
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5.3  Landscape Principles

5.3.1 The SVMP will be supported by a comprehensive landscape strategy for the entire site in 

order to produce a high quality environment, consistent with accommodating an internationally 

important motor racing circuit and associated land uses.  The design will be in accordance with the 

following principles: 

To contribute to the GI proposals and enhance the local environmental character.• 

To maintain and enhance the rural and visual character of the countryside adjacent to, or with • 

views of the site, including views to and from the villages of Silverstone and Whittlebury.

To ensure appropriate design and location of new buildings and to provide appropriate new • 

landscape planting, to ensure that the views from Stowe House and Gardens are not adversely 

affected and to take account of the impact on the Stowe Area of Attractive Landscape.

To enhance the Stowe Area of Attractive Landscape • 

To enhance the South Northamptonshire Special Landscape Area• 

To develop a visually cohesive framework of structure planting (native species) to assimilate the • 

development into the receiving landscape and to subdivide land uses within the site

To retain existing landscape features including woodland, hedgerows and native species mature • 

trees, and look to reinstate elements of the historic Stowe landscape avenues and rides that 

pass through the site

To develop high quality, durable and sustainable hard landscapes that will complement and • 

unify the existing and proposed building developments throughout the site

To increase ecological diversity and create wildlife habitats and ‘green corridors’, where • 

possible.

The creation of landscaping proposals to minimise impact on the village of Whittlebury• 
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Buildings should be screened by, or set against a backdrop of existing woodland or mature trees • 

and hedgerows to assimilate new development into the landscape 

Built development on the northern and eastern parts of the site, the highest parts, including the • 

Advanced Technology Park, should be set back from the site boundary and screened by woodland 

planting/landscape buffers to reduce the urbanising effect on the adjacent landscape 

Buildings should be accessed from within the site, not directly from Dadford Road• 

Views should be permitted through the boundary planting to focal points and features that give • 

Silverstone a prestigious sense of place where this will not have a detrimental impact on the 

surrounding landscape

Landscape proposals should complement and maximise the amenity value of drainage elements • 

including swales, reeds and willow planting

A unifying theme of aquatic/marginal, herbaceous and tree/shrub planting for all attenuation • 

ponds to enhance their aesthetic and ecological value.

Trees and landscaping to be planted to assist in the offsetting of carbon emissions associated • 

with the development.

A precautionary approach is to be taken to ensure that species habitats are protected and • 

preserved within the woodlands inside and outside the site, including Hazelborough Wood and 

other surrounding habitats.

The impact of any additional footpaths or walkways through woodlands is to be carefully • 

considered with regard to species and habitat protection. 
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5.4 Movement and Parking

5.4.1  Highways

5.4.1.1  The A43 and the dual carriageway Dadford Road will provide the main access to the 

proposed development area identified in the Development Brief. 

5.4.1.2   The local highway network (defined as the A43 and the dualled Dadford Road) serves the 

existing circuit and developments, and will serve all the proposed development outlined in the Brief, 

including those outside the circuit. Highway improvements will be required to provide appropriate 

levels of physical infrastructure. Where relevant there will also be investment in innovative 

sustainable access solutions, as well as improvements to conventional transport infrastructure. 

Every consideration should be given to protecting the amenity of the residents of Silverstone 

village.

5.4.1.3   Some of the main streets in Silverstone village do not come up to modern standards and 

the village centre attracts a lot of traffic and parking. Rat running to the A5 from the A43 affecting 

both Silverstone and Whittlebury needs to be addressed via traffic calming or other management 

measures to be identified by the transport studies. With regard to the impact of HGVs, the potential 

for routing agreements is to be considered with each development proposal, to reduce the impact 

of such vehicular movements on the villages of Silverstone and Whittlebury.

5.4.1.4  These solutions will be determined in detail through technical studies noted below, but 

will include a variety of public transport improvements, new facilities for non-powered modes, 

travel demand management measures, managing car use (particularly by single occupants), cycle 

provisions, internal sustainable transport initiatives (e.g. management shuttle service around the site 

and to/from other public transport interchanges), developing the sustainability strategy, i.e. by linking 

the proposed new and existing employment uses on the site, by a reliable, sustainable transport 

system. This will be complementary to the innovative philosophy of the vision for Silverstone Circuit 

as a centre for automobile and technological excellence. 

5.4.1.5   To achieve this a series of technical studies have been be undertaken in consultation with 
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the Highways Agency and all Local Highway Authorities.  It is considered that two comprehensive 

Transport Assessments will be required, one for Phase 1 of the development and one for subsequent 

phases relating to the proposed development. These reports will inform the relevant planning 

applications.

5.4.1.6   The main aims and objectives of the Transport Assessment (TA) are to identify: 

An innovative and sustainable access strategy to support the development and to promote the • 

vision for Silverstone Circuit.

The impact of vehicular movements to and from the site on the villages of Silverstone and • 

Whittlebury and on the Dadford Road south of the circuit and the transport  related measures 

necessary to ameliorate such impacts.

The accessibility challenges associated with the proposed development. • 

The initiatives that are necessary to achieve reliable, sustainable access to/from the site.• 

The development restrictions necessary to support the sustainable access strategy for the • 

site.

The transport related mitigation measures necessary to safely accommodate increases in trip • 

generation without causing detriment to existing highway users. 

The event management measures and displacement of event car parking in light of the • 

development proposals.

The impact of HGVs and the need for measures to maintain the amenity of affected residential • 

properties.

5.4.1.7  TAs will need to be prepared in accordance with the Department for Transport Circular 

02/2007 and Guidance on Transport Assessment. A highway network capacity assessment must 

consider at least the six junctions as identified in the Development Brief Transportation Report, as 

well as potential for rat-running through neighbouring towns and villages and its impact upon critical 
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junctions.  The TA must identify clear methods for improving sustainable transport links and ways of 

reducing car-dependency, recognising the limitations that the site location will impose on the scope 

for such works. The TA will also identify the transport infrastructure necessary to support the first 

phase of development together with the mechanisms for their delivery.

5.4.1.8   The TA relating to the remaining development phases will be based on a micro-simulation 

model which will cover the complete A43 corridor between the M40 and M1. In addition it will fully 

assess the impact of the development traffic on the wider extended highway network, to identify 

the need for transport interventions, to demonstrate the ability of the sustainable transport strategy 

to meet its objectives and to indicate acceptable levels of development within the masterplan area. 

The model will be used to fully assess the impact of the development traffic on the wider extended 

highway network, to identify the need for transport interventions and to demonstrate the ability 

of the sustainable transport strategy to meet its objectives.  The transport modelling process will 

include: 

Traffic counts and other surveys to identify traffic movements, peak traffic periods when  • 

general traffic flows are the highest on the surrounding network.

Surveys of the current queuing experienced at the critical junctions and journey time surveys • 

along the A43.

Individual junction assessment to validate the network model, and to establish the capacity of • 

each.

Assessment of other development affecting the A43 corridor.• 

It should be noted that the remaining development will be dependant upon the local highway 

network’s ability to cope with the additional development generated traffic.

5.4.1.9   There are other significant development proposals along the A43 corridor. Towcester 

Vale is an area lying to the south of Towcester capable of accommodating some 3000 houses. 

The area falls outside the town boundary in the SNLP but lies within the West Northamptonshire 
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Development Corporation designated area for Towcester. A planning application was submitted 

in November 2007 to the Development Corporation for a mixed use development including 3000 

houses, 20 hectares of employment land, a neighbourhood centre, a local centre and a hotel and 

conference development.

5.4.1.10 In addition a bypass will run south of the development from the A5 south of Towcester to 

a new grade separated junction on the A43 between the Abthorpe roundabout and the roundabout 

for the A413 to Buckingham. This will serve the new development and diverted trunk road traffic 

from the centre of Towcester.

5.4.1.11 The scope of the transport model will be developed in consultation with the Highways 

Agency and Local Highway Authorities. The model will form a suitable tool to identify the mitigation 

measures necessary to cater for the anticipated travel demand safely and efficiently on the 

strategic and local road network. Any improvements required shall be funded by the development 

(unless alternative provision is found) and shall be specified in conjunction with the Highways 

Agency, Northamptonshire and Buckinghamshire County Councils.  These measures may include 

physical traffic calming measures, traffic exclusion orders (weight limit restrictions for example), 

signage and modal shift via travel plans and increased public transport opportunities. Where these 

measures cannot fully mitigate the impacts, physical improvements to the network will be identified 

and implemented as necessary.

5.4.1.12    Notwithstanding this there will be an increase in traffic using Dadford Road and connecting 

roads from the south (Buckingham for example) to access the new employment opportunities and 

other facilities.  This may be replicated on the A413. The effectiveness of the measures referred to 

above will be integral in dealing with any increases on the surrounding rural road network. It will be 

necessary to:

Determine the phasing of the delivery of those measures against the programme for • 

development 

Identify a sustainable access strategy for the overall site including the benefits of easy access • 
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to the employment uses including the Business Park Plot K

Demonstrate that the access strategy will support the viability of the development and not harm • 

the amenity of Silverstone village.

5.4.1.13  The Transport Assessment will identify the extent of available highway capacity, the 

detail of the sustainable transport solutions necessary to support the development and the extent 

of the off-site highway works that would be required to accommodate the residual traffic flows 

associated with the development of the overall site. The Transport Assessment will also be used to 

determine: 

The means for managing car use (particularly by single occupants) for example by implementation • 

of limited car parking provision for all types of development, and introduction of parking control 

measures.

The on and off-site public transport provisions (e.g. on-site bus interchange/station) to encourage • 

sustainable travel to and from the site by employees and visitors alike.

Appropriate on-site parking provision and controls (e.g. car parking strategy for normal and • 

event day scenarios) to restrict and manage car usage.

Alternative sustainable transport initiatives within the site and to provide external linkages to • 

surrounding urban areas.

Cycling and walking opportunities both internally and externally.• 

Effects of on-site and off-site staff management proposals (e.g. flexible working, teleworking).• 

And encourage use of cycling and walking corridors internally and externally and the impact of • 

inter-site movements on the overall trip generation.

The effect of event management provision for both on-site and off-site initiatives for small to • 

large events (e.g. from site-to-rail links via shuttle bus services to Park’n’Ride services for large 

events). 
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Effective infrastructure improvements to the network corridor in proximity to the site in order to • 

encourage sustainable transport.

5.4.2 Travel Plan

5.4.2.1   In order to reduce the reliance on private car usage a comprehensive travel plan and travel 

demand management strategy for the Development Brief area will be necessary. The travel plan 

and demand management strategy will have regard to guidance set out in PPG13 and the Transport 

Strategy for Growth (Northamptonshire County Council) and would aim to, but not be limited to:

Managing car use (particularly by single occupants).• 

On and off-site public transport provisions (e.g. on-site bus interchange/station).• 

Car sharing / pooling initiatives.• 

Parking controls (e.g. car parking strategy for normal and event day scenarios).• 

Alternative sustainable transport initiatives (e.g. management shuttle service around the site  • 

and to/from other public transport interchanges (rail stations)).

Encouraging cycling and walking.• 

Staff management (e.g. flexible working, teleworking).• 

Inter-site movements.• 

Encouragement of complementary business.• 

Use of local resources (e.g. local resident employment).• 

Event management - small to large events (e.g. from site-to-rail links via shuttle bus services to • 

Park’n’Ride services for large events).

Infrastructural improvements in close proximity to the site (e.g. A43/Dadford Road Junction • 

in order to provide for sustainable transport modes (e.g. bus priority facilities) and to protect 

residential amenity.
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Promoting working practices that would reduce the need to travel particularly at peak times.• 

5.4.2.2  An overall travel plan will be submitted showing proposals for the implementation and 

maintenance of measures that will minimise the traffic generated by the overall development. It will 

give travel requirements for large events by mode of transport, including that by private vehicles 

and indicate the overall parking capacity required for these events.

5.4.2.3   The travel plan will consist of a raft of measures, both ‘hard’ and ‘soft’, which will encourage 

the use of sustainable transportation and discourage the use of the private car, especially single-

occupancy journeys. The travel plan will include enforceable targets to reinforce the sustainable 

access strategy.

5.4.3 Site Access

5.4.3.1  Access to the site will be from the Dadford Road with most trips arriving or departing the 

area via the A43.

5.4.3.2  The existing access points on the Dadford Road will provide access to the Advanced 

Technology Park Plot G2, and Plots H1, H2, H3, K, L and U. Any modifications and mitigation 

measures required at these locations will be undertaken to accommodate the projected increase in 

trips generated by the site developments. 

5.4.4 Pedestrians and Cyclists

5.4.4.1  Local pedestrian and cycle access will be facilitated from either side of the A43 and Dadford 

Road. All non-motorised access points will be designed to accommodate disabled users with the 

appropriate use of crossing facilities, dropped kerbs, tactile paving and auditory and tactile signals. 

It is proposed that the site layout will be permeable, that is, the arrangement of buildings and the 

internal highway layout will provide for easy internal movement particularly for pedestrians and 

cyclists and other sustainable modes.  
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5.4.5 Rights of Way 

5.4.5.1  Existing rights of way should be maintained or diversions made so that routes are not 

severed. Extinguishment should be avoided. Consideration is to be given to the comprehensive 

linking of rights of way across this part of Northamptonshire and Buckinghamshire.

5.4.6 Parking

5.4.6.1   Appropriate levels of car parking will be provided for the various components of the 

proposed development and will be in accordance with the provisions set by SNC and AVDC and 

will be consistent with the requirements of the travel plan. Appropriate provision will be made for 

parking and manoeuvring of articulated and other service vehicles within the boundaries of the site 

where appropriate.

5.4.6.2  Parking for cycles, motorcycles and disabled users should be provided to at least the 

minimum required by the local authorities, and in locations close to the entrances of the buildings 

that they will serve. 

5.4.6.3  The location of parking displaced by the development proposals is a significant issue in 

considering the improvements to the circuit. Prior to any development proposals being approved 

on existing parking areas new/replacement parking areas will be secured and created firstly on 

areas within the circuit and then on the adjacent farmland. The obligation to draw up and update a 

strategy to address this issue will be incorporated in Section 106 agreements to ensure replacement 

areas become available as appropriate. In the past Silverstone Circuit has ensured that adequate 

arrangements have been made accommodating visitors attracted to large events at the circuit, 

including meeting parking requirements on and adjacent to the circuit. It is expected that this will 

continue in the future along with other arrangements, for example park, and ride and the use of air 

transport. 
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5.5 Nature Conservation and Enhancement

5.5.1   Opportunities for the enhancement of retained or newly created areas will be sought     

throughout the development on the site. Wherever possible enhancement works would be used 

to improve or recreate local, regional or national priority habitats under the respective Biodiversity 

Action Plans and Green Infrastructure Strategies. In particular, every effort should be made to:

Retain the existing woodlands, of known nature conservation value. • 

Ensure that valuable and protected habitats on the site are not subject to fragmentation as a • 

result of the development. The provision of inter-connecting habitats; and wildlife links should be 

maintained and new ‘green corridors’ created to strengthen the green infrastructure throughout 

the site. Any loss of habitat should be compensated by the creation of replacement habitats or 

the translocation of species.

5.5.2  Where species-rich or important hedgerows (and associated mature trees) have been 

identified, consideration will be given to their retention within the context of any future development. 

Compensatory provisions are to be made where hedgerows are lost.

5.5.3  The site has been identified as having the potential to support a range of species of nature 

conservation importance, including those protected by national and European legislation. The 

presence or absence of species identified within the Development Brief must be confirmed prior to 

future planning submissions, where these species may be affected by the proposed development. 

Appropriate mitigation measures must be implemented during construction to avoid incidental 

mortality and minimise disturbance to these species. Developments should be designed with the 

objective of ensuring ‘no net loss’, and where possible, result in an increase in biodiversity by the 

creation and enhancement of habitats and features of value for important species within the site.

5.6 Cultural Heritage and Archaeology

5.6.1  Each development area will require the commissioning of a cultural heritage assessment 

including desktop assessments and field evaluations in accordance with PPG 15 and PPG 16 
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to inform the development of design objectives, mitigation strategies and an assessment of the 

significance of impacts on archaeological remains, historic buildings and historic landscapes. 

There is a presumption in favour of the preservation in situ of nationally important archaeological 

remains and their settings. The assessment will also need to address the built heritage and historic 

landscape elements of the area and set out the proposals for the improvement, conservation and 

management of the Grade 1 Registered Park and the setting of the Listed Buildings within. 

5.6.2  Special attention should be paid to the historic designed landscape of Stowe Park and its 

Estate and key elements of that landscape shall be retained and/or re-instated wherever possible 

and appropriate. The layout of any development shall be informed by a comprehensive historic 

landscape study which shall be undertaken as a first stage of the design process.

5.7 Noise

5.7.1   The masterplan proposes a mixed-use development which is likely to generate a range of 

noise sources. This is in addition to the major racing events and practising, testing and smaller 

events carried out throughout the year. Further developments within this area may increase the 

traffic, resulting in an increase in noise levels. Developers are advised to seek the advice of the 

local authorities’ environmental health departments prior to progressing development proposals.

5.7.2  Particular attention will be paid to the intensification of the motor racing use and its noise 

impacts. A code of practice relating to noise should be drawn up for the circuit and mitigation 

measures assessed and put in place where proven to be effective.

5.7.3   Before any additional development is carried out a baseline study should be undertaken to 

establish current ambient noise levels. Reference should be made to the Government’s emerging 

National Ambient Noise Strategy.

5.7.4   Developers are advised to carry out a wide-ranging programme of baseline noise monitoring 

as part of any planning application.  A noise management strategy for the track and site should be 
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developed and incorporated into each planning application.  The strategy should be developed in 

liaison and consultation with the local authorities and community representatives who sit on the 

Liaison Forum and reviewed as required.

5.8 Air Quality

5.8.1   Development proposals within any planning application will be required to demonstrate that 

they have adequately considered the impact of proposals on local air quality, in accordance with 

the requirements of PPS 23.

5.8.2   An assessment of local air quality will include a review of baseline air quality and include the 

identification and assessment of the effects of development proposals at existing and proposed 

sensitive receptors. This will include an assessment of the effects of changes in traffic as a result 

of development proposals and also assess potential emissions from development proposals 

(e.g. industrial developments). If exceedances of statutory air quality objectives/EU limit values 

or deterioration in air quality in areas of already poor air quality are assessed, then mitigation 

measures should be designed into any development proposal.

5.8.3   An Air Quality Management Area exists in Towcester. Development on the circuit will impact 

on the wider road network and it should be demonstrated that the air quality in the town is not 

adversely affected before proposals are submitted for planning permission to either authority.

5.9 Water Supply and Foul Sewerage

5.9.1  To provide water supply security to the development and decrease the reliance on public 

water supply the site development should seek to incorporate rainwater harvesting and greywater 

recycling where possible. Water efficient fittings should be installed in all new businesses and other 

developments as a minimum.

5.9.2   Planning permissions will not be granted unless the relevant agencies are satisfied with the 

measures developers intend to implement to address particular issues. There are issues of supply 

and capacity affecting Silverstone village which will need to be addressed by the developers. In the 
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case of development in and adjacent to the circuit water neutral solutions should be considered, 

that is processing and recycling waste water on site.

5.9.3  Development should conform to guidance on water efficiency and take account of the 

emerging water cycle strategy for West Northamptonshire and the requirements of Anglian Water 

and the Environment Agency.

5.10 Flood Risk and Surface Water Drainage

5.10.1   A Flood Risk Assessment will be required for the whole of the Silverstone Masterplan 

site. This will be submitted to the local authorities before any applications for planning permission. 

The Environment Agency has advised that development of the greenfield parts of the site will be 

expected to incorporate SUDS into the design of the development, ensuring that surface water is 

managed on site to protect downstream watercourses. 

5.10.2    Any new development in the existing developed areas should restrict surface water runoff 

rates to current rates thereby not exacerbating current flooding conditions. When approaching 

site drainage issues the area should be divided into catchment areas on which to define drainage 

strategies, based on the topography and existing drainage systems. Measures that may be 

incorporated, particularly into the new development areas include; swales, landscaped detention 

basins, ponds and reed beds, rainwater harvesting and recycling systems. The SUDS will aim to 

attenuate surface water runoff from the site to existing rates.  

5.10.3   Planning permissions will not be granted unless the relevant agencies are satisfied with 

the measures developers intend to implement to address particular issues. 

5.10.4   Development should conform to guidance on sustainable drainage with reference to the 

emerging water cycle strategy for West Northamptonshire and the requirements of Anglian Water 

and the Environment Agency.
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5.10.5  Studies will also be required to ensure that any works do not impact on adjacent SSSI 

designated sites, which may be hydrologically linked to the development area and consideration 

should be given to any protection measures that may be required.

5.11 Contaminated Land and Hydrogeology

5.11.1   Investigations to assess the contamination in the underlying soils and groundwater will 

need to be undertaken before any development is carried out due to the past and present uses 

of the site. This will establish whether the area is suitable for the proposed development use. 

Appropriate mitigation measures will have to be undertaken according to the proposed end use.

5.11.2    If required, a remediation method statement and verification report should be submitted to 

the relevant local authority for approval.

5.11.3   The investigation and any risk assessments should refer to the document “Contaminated 

Land – A guide for Developers and their Advisors” published by SNC.

5.11.4     Studies will also be required to ensure that any contamination does not affect adjacent SSSI 

designated sites, which may be hydrologically linked to the development area and consideration 

should be given to any protection measures that may be required.

5.12 Design Principles

5.12.1   The development principles specific to the development and land uses are noted under 

Section 4. In addition to these points the following will be expected for the determination of any 

planning application:

Incorporation of elements of effective innovation and high quality technology in building design. • 

Creation of a focus for the Silverstone Circuit. Feature buildings should be located sensitively 

in relation to existing buildings within the site and in locations where they would provide focal 

points for the Silverstone Circuit. 

Opportunities to design out crime, in accordance with planning policies and in consultation with • 

the relevant Police Crime Prevention Design Advisors are to be incorporated at an early stage 
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into the design process, and be translated into development as it is built. Community safety is 

of prime importance. Design and Access statements should address community safety issues 

which should conform to paragraph 87 of Department of Communities and Local Government 

Circular 1/06. Reference should also be made to supplementary planning guidance issued by 

the local authorities, i.e. Planning Out Crime in Northamptonshire, adopted by SNC in February 

2004 and Safety Through Design adopted by AVDC in 2003. The local police authorities should 

be consulted on measures to combat terrorism.

The requirements of the Fire & Rescue Services shall be designed into the developments at • 

an early stage, to enable access and servicing in emergencies, numbers of hydrants, etc., and 

designing out opportunities for arson. 

The density of development has been identified as part of the glossary of terms and the • 

masterplan and is proportionate to the site area. It must be recognised that the masterplan area 

is large covering 300 hectares with extensive surrounding landscape spaces. It is proposed as 

part of the structure and strategy for the masterplan to ensure that this is retained as part of 

the concept. The density of development is identified per plot and per individual unit. It shows 

a mixture of plot incorporating building footprints set against overall site areas. These densities 

are a guideline and are not fixed.

A high standard of design will be sought to ensure developments are visually attractive and • 

appropriate to the local context.  They will utilise materials of the highest quality and functionality 

to reinforce the local distinctiveness of existing prestigious buildings within the Silverstone 

Circuit. All development must demonstrate compliance with “Public Buildings Design Quality” 

principles established by CABE and other relevant design panels particularly for massing, height 

and proportion. CABE will be consulted at pre-application stage by potential developers and 

at subsequent application stage by the local planning authorities on the provision of key and 

significant buildings.

The form of buildings must reflect the cutting edge nature of the motorsport industry.  Buildings • 

should be of high quality in terms of external finishes – glazed and lightweight in image.  Building 
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design and plan should be simple, but with feature roof forms and cantilevered structures to 

express the engineering dynamism of the site. It is important to achieve a timeless quality within 

the overall impression of the Advanced Technology Park.

The use of innovative building materials will be encouraged and the use of high quality cladding • 

(either metal or glazed) will be preferred to masonry. Cladding will not be restricted to one 

colour but should be muted, preferably greys, silvers and whites. Bright colours will generally 

be considered unfavourably unless a special case dictates otherwise. It is essential that the 

buildings within the Advanced Technology Park express classic design, and are constructed of 

long lasting and low maintenance materials. Incorporation of materials and features that are a 

positive statement towards innovation and modern architecture will be preferred. They should 

affirm Silverstone’s position with regards to excellence in all arenas. 
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6.  Conclusion

6.1 In conclusion, securing a first class venue with an attractive environment for the top levels of 

motorsport has been at the forefront of this Brief. In addition it promotes the further development of the 

heart of a knowledge based employment motorsport cluster of regional and national importance. 

6.2 The wider development of Silverstone is key to the development of this vision. The range of 

the uses proposed will  secure,  protect and encourage the further development of Silverstone as a 

national sporting venue, a regional and national focus for knowledge based, highly skilled jobs, and 

the heart of the industry cluster known as “motorsport valley”, so vital to the national economy.

6.0 Conclusion
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Single Vision Masterplan

Exhibition and conference zone / F1 paddock area :
phase 2 2012-2018 onwards: 
Site area - 12.5 ha (125000 sqm)
Maximum built area- total:37175 sqm

Tech Park 
Phase 1 2009-2011
Site area  -22.8 ha in total (228000 sqm)
Maximum built area -55800 sqm

KEY
sqm = square meters
ha = hectares

Woodland C1: Outdoor pursuits 
5.3 ha (53000 sqm) 

Tech Park - built
5.8 ha in total (58000 sqm)

C1

G1

G2

Hotel / conference, boulevard and serviced 
apartments 
Site areas total 8.3 ha (83000 sqm)
Maximum built area 32,950sqm
Phase 1  2009-2012
H1:Site area 3.2 ha (32000 sqm)
Built area  - 9300 sqm 
Phase 2  2012-2018
H2: Site area 0.6 ha (6000 sqm)
Built area  9300 sqm
H3: Site area 4.5 ha (45000 sqm)
Built area  13950 sqm

Outside BRDC ownership
9.1 ha in total (91000 sqm)
E: 4.3 ha (43000 sqm)
F: 4.8 ha (48000 sqm)

E F 

H1 H2 
H3

Technical support services zone 
Site area 5.6 ha (56000 sqm)
Maximum built area
total:  11650 sqm

J

Business Park 
Site area 24.8 ha (248000 sqm)
Maximum built area - 125000 sqm

 K

The Silverstone Hub and Welcome Centre  with 
Grandstands: 
Phase 2 2012-2018:
Site area  - 4.7 ha (47000 sqm)
Maximum built floor area -32500 sqm

L

Manufacturer Test Centre: 
Site area 11.2 ha (112000 sqm)
Maximum built floor area,  on site - 4650 sqmM

Existing car parking
8.9 ha in total (89000 sqm)

O: 5.9 ha (59000 sqm)
N: 3 ha (30000 sqm)

7 ha (70000 sqm)

Existing 4 wheel drive / Country 
leisure pursuit area

N O  

P   

R1

9.2 ha (92000 sqm) no building
 Country leisure pursuit area

Q  

New corporate Hospitality
Site area  - 0.7 ha (7000 
sqm)

New Grandstands and Hospitality
1.4 ha (14000 sqm)

Education Campus 
Phase 2 2012-2018 onwards
Site area  - 13.6 ha  (136000 sqm)
Maximum built area - total:  37000 sqm

S

V

U

Sport and Leisure Complex 
Phase 2 2012-2018 onwards 
Site area - 8.2 ha in total (82000 sqm)
Maximum built area - 27900sqm

W  W1

X: Existing BRDC areas 
Phase 2 2012 - 2018
Site area 5.5 ha (55000 sqm)
Maximum built area -  7000 sqm

X

New pit and paddock location options 
Site area  - Opt A - 2.4 ha / Opt B - 2.5ha
Maximum built area - 23225 sqm

Y: New pit and paddock 
Site area  - 9.5 ha (Stowe circuit 
retained)   (95000 sqm)

Showroom manufacture display zone 
Phase 2 2012-2018 onwards
Site area  - 4.6 ha in total (46000 sqm)
Maximum built area - total: 18600 sqm

LPA boundaries
SNDC / AVDC

Development Brief Boundary
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Glossary of Terms 
Silverstone Development Framework 

 
 
NB The uses outlined are all subject to obtaining planning permission (except where already permitted). 
Building height/ storeys as noted in development brief. 
Zone 
 

Description Storey heights 
and massing 
 
 

Site coverage 
and density 

Employment 
numbers 

Indicative Phasing 
and timescale for the 
development 

      
C1 
Site area 
5.3 hectares / 
53000sqm 
 
Use class possible 
minor recreation D2.   

This is existing semi-mature mixed woodland. The area 
requires arboreal management to maintain and protect 
an ecologically rich and diverse habitat.  The build in this 
area will be incidental to use and provide welfare 
facilities. 

N/A if any buildings 
are located in this 
area – they will be 
minor structures for 
amenity – ie 
exercise and 
entertainment and 
built outside the 
woodland. The 
buildings are to be 
incidental to the 
use.  

N/a n/a Phase 1 – 2009-2011 

      

G1, G2 ( E and F) 
Site area 
37.7 hectares in total / 
377000sqm 
Maximum built area – 
55,800sqm 
Use Class 
Predominant B1/B2 
with elements of B8. 
 

The Tech Park is growing and the widening of the 
business community needs will be accommodated with 
developments for companies related to motorsport, high 
tech enterprises and other complementary uses. The 
natural gravitation of the global brand will ensure 
complementarities. Cutting edge technology linking in to 
education and other areas of specialist operational 
activities e.g. corporate hospitality, catering, exhibitions, 
conferencing, public relations, sports psychology etc. 
Building such as 3C Test – telemetry and research; Flex 
Tech Units. 
 
 
 
 
 

Mix of 2/3 storeys 
 

45% building 
coverage of 
the site.  
Overall 
development – 
G1 built  
 
 

Overall employment 
figures 450 – area of 
124sqm per employee 
gross area. This is 
due to the unique and 
diverse operations. 
 

Phase 1 2009-2011 
May be split into 
sections for the 
development of the site 
– 27900sqm and 
27900sqm with a total 
development built area 
of 55,800sqm 



H1, H2 and H3 
Site area 
8.3 hectares in total /  
83000sqm 
Built area 32950sqm 
 
 
Use Class C1 

A minimum of two hotels (three star and four star) one 
trackside and one on Dadford Road. A diverse offer of 
accommodation for both budget end and executive end. 
Trackside suites, a diverse range of restaurants and 
bars, creating a sense of arrival. Adjacent resort 
accommodation providing serviced executive 
apartments available on daily, weekly and monthly rates 
managed by the hotel – not long stay residential 
accommodation. (meeting accommodation requirements 
for longer term stays e.g. F1 Testing). 

4/5 storeys Feature 
height to be agreed 
in relation to the 
location of the hotel 
and the 
masterplan.  

450 beds 
overall   - 
Provision of 
200 car 
parking spaces 

Overall 200 
employees to support 
the Hotel operation. 

Phase 2  - 2012-2018 
The development of the 
hotels will be staggered 
due to the location of 
the sites. 
Anticipated  
H1 – 9300 sqm 
H2  - 9300 sqm 
H3 – 13950 sqm 

      
K 
Site area 
24.8 hectares / 
248000sqm 
Built area 
125,000 sqm 
 
Use Class 
Predominant B8/ 
With some B1/B2 

Business Park - Support space for production, technical 
and educational elements of the community of uses. 
This will include cutting edge logistics space with a 
strong sustainable green agenda and reference to 
carbon footprint for construction methods and 
deliverability. To be an exemplar of the Silverstone 
brand – leading the way. 

2-3 storeys. Main 
height in the centre 
of the site. Single 
storey warehouses 
supported by two or 
three storey offices. 
 

Up to 50% site 
coverage 
exclusive of 
landscape 
buffers. 
 

650 employees based 
upon B8 and high bay 
warehouses – 
190sqm per employee 
to gross area 

Maximum build  
2009-2011 125,000sqm 

      
L 
Site area 
4.7 hectares / 
47000sqm 
Maximum built floor 
area 
Total: 32500 sqm 
 
Use Class 
Predominantly D2/ 
with elements of 
B1/A1/A3 and 
showroom. 
 

The Silverstone Hub and Welcome Centre incorporating 
a range of complementary uses including grandstands, 
museum, ticket sales, merchandising, restaurants and 
bars. Referencing and networking with other leisure and 
trade retail areas and linking to hotels in order to create 
a community of uses – the Silverstone Gateway. The 
mix of uses to support Silverstone as a tourism portal for 
Buckinghamshire and Northamptonshire and linking with 
the educational offer, a careers centre and the other 
activities available to the whole family. 
 
 
 
 
 
 
 

Predominantly 4 
storeys 
 
 

Site Coverage 
75% 
 
 

500 based upon 
65sqm gross per 
employee 
 

Phase 2 – 2012-2018 
broken into two 
sections 16250sqm and 
16250sqm 
 



M 
Site area 
11.2 hectares / 
112000sqm 
 
Maximum built floor 
area 
4650 sqm    
 
Already consented 

State of the art, and unique to the UK, Porsche Driving 
Experience Centre. A dedicated test circuit capable of 
producing a variety of driving conditions in order to 
demonstrate and train Porsche owners on the 
capabilities of these cars. A Porsche Welcome Centre of 
some 30,000 square feet sits alongside the test circuit. 

2/3 Storeys Site coverage 
very low due to 
the extent of 
track facilities. 

30 employees Planning permission 
granted. Works already 
underway.  

      
U, Education 
Campus 
Site area 
13.6 hectares / 
136000sqm 
 
Maximum built area 
Total: 37000 sqm 
 
Use Class – 
Predominant D1 with 
some C2 

A new education campus to take advantage of the 
existing high tech motorsport cluster and motorsport 
activities already at Silverstone  to offer a full spectrum 
of educational offer across a broad range of specialisms 
and from vocational through to higher education. 
Accommodation for students to be provided on a 
dedicated campus. Buildings to sit into a defined 
landscape context to support and respond to the Stowe 
Historic landscape 

2/3 storeys Site coverage 
60% of the site 
area. Car 
parking and 
amenity areas 
adjacent to 
building 
footprint 
 

370 employees Phase 2 2012-2018 
Split into two phases 
the development – 
18500sqm and 
18500sqm with total of 
37,000sqm 

      
Q 
Site area 
9.2 hectares / 
92000sqm 
 
 
Use Class minor D2 

A country pursuits area incorporating additional camping 
facilities serving both Silverstone and families with a 
wider tourism agenda including Stowe House and 
historic landscaped gardens. Access to the public can 
be improved and sympathetic rural activities 
incorporated where appropriate e.g. nature trails, rope 
walks (Go Ape) picnic areas etc. Incidental built to 
support welfare facilities for the country pursuits 

If any buildings are 
located in this area 
– they will be minor 
structures for 
amenity – ie 
exercise and 
entertainment and 
built outside the 
woodland 
 
 
 
 
 
 
 
 

N/A 20 employees Phase 2 – but the 
landscape and the 
areas already in 
existence. 



R1 
Site area 
12.5 hectares / 
125000sqm 
 
Maximum built area 
Total: 37175 sqm 
 
Use Class D2 with 
limited areas of A3 

An indoor and outdoor exhibition area incorporating an 
external arena for open air events, concerts, corporate 
launches, banqueting, shows, auctions and uses 
complementary to the leisure industry – to be known as 
the Silverstone Arena. 

3/4 storeys 
 

Site coverage 
60% Building 
footprint 
 

413 employees based 
upon 90sqm per 
employee gross area. 
 

Phase 2 – 2012-2018 
split into two phases – 
13950sqm and 23225 
sqm with total building 
development of 
37175sqm 

      
W/W1 
Site area 
8.2 hectares in total / 
82000sqm 
 
Maximum built area 
Total:  27900 sqm 
 
Use Class D2 

Sport & Leisure Complex  
A broadening of the leisure activities to complement the 
“Silverstone Experience” and to appeal to new markets. 
Meeting the aspirations of the family e.g. baby karting, 
climbing walls, BMX and skateboard parks etc. 

If any buildings are 
located in this area 
– they will be 
structures for 
amenity – ie 
exercise, 
entertainment and 
leisure. Any 
activities will 
respect the existing 
landscape and tree 
belts. 

Site coverage 
of building 
35%. Site 
coverage low 
due to the 
external space 
and the 
requirements 
for amenity. 

150 employees based 
upon 186sqm gross 
area per employee. 

Phase 2 – 2012-2018 
split into phases – 
13950sqm and 
13950sqm with total 
built area 27900sqm 

      
E1 
Site are 4.6 hectares / 
46000sqm 
 
Maximum built area 
Total: 18600 sqm 
 
Use Class 
Predominantly sui 
generis showroom 
with small areas of 
A1/A3 
 
 
 
 
 

Mixed use manufacturer display zone – “a showcase for 
Silverstone”. Widened appeal for family entertainment 
and related trade showrooms. Generating tourism and 
high footfall linking to the bars, restaurants of hotel and 
new grandstands. 

3/4 storeys Site coverage 
60%  
 

140 employees based 
upon 132sqm per 
employee gross area. 

Phase 2 – 2012-2018 
split into phases – 
9300sqm and 9300 
sqm with total build 
area 18600sqm 



Circuit Facilities 
Option A / Option B 
 
Maximum built area 
enabling development: 
23225 sqm 
 
Use Class driver 
training and D1 

Broadening the business base and complementing 
development, the masterplan will include a new national 
karting centre, new two-wheel and four-wheel 
academies, driver training and road safety courses, 
vehicle testing and proving ground addressing priority 
government agenda for road safety, road use and 
energy sustainability. 

5 storeys overall. 
 

Typically low 
density site 
coverage due 
to operational 
requirements 
for extensive 
paddock 
facilities. 

Current staff levels 
maintained 
 

 
 

      
P 
Site area 
7 hectares 70000sqm 
 
Use driver training 

Four by four circuit – Existing use 
Retained within existing landscape structure. 

 No Building 
site coverage 

20 employees Existing use and no 
phasing 

      
J 
Site area 
5.6 hectares 
56000sqm 
 
Maximum built area 
Total: 11650 sqm 
 
Use Class 
Workshop, driver 
training, B1c/D1 

Technical Support Area, 
A purpose built facility to accommodate safety centre – 
for all drivers - Slide School Building - a purpose built 
indoor arena to accommodate virtually all motorcycle 
disciplines and create an all year round facility and 
advanced road riding skills facility. This includes 
disabled drivers. Building heights minimum of 2 storeys 

2 storeys Building site 
coverage – 
50% 
 

40 employees Existing use and 
operational to the site. 
11650sqm as part of 
the operational circuit 
improvements. 

      
X 
Site area 
5.5 hectares / 55000 
sqm 
Maximum built area 
Phase 1 7000 sqm 

BRDC Improvements 
This may include a permanent grandstand, additional 
hospitality facilities and improved camping facilities 

 By its nature 
low site 
coverage. 

10 employees Phase 2 2012-2018 
Max built area 7000sqm 

      
Total 
 

   2923 employees  

 Employees split  into phases   Phase 1 –  
450  employees 
Phase 2 –  
1823 employees 
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1.0 Planning Context

1.0      Planning Context

The information given below outlines those parts of policy and guidance considered to be of primary 

interest. Interested parties should acquaint themselves fully with the relevant documents, mentioned 

here or found elsewhere to satisfy themselves that they have a comprehensive understanding of 

the relevant planning guidance and policies.

1.1 National and Strategic Planning Context

The following Planning Policy Guidance Notes (PPGs) and Planning Policy Statements (PPSs) 

have been identified as relevant to development at Silverstone Circuit:

Government has published a series of Planning Policy Guidance Notes (PPGs), which provide the 

background to most aspects of the planning system.  These are currently being superseded by 

Planning Policy Statements (PPSs).  Development proposals at Silverstone must have regard to all 

relevant PPG and PPSs advice as noted in the Development Brief. Section 3.0 of the Brief refers 

to the details of the PPGs and PPSs in addition to the following:

1.1.2 PPS1: Creating Sustainable Communities

The statement sets out the Government’s high level policy objectives for planning and sets 

a framework for specific policies, concentrating in particular upon the principles of sustainable 

development, including climate change which is the subject of an annex to PPS1.

Further development will assist in meeting the four aims of sustainable development in the 

Governments strategy: A Better Quality of Life, a Strategy for Sustainable Development in the UK, 

as outlined at paragraph 1.1.3 of PPS1:

‘Maintenance of high and stable levels of economic growth and employment.

Social progress which recognises the needs of everyone.

Effective protection of the environment.

The prudent use of natural resources.’

PPS1 also recognises at paragraph 1.1.5 the need for planning authorities to have regard to the 

importance of encouraging industrial, commercial and retail development if the economy is to prosper 
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and provide for improved productivity, choice and competition, particularly when technological and 

other requirements of modern business are changing rapidly.  This Development Brief seeks to 

achieve this by providing guidance as to the uses and form of development appropriate at the 

site. 

1.1.3   PPG4: Industrial and Commercial Development and Small Firms (1992)

PPG 4 provides guidance in relation to government policy with regard to industrial and commercial 

development and small firms.

The guidance emphasises the need for development plans to take account of both the locational 

demands of business and wider environmental objectives.  In terms of locational factors, PPG4 

states at paragraph 9 that:

“Industry and commerce have always sought locational advantage in response to various external 

factors. These include: the demands of customers; access to raw materials and suppliers; links 

with other businesses; the workforce catchment area; and various transport considerations.”

Paragraph 10 of the guidance goes on to highlight that development plan policies must take account 

of these needs and at the same time seek to achieve wider objectives in the public interest.

However, PPG4 also recognises that it remains open to planning authorities to propose policies in 

development plans aimed at channelling particular types of business development into particular 

locations and that policies should provide for choice, flexibility and competition

The Silverstone site is located in a relatively rural location, however due to the niche employment 

market in relation to the motorsport and automotive industry which currently operates from the 

site due to the siting of the racing circuit, it is considered that there are considerable locational 

advantages for siting further employment development at the site, in particular the promotion of 

cluster development relating to this innovative industry.

1.1.4 Draft PPS4 - Guidance for Sustainable Economic Developement

Draft PPS4 sets out to ensure that planning authorities take into account the need of business to 

remain competitive and to factor in the benefits of economic development alongside environmental 

and social factors. Policy outcomes include building prosperous communities by improving 

economic performance. Desired objectives include a good range of sites and a good supply of 
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land, promotion of sustainable travel choices and high quality development and including high 

technology uses, tourism and higher education. Local planning authorities are to take account of 

the needs of rural areas and locational requirements.

1.1.5 PPS7: Sustainable Development in Rural Areas (2004)

PPS7 supersedes PPG7 and sets out the Government’s national policies in relation to country 

towns and villages, rural business and development and rural services, and the wider, largely 

undeveloped countryside.  The guidance states at paragraph 5 that: 

“Planning authorities should support a wide range of economic activity in rural areas. Taking account 

of regional priorities expressed in RSS, and in line with the policies in paragraphs 2 to 4 of PPS7 

local planning authorities should:

identify in LDDs suitable sites for future economic development, particularly in those rural areas i. 

where there is a need for employment creation and economic regeneration;

set out in LDDs their criteria for permitting economic development in different locations, including ii. 

the future expansion of business premises, to facilitate healthy and diverse economic activity 

in rural areas.”

With regard to tourism and l eisure, paragraph 34 states that planning authorities should recognise 

that tourism and leisure activities are vital to many economies.  It goes on to state that local 

planning authorities should, amongst other criteria: ‘recognise that in areas statutorily designated 

for their landscape, nature conservation or historic qualities, there will be scope for tourist and 

leisure related developments, subject to appropriate control over their number and location to 

protect environmental quality.’

The Silverstone site and specifically the racing circuit itself represent a significant tourism and 

leisure destination, particularly during the grand prix weekend and other large events.  The site 

is mostly excluded from statutorily designated areas and therefore represents an opportunity to 

further enhance the site’s potential to be a year round visitor destination whilst at the same time 

providing an opportunity to further develop the existing niche employment market in relation to the 

motorsport industry which is based at the site.
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1.1.6 Good Practice Guide for Tourism 

Government policy on tourism is set out in its Good Practice Guide for Tourism (which replaces 

PPG21 Tourism). It states that tourism in all its forms is of crucial importance to the economic, social 

and environmental well being of the whole country. Tourism can help the regeneration of urban and 

rural areas, be a catalyst for growth, provide job opportunities and expand recreation or sports 

facilities. It provides opportunities to support local services and facilities, to upgrade public services 

such as public transport, to diversify the rural economy and underpin the local environment.

The planning system can take a proactive role to ensure tourism can develop and thrive and that 

benefits are achieved in the most sustainable manner possible.

1.1.7 Sources of Guidance

Below are listed the sources of Government guidance that have been used in compiling this Brief. 

The list is not exhaustive and reference may be made to other guidance as appropriate.

PPS1 - Delivering Sustainable Development

PPG4 - Industrial, Commercial Development and Small Firms

Draft PPS4 – Guidance for Sustainable Economic Development

PPS7 - Sustainable Development in Rural Areas

PPS9 - Nature Conservation

PPS10 - Planning and Waste Management

PPS11 - Regional Spatial Strategies

PPS12 - Local Development Frameworks

PPG13 - Transport - Outlines the Governments drive to reduce the need to travel.

PPG15 - Planning and the Historic Environment

PPG16 - Archaeology and Planning

PPG17 - Planning for Open Space, Sport and Recreation
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Good Practice Guidance on Tourism (May 2006)

PPS22 - Renewable Energy (& Wind Energy and Planning)

PPS23 - Planning and Pollution Control

PPG24 - Planning and Noise

PPS25 - Development and Flood Risk

1.1.8   The White Paper on Enterprise, Skills and Innovation: 

Opportunity for all in a World of Change

In February 2001, the Department of Trade and Industry (DTI) and Department for Education and 

Employment (DfEE) jointly produced a White Paper entitled “Opportunity for all in a World of Change”.  

This paper cross refers to the Clusters Report “UK Business Clusters: A First Assessment” which 

identifies on a cluster map over 150 manufacturing and service clusters around the UK, including 

the established internationally significant motorsport cluster which exists within the South East / 

East Midlands.  The Government emphasises at paragraph 15 of the Executive Summary of the 

White Paper that it will: ‘promote the growth of successful clusters and with the assistance of the 

clusters map published by DTI ensure that Regional Development Agencies take the necessary 

steps to identify and encourage emerging clusters.’

Further development of Silverstone will contribute towards the growth of the motorsport cluster 

and enable Silverstone to continue and grow as the centre of excellence for the UK’s motorsport 

industry

1.2 Regional Context

East Midlands

1.2.1 RSS 8: Regional Spatial Strategy for East Midlands (March 2005)

The Regional Spatial Strategy for the East Midlands (RSS8) replaced the Regional Planning 

Guidance 8 (RPG8) and provides a broad development strategy for the East Midlands up to 

2021. It identifies the scale and distribution of provision for new development and priorities for the 

environment, transport, infrastructure, economic development, agriculture, energy, minerals and 

waste treatment and disposal.
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The Spatial Strategy also outlines regional priorities for both urban and rural communities and identifies 

the need for linkages with counties within other regions of England and internationally.  Pertinent to 

this Development Brief are the economic linkages in motorsport between Northamptonshire within 

the East Midlands and Oxfordshire.

Policy 1 of the Core Strategy states the Regional Core Objectives which includes the need to 

promote economic prosperity, employment opportunities and regional competitiveness.  

Policy 3 within the Spatial Strategy identifies the sustainability criteria in orde r to assess the 

suitability of land for development.  The criteria includes: 

the likelihood that the site can be viably developed, taking into account the availability of 1. 

resources (both public and private); and

the suitability of sites for mixed use development and the contribution that development might 2. 

make to strengthening local communities.

In relation to sports and recreation, Policy 32 identifies the regional priorities for sport and recreation.  

Where appropriate, local authorities should also work across administrative borders to ensure that 

identified need is met in the most effective manner.

1.2.2 Emerging East Midlands Regional Plan

The core strategy envisages a vibrant and competitive economy with increased productivity, quality 

learning and skills, innovative business improvements in physical infrastructure and sustainable 

patterns of development. 

Policy 1 seeks improved economic prosperity with good quality land to support economic activity 

and accessibility through public transport.

Policy 20 asks local authorities to ensure that there is an adequate supply of good quality employment 

land.

Policy 24 indicates that potential for tourist growth maximising economic benefit should be 

identified. 

Policy 26 sets out that cultural heritage should be protected.
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1.2.3 Destination 2010 – Regional Economic Strategy for the East Midlands 2003-2010

The East Midlands Development Agency (EMDA) has prepared a regional strategy outlining the 

general principles to be taken into account when considering the future development of the region’s 

economy.  The strategy highlights the success of the cluster development programme, targeted at 

niche sectors that have the potential for further growth, such as high performance engineering (with 

the focus on motorsport and aerospace).  Given the existing employment uses at Silverstone, it is 

considered that the site is best placed to accommodate growth within this sector of the employment 

market.

The strategy also emphasises that tourism has tremendous potential to contribute to the growth of 

the regional economy.  However, it is acknowledged that this must be balanced with the need to 

protect the quality of environment upon which it depends for its success, particularly in rural areas.  

As emphasised previously this issue is given specific consideration throughout this Development 

Brief. Sport is also acknowledged to be a key driver of the local economy, with ‘more than 25,000 

people in the region being employed in jobs that are directly related to sport growth of over 300% 

in the last decade.’  EMDA specifically recognise Silverstone as an international sporting venue. 

South East

1.2.4 RPG9: Regional Planning Guidance for the South East (2001)

RPG for the South East acknowledges that the success of the area has been based on an economic 

structure, which has a strong representation in a range of high-tech industries and a clustering of 

important economic activities. These businesses add value to the economy and are important in 

sustaining the competitiveness of the economy generally. Economic development strategies for this 

area should build on its economic strengths, particularly the high skill levels and knowledge base, 

to ensure that the economy continues to grow in a sustainable way with the minimum additional 

pressure on limited labour or land resources. 

To this extent, Policy RE9 states: ‘High value-added activities should be actively encouraged, 

including the grouped location of such activities in business clusters where this is economically 

beneficial and environmentally acceptable.’

Additionally, RPG9 predicts that tourism and culture, including major sporting events, will be major 

growth sectors.  Policy E6 requires that opportunities should be provided for leisure and recreation 
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and access to the countryside.  This includes a maximization of the use and positive benefits of 

sport, leisure, recreation and cultural attractions.  Silverstone offers the potential to make the best 

use of an existing site.

Through the planned development of the Silverstone site, it is considered that a new business 

cluster can be created that provides cutting edge research and development facilities and a 

showcase for British engineering excellence, automotive design and technological advancement 

without detriment to the surrounding area.

1.2.5 Milton Keynes and South Midlands, Sub-Regional Strategy

The Sub-Regional Strategy forms part of the regional policy basis for the preparation of statutory 

Local Development Documents by the local planning authorities within the sub-region.

Accordingly, the purposes of the Sub-Regional Strategy are:

To provide strategic guidance on the scale, location and timing of development and • 

associated employment, transport, and other infrastructure to 2021 and the necessary delivery 

mechanisms;

To provide a longer-term perspective for the subregion to 2031 in the form of uncommitted • 

planning assumptions subject to later review.

One of the key characteristics identified within the Sub-Regional Strategy is the need to diversify the 

sub-region’s local economies and attract new economic sectors and grow local and Sub-Regional 

clusters. This should include higher value knowledge-based activities and there is a need to raise 

the skills of the local workforce to meet these opportunities.

1.2.6 The South East Plan:  The Regional Spatial Strategy for the South East (Draft 2006)

The Draft South East Plan was submitted to Government on 31 March 2006, following over two 

years of intensive work by the Regional Assembly with local authorities and stakeholders. The 

Plan provides a framework for the region for the next 20 years to 2026. It brings together policies 

for development with other policies and programs that influence the nature of places and how 

they function, including those governing health, social issues, the economy, culture, skills and the 

environment.
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The Milton Keynes and Aylesbury Vale area of the South East Region form part of the wider Milton 

Keynes and South Midlands Growth Area, which is planned to accommodate development in key 

urban centres throughout the Plan period. A critical challenge will be to ensure that economic 

growth and employment increase in line with population.

1.2.7 The Regional Economic Strategy for South East England 2002-2012

The Regional Economic Strategy for the South East, prepared by the South East England Regional 

Assembly (SEERA) seeks to achieve the South East’s aim that by 2012 the region will be recognised 

by all as one of the world’s 15 top performing regional economies.  This success, it is envisaged, 

will be based upon a dynamic, diverse and knowledge-based economy that excels in innovation 

and turning ideas into wealth creating enterprise. 

In order to achieve this SEERA state that there is a need to develop strategies to create and 

sustain globally competitive sectors and clusters.  Key sectors identified include the advanced 

engineering (including automotive) industry and the leisure and tourism industries.  In addition, 

tourism is identified within the strategy as a major contributor to the regional economy, which is 

expected to grow in forthcoming years.

Silverstone is considered to have a central role to play in achieving SEERA’s aims, as a showcase 

for the promotion and development of the automotive, leisure and tourism industries due its current 

position at the centre of the acknowledged motorsport cluster. 

1.3 Local Context

1.3.1 Northamptonshire County Structure Plan (Adopted 2001)

Reference should be made to saved Policy T3 which requires that development will only be 

permitted where the local planning authority is satisfied that transport requirements and access 

needs are met.

1.3.2 Buckinghamshire County Structure Plan (Adopted 1996)

The Buckinghamshire County Structure Plan 1991 – 2011 was approved in March 1996. Saved 

policy TR1A is relevant to the Development Brief: - 

TR1A: Traffic in Towns and Villages 
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In seeking to restrain future levels of traffic growth in the county, and to promote more environmentally 

sustainable travel, the County Council will implement measures to reduce growth in the length 

and number of motorised journeys; encourage alternative means of travel, which will have less 

environmental impact than the private car; and reduce reliance on the private car. The measures to 

be implemented will include: 

In towns:

The restraint of traffic in town centres and residential areas through the introduction of demand 

management and traffic calming measures and the provision of additional traffic-free areas, together 

with footpaths and cycleways into town centres and across towns; 

The implementation of an integrated policy for town centre on-street and off-street parking throughout 

the County; 

The improvement of public transport access through towns and into town centres particularly 

through bus priority measures, park and ride schemes, and passenger information systems, but 

also by reducing road congestion; 

In towns and villages: 

The management of heavy goods vehicle traffic and parking, to minimise environmental damage; 

Essential junction and road improvement schemes 

The reduction of traffic speed to a level commensurate with the type of road, safety requirements 

and the local environment by the implementation of traffic calming principles; 

Development Control policies to be advised by the District Councils in Local Plans following the 

principles set out in the appendix to this Plan. 

1.3.3 South Northamptonshire Local Plan (Adopted October 1997)

The following is a summary of the Local Plan policies that are saved whilst the transition is made 

from the old Local Plan system to the new form of Local Development Frameworks:
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POLICY G3

Planning permission will normally be granted where the development:

is compatible in terms of type, scale, siting, design and materials with the existing character of a. 

the locality;

Possesses a satisfactory means of access and provides adequate parking, servicing and turning b. 

facilities, including for the disabled;

does not result in the loss of undeveloped land which in the opinion of the local planning authority c. 

is of particular significance to the form and character of the settlement;

will not unacceptably harm the amenities of any neighbouring properties;d. 

is neither of a hazardous nature nor likely to cause problems of pollution, noise, vibration, smell, e. 

smoke, discharge or fumes;

does not unduly affect the existing or proposed transportation network;f. 

can be provided with access to the necessary infrastructure and public services without causing g. 

unacceptable visual intrusion into the surrounding landscape;

does not result in the irreversible loss of the best and most versatile agricultural land;h. 

is sympathetic to the quality and character of any building listed as being of special architectural i. 

or historic importance or its setting; does not harm the character, appearance or setting of a 

conservation area;

will not adversely affect sites of nature conservation value or sites of geological, geomorphological j. 

or archaeological importance;

Incorporates suitable landscape treatment as an integral part of the planning of the k. 

development;

provides for satisfactory foul and surface water drainage;l. 

is not on or in proximity to land containing known mineral resources, or, if known resources   m. 

exist, 
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without first considering the need to safeguard these resources.n. 

is, where appropriate, accessible by public transport.o. 

has full regard to the needs of security and crime preventionp. 

All proposals for development will be considered in the light of this policy.

POLICY EV7

In the special landscape areas planning permission will only be granted for development which will 

not have a detrimental impact on their character and appearance. Particular attention must be paid 

to design, materials, siting of buildings and the use of land.

POLICY EV8 

In order to prevent the coalescence of settlements the council will not permit development which 

would significantly intrude into the following Local Gaps as shown on the Proposals Maps:

between Northampton Borough boundary and the nearby villages and hamlets of Harpole, a. 

Kislingbury, Rothersthorpe, Courteenhall, Milton Malsor, Preston Deanery, Little Houghton and 

Cogenhoe;

between the Cherwell District boundary and Chacombe, Middleton Cheney, and Warkworth;b. 

at Silverstone between the main village and Cattle End and between the village and the A43 c. 

Bypass/Silverstone Circuit

POLICY EV21

Development proposals will be expected to retain wherever possible, or failing that to replace, 

trees, hedgerows, ponds or other landscape features where they make an important contribution 

to the character of the area.

POLICY EV24

Planning permission will only be granted for development where it will not lead to the loss of, or 

cause significant harm to, regionally important geological and geomorphological sites and county 

wildlife sites. Where development is permitted the retention and protection and enhancement of 

such sites may be secured through planning conditions or obligations.
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PROPOSAL RE1

Planning permission will be granted for an appropriate industrial and commercial development or 

redevelopment in the following locations in the manner specified in Chapter 13:

… (I) Silverstone Circuit, Silverstone.

PROPOSAL RRC2

Planning permission will be granted for appropriate recreation and tourism related developments, 

where necessary linked with infrastructure improvements, in the following locations in the manner 

specified in Chapter 13.

… (G) Silverstone Circuit, Silverstone.

1.3.4 Aylesbury Vale District Local Plan (Adopted January 2004)

POLICY GP38

Applications for new development schemes should include landscaping proposals designed to 

help buildings fit in with and complement their surroundings, and conserve existing natural and 

other features of value as far as possible.

Hard landscaping should incorporate materials appropriate to the character of the locality. New 

planting should be with predominantly native species. Conditions will be attached to relevant 

planning permissions to require the submission of landscaping schemes and implementation of 

the approved arrangements.

POLICY GP39

In considering applications for development affecting trees or hedges, the Council will:

require a survey of the site and the trees and hedges concerned;a. 

serve tree preservation orders to protect trees with public amenity value; andb. 

impose conditions on planning permissions to ensure the retention or replacement of trees c. 

and hedgerows of amenity, landscape or wildlife importance, and their protection during 

construction.
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POLICY GP40

In dealing with planning proposals the Council will oppose the loss of trees, particularly native 

Black Poplars, and hedgerows of amenity, landscape or wildlife value.

POLICY GP60

Development proposals within or affecting a Park or Garden of Special Historic Interest should take 

full account of the area’s historic and landscape significance. The Council will resist proposals that 

do not protect the distinctive characteristics of such Parks and Gardens.

POLICY GP84

In considering applications for development affecting a public right of way the Council will have 

regard to the convenience, amenity and public enjoyment of the route and the desirability of its 

retention or improvement for users, including people with disabilities. Planning conditions will be 

imposed on planning permissions, or planning obligations sought to enhance public rights of way 

retained within development schemes.

Where it is proposed to stop up or divert a public right of way to enable development to take place, 

permission will only be granted where there is an existing suitable alternative route, or provision is 

so made.

POLICY RA8

The Proposals Map defines Areas of Attractive Landscape, identified in the County Structure Plan, 

and Local Landscape Areas, defined by the District Council, which have particular landscape 

features and qualities that are considered appropriate for particular protection.

Development proposals in these areas should respect their landscape character.  Development 

that adversely affects this character will not be permitted, unless appropriate mitigation measures 

can be secured.

Where permission is granted the Council will imposed conditions or seek planning obligations to 

ensure the mitigation of any harm caused to the landscape interest.
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Policy RA.30 

The Council endorses the improvement of motorsport and spectator facilities within the defined 

area of Silverstone Motor Racing Circuit.

Proposals for new development, including leisure and recreational activities complementary to the 

main motorsport use, should have particular regard to:

the need to avoid serious additional disturbance to those who live in the area;a. 

the need to protect the rural and visual character of the countryside adjacent to the circuit;b. 

the need to avoid traffic increases and traffic routing unsuited to rural roads in the locality; andc. 

the archaeological significance of Luffield Priory.d. 

Policy RA.31 

Within the defined area of Silverstone Employment Area, subject to other relevant policies of the 

Local Plan, permission will only be granted for the redevelopment and extension of existing premises 

and the construction of new premises, for purposes directly connected with the motorsport industry, 

including related research and development.
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2.0 Planning Obligations and Section 106 Agreements

As with any development proposal of the scale proposed at Silverstone, a number of obligations will 

be imposed on the development by the Local Planning Authority to ensure that proper funding and 

management arrangements are in place to secure public infrastructure, minimise environmental 

impact and ensure development secures maximum benefit. Developers should engage with the 

LPA’s at the earliest opportunity to enable Heads of Terms agreements to be drawn up as part of 

the pre-application consultation. 

It is recognised that the development proposals identified in the Brief will require Section 106 

agreements between the local planning authorities and developers/landowners to ensure that 

appropriate planning benefits are secured. In the case of Silverstone, the obligations will cover the 

following requirements:

Strategy for addressing car parking displaced from development sites

Fire and rescue service and police requirements 

Phasing 

Funding

Transport: 

Transport Public 

Highway works

Travel Plan 

Off-site highway works (including Dadford Road South improvements and restrictions)

Junction works

Landscaping /Ecology/EA Requirements  

Open Space

Public Art

2.0 Appendix Document - 

Planning Obligations & Section 106 Agreements
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Archaeology

Ecology

Design coding – signage strategy, parking arrangements, scale & architecture of building, 

landscaping & resolve sub-area zones.

Sustainability Standards – BREEM Excellent (or equivalent)

Sustainable Drainage Systems
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3.0 Planning Applications

It should be borne in mind that the Development Brief does not grant planning permission, it acts as 

a guide indicating the considered views of the local planning authorities which will be considerations 

when planning applications come forward. At the time the applications are considered the matters of 

landscaping, including structure planting, the impacts of B8 development, the linkage of employment 

to motorsport and traffic impacts should be issues requiring specific consideration.

Although comprehensive the Development Brief cannot cover all issues which might arise when 

planning applications are made for areas covered by the Brief. The Brief refers to planning documents 

which have been used in its compilation. These should not be treated as a comprehensive list, nor 

should the policies specifically referred to be treated as the solely relevant policies. Consulting other 

planning documents relevant to the area is recommended. In some cases Environment Impact 

Assessment may be required.

Issues that may require closer consideration include: 

promoting innovative sustainable climate mitigation and adaptation techniques;• 

specific measures to reduce waste generation; • 

diversifying the type of economic activities and training facilities to ensure jobs and training are • 

relevant to the local population,

maintenance of soft landscaping by using ecologically sound management methods.• 

cross-boundary considerations between the two local authority areas.• 

off-site mitigation to facilitate development.• 

In cases where there may be conflict between the Development Brief and its supporting technical 

reports the Brief will take precedence. Any technical aspects or issues not covered in the technical 

reports will be assessed at the time of the relevant planning application.

It should be borne in mind that reference will most probably be made to planning guidance and 

other documents published later than the Development Brief when proposed development is under 

consideration.

3.0 Appendix Document  - Planning Applications
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4.0 List of consultees

The following is a list of the main statutory consultees that have been party to the preparation of 

the Draft Development Brief:

Environment Agency

Natural England

English Heritage

National Trust

Highways Agency

Buckinghamshire County Council

Northamptonshire County Council

Garden History Society

Civil Aviation Authority

Northamptonshire Primary Care Trust

The local councils provided advice on landscape, heritage and environmental health (air, noise, 

contaminated land) issues.

A full list of consultees is included in the Report on Consultation.

4.0 Appendix Document  - List of consultees
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5.0 Technical Reports

A series of technical reference documents are available. These documents present the findings of 
various studies undertaken on the site - 

Landscape and Visual Effects Review   002-WX23000-WXR-06

Ecology Surveys      003-WX23000-WXR-06

Cultural Heritage      005-WX23000-STR-05

Hydrology       004-WX23000-WXR-05

Phase 1 Desk Study Report   006-WX23000-WXR-05

Air Quality and Noise     007-WX23000-NHR-05

Transport Advice      020-WX23000-NER-05

Sustainability Appraisal     026-WX23000-WXR-02

It should be borne in mind that reference will most probably be made to planning guidance and 
other documents published later than the Development Brief when proposed development is under 
consideration.

5.0 Appendix Document  - Reference Documents
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6.0 Appendix Document - Contact Details

cube_design

Unit 12 Headlands Business Park

Salisbury Road

Ringwood 

Hampshire

BH 24 3PB

Hyder Consulting ( UK) Ltd

5th Floor, The Pithay

All Saints Street

Bristol

BS1 2NL

South Northamptonshire District Council

Springfields

Towcester

Northamptonshire

NN12 6AE

Aylesbury Vale District Council

66 High Street

Aylesbury

Buckinghamshire

HP20 1SD


