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Introduction

1.1.1 This supporting document explains the approach taken to identifying those parts of
the city that would contribute most to growth and regeneration.
1.1.2 The Ripon development limit introduced in the 2001 Harrogate District Local Plan is
addressed also in this document.

2
2.1

National Planning Policy
National Planning Policy Framework 2012

2.1.1 The NPPF gives strong emphasis to the role of communities in shaping their
environments. It seeks to:
2.1.2 Para. 17
“...proactively drive and support sustainable economic development to
deliver the homes, business and industrial units, infrastructure and
thriving local places that the country needs...to always seek to secure
high quality design and a good standard of amenity for all existing and
future occupants of land and buildings...to take account of the different
roles and characters of different areas...[and to ] and to encourage the
effective use of land by re-using land that has been previously developed
(brownfield land), provided that it is not of high environmental
value...promote mixed use developments, encouraging multiple benefits
from the use of land in urban and rural areas, recognising that some open
land can perform many functions (such as for wildlife, recreation, flood
risk mitigation, carbon storage, or food production)...”.
2.1.3 All new development is required to:
Para. 58
“...function well and to add to the overall quality of the area...establish a
strong sense of place [and] to respond to local character and history, and
reflect the identity of local surroundings...”.
Para. 17
The 12 Core Planning Principles
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Para. 70.
“...To deliver the social, recreational and cultural services the community needs
planning policies...should...guard against the unnecessary loss of valued facilities
and services, particularly where this would reduce the community's ability to meet
its day-to-day needs...”.
Para. 74.
“...Existing open space, sport and recreational buildings and land,
including playing fields should not be built on unless:
an assessment has been undertaken which has clearly shown the open
space, buildings or land to be surplus to requirements; or
the loss resulting from the proposed development would be replaced by
equivalent 9or better provision in terms of quantity and quality in a
suitable location; or
• the development is for alternative sports and recreational
provision, the needs for which clearly outweigh the loss...”.
2.2

Planning Practice Guidance 2014

2.2.1 To ensure compliance with the NPPF, there are 40 topics for which there are Planning
Practice Guidance (PPG) to provide more detail to promote good practice in the
planning system. Further guidance in relation to the aforementioned NPPF
paragraphs are available from:
PPG ID 8: Housing and economic development needs assessments
Published: March 2015 by Department for Communities and Local Government
Green Infrastructure Ref ID 8 – 027-2160211
Para. 028
“...Green Infrastructure is important to the delivery of high quality
sustainable development...”.
Para. 030
“...Green Infrastructure can help to deliver a variety of planning policies
including:
Building a strong competitive economy...delivering a wide choice of high
quality homes...”.
2.2.2 Conserving and enhancing the historic environment Ref ID 18a -001-20140306
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Para. 003
“...conservation is an active process of maintenance and managing
change. It requires a flexible and thoughtful approach to get the best out
of assets...”.
Para. 004
“...local planning authorities should identify specific opportunities within
their area for the conservation and enhancement of heritage assets..."
Para. 006
“...the inclusion of information about non-designated assets in Local Plans
can be helpful, as can the identification of areas of potential for the
discovery of non-designated heritage assets with archaeological
interest...”.

3
3.1

Local Plan and Supplementary Planning Documents
Harrogate District Local Plan (Augmented Composite - July 2009)

3.1.1 This plan is significant for this document because of the relevant policies 'saved' by
Direction in 2007:
Policy HD11 – Townscape and Environmental Improvement
“...The following areas are identified on the proposals map as townscape
and environmental improvements areas. Within these areas priority will
be given to their visual improvement through refurbishment or
redevelopment or environmental works as appropriate...[Ripon]...Hutton
Bank...North Road/Princess Road/Magdalens Road...”
Policy R10 – River Ure and Ouse Navigation
Policy HD 11 – Townscape and Environmental Improvement
Policy HD12 – Amenity Open Space
Policy R1 – Existing Recreational Open Space
Policy R12 – Sport and Recreation in the Countryside
3.2

Harrogate District Core Strategy – February 2009
Policy SG1 – Settlement Growth – Housing Distribution
Policy SG2 – Settlement Growth – Hierarchy & Limits
Policy JB1 – Supporting the Harrogate District Economy
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Policy JB3 – Land for Jobs & Businesses
Policy TRA1 – Accessibility
Policy C1 – Inclusive Communities
3.3

Harrogate Borough Council – Heritage Management SPD – November 2014

3.3.1 Chapter 3 of the SPD deals with 'Local Distinctiveness'. In describing how even within
the same settlement local character and distinctiveness can vary the SPD states:
Para. 3.21.
“...Ripon is an excellent example. Its medieval core is made up of tightly
packed, narrow plots with tall frontage buildings and a lack of tree and
green open spaces with the dominating presence of the Minster. There is
a broad range of building materials, style and ages. To the north. Beyond
the medieval city, buildings are set back from the street and there are
more spaces between buildings, a more residential character with the
large scale Victorian villas and terraces dominating. Further north, the
industrial area around the site of the former railway station is reminiscent
of a small mill town with long terraces along fairly straight, narrow
streets. The houses are of a fairly consistent design and appearance,
though many of the historic industrial and railway buildings have been
lost. While these different parts of the city share some common features,
there are also significant differences in the character that any new
development would have to take into account if these places are to retain
a consistent, harmonious character and appearance...”.
3.3.2 Chapter 5 of the document sets out criteria for identifying non-designated heritage
assets. It acknowledges that:
Para.5.4.
“...There are a large number of buildings, structure and historic features
within the Harrogate District which, while not statutorily protected, are
considered to be heritage assets of architectural, historic, archaeological
or artistic interest...the council considers that a number of these nondesignated heritage assets merit a degree of recognition and are worthy
of conservation for the benefit of future generations...”.
3.4

Harrogate Borough Council – Green Infrastructure SPD – November 2014

3.4.1 Para. 3.2. outlines the importance and benefits of green infrastructure including:
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“...Improving the setting and quality of place. Using the natural
environment to create high quality living and recreational environments
can help to increase land and property values and stimulate further
economic investment. A high quality natural environment can inspire
higher productivity amongst the workforce. Green Infrastructure can help
improve the tourism 'offer' by improving setting, functionality and
accessibility of key destinations...”.
3.4.2 This review identifies a green infrastructure opportunity in the city around 'Ripon
Canal and Skell Riverside'. It notes that:
“...The Skell is joined by the Laver to the west of Ripon and flows through
the urban area just south of the city centre, parallel to the Ripon Canal
and on to its confluence with the Ure to the east of the city. Despite the
river being heavily canalised through the city centre, the banks are well
treed with wide verges along much of the length of the northern banks
which forms a significant wildlife corridor and green way reaching into
the heart of the urban area. Recent works undertaken by the Environment
Agency to replace Alma Weir have served to soften this section of the
river...
The canal is fed from the Skell...the terminal basin is situated a few
hundred metres south of the Cathedral and this is an exciting opportunity
to improve the visitor experience and proposals could seek to connect
areas by the canal and riverside to the historic core of the city...The canal
basin was redeveloped in the 1980s but there are current opportunities
for environmental improvements in this area...There are opportunities to
enhance the canal and river crossings and their particular characteristics
that contribute to the historic and cultural distinctiveness of Ripon's
medieval industries such as milling and tanning, which are clustered near
the Skell in Waterskellgate, Skellgate and across the river in Bondgate.
There are several disused mills that have contributed to the small scale
river industry in the past that could be put back into beneficial use...
A waterfront area with linear park could be designed as a gateway
providing opportunities to establish wider linkages from the edge of the
city to the east eventually linking with the River Ure corridor...This linear
park could significantly improve pedestrian connections whilst enhancing
the conservation, recreation and biodiversity value of the area.
Environmental improvements to traffic routes leading to the canal and
riverside areas could also provide an opportunity for enhancement...”.
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3.4.3 The document also identifies a green infrastructure opportunity in, the 'River Ure
Corridor North of Ripon'. It states:
“...the open grazing land on each side of the River Ure provides the
setting for Ure Bank Terrace, a detached Victorian suburb, associated
with the former railway station. Parts of the riverside are owned by
Harrogate Borough Council and there may be opportunity for wetland
enhancement and grassland improvement. There is also scope to provide
better connection between the caravan/camping site at Ure Bank with
the centre of the city and the potential to re-create a circular footpath
around the riverside and the disused railway...
Further towards the city, open fields and paddocks (including a SINC at
Little Studley) provide open relief amongst the road frontage
development. Previous flooding in Ripon led to the construction of a flood
alleviation scheme involving embankments at North Bridge. There are
further opportunities along the river corridor associated with the flood
mitigation measures and the disused railway (and with land left
undeveloped because of gypsum hollows) that could be explored
including tree planting, the creation of wildlife corridors, and habitat
creation...”.
3.4.4 Chapter 8 of this document identifies green infrastructure opportunities within the
District's urban environments. It states in paras. 8.3. and 8.4:
“...The majority of opportunities within the main urban areas (Harrogate,
Knaresborough and Ripon) are focussed on the need to strengthen links
between town/city centre and the open countryside for access and
biodiversity, to improve the setting of key tourist attractions and heritage
assets, improve shopping and business environments and help to attract
more inward investment...Applications for development within Harrogate,
Knaresborough and Ripon will be expected to contribute to the delivery of
the opportunities identified within this section...”
3.4.5 One of the identified green infrastructure corridors in Ripon runs down the western
perimetre of the Barracks site on the existing sport grounds and then turns in an
easterly direction through the remaining sports pitches on a line parallel to
Clotherholme Road before heading south to the River Laver corridor. The recreation
grounds are shown as existing open green space.
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Harrogate District Sites & Policies DPD “Outdoor Sports Provision: An Assessment
for Harrogate, Knaresborough and Ripon”, May 2013

3.5.1 In addressing the shortfall of outdoor sports pitch provision in the City highlighted in
the Outdoor Sports Strategy Report (April 2013, Neil Allen Associates), the emerging
Local Plan response was to try to identify additional sites. The Sites & Policies DPD
noted:
“...Unfortunately, however it has not been possible to identify sites that
are both suitable and deliverable...Furthermore there may be
opportunities to resolves these issues through the Ripon Neighbourhood
Plan and/or when further information is available on the scale of the land
opportunities created by the closure of Ripon Barracks...”.
3.6

Harrogate District Draft Local Plan, November 2016

3.6.1 This document was published for public consultation. It includes draft policies that in
due course could have a bearing on topics addressed in this chapter, notably (but not
exclusively):
EC1: Protection and Enhancement of Existing Employment Areas
HP2: Heritage Assets
HP3: Local Distinctiveness
GS1: Providing New Homes and Jobs
GS3: Development Limits
GS6: Sustainable Development
NE4: Landscape Character
NE5: Green Infrastructure

4
4.1

Ripon Vision and Objectives
Extract from Vision
Ripon itself will be seen as a city of urban villages. These will guide the
character of development and be reflected in the inevitable changes that
arise from the city's changing military role.
New Development will balance the desire to retain local distinctiveness
whilst displaying the best of contemporary architectural innovation.
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Relevant Objectives
This section of the Plan contributes to the following objectives:
5. To contribute to meeting the need for new homes by:
• allocating sites for new open market homes and new affordable homes
• anticipating the opportunity for using windfall sites for new housing
6. To facilitate the regeneration of Ripon by:
• designating mixed use areas
• providing a strategic basis for the redevelopment of the military estate
including the requirement for master planning a new urban village. This will
be characterised by sustainable energy, the provision of workspace,
affordable and market housing, recreation, education and community
facilities (including retail as appropriate), transport networks (including
walking and cycling networks, local bus services and highways) and a high
quality environment and public realm.

5
5.1

Reports and information from public, practitioner and industry bodies
“Neighbourhood Planning and the Historic Environment” 2014 (Appendix B.a)

5.1.1 This contains advice for community groups to consider their local heritage and
historic environment's role in neighbourhood planning. It stresses that:
“...It is often a place's heritage that makes it special. That distinctiveness
not only gives local people a sense of belonging or identity and a feeling
of pride in a place, but it can help attract investment to an area. Heritage
can also be a powerful tool for delivering regeneration and providing
space for business, community facilities and other activities...”.
“...Including heritage in your Neighbourhood Plan can help protect those
areas which are valued locally and ensure that they remain in productive
use where appropriate. It may help to ensure that potential new
development is properly integrated with what is already there and does
not result in the loss of local distinctiveness. It can also identify
opportunities for improvement and the challenges that will need to be
faced...It encourages sensitive development of historic buildings and
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places that can invigorate an area, stimulating
entrepreneurship, tourism and employment...”.

investment,

5.1.2 Historic England recommend that communities should survey neighbourhoods using
“Placecheck” to articulate what they want preserved or changed.
5.1.3 The document advises that all policies included in the Neighbourhood Plan should be
based on sound evidence and that information as to how a place has developed is
often a key element. It advocates carrying out a “Placecheck” on individual areas.
5.2

Yorkshire & Humberside Association of Civic Societies – Buildings at Risk Project
2013 (Appendix B.b)

5.2.1 This project worked with civic groups in Yorkshire and Humberside to produce a list of
18 buildings which had been identified as being “at risk”. The buildings did not have
to be listed or in a conservation area, they just had to be important to a local
community. The only building in Ripon to appear in this study is the grade II listed
former Maltings at Ure Bank. The entry states:
“...The Maltings is the largest single building apart from the cathedral in
Ripon. Reuse is possible...”. It also notes that an application for total
demolition in January 2012 was refused by Harrogate Borough Council.
5.3

York, North Yorkshire & East Riding LEP – Strategic Economic Plan, January 2014

5.3.1 The Plan outlines five core activities which the LEP will focus on. The first of these is:
“Strategic Investments in the A1/A19 corridor – Through the central part
of our area we have a growth corridor consisting of the A1(M)/A19 and
East Coast Mainline...It is an area with excellent connectivity and with
real growth opportunities where future investment in high quality
infrastructure is essential to enable growth. However it is not without its
challenges...where areas such as ...Ripon face significant loses [in public
sector employment] we need to overcome the infrastructure barriers
faced by businesses and investors to ensure this area meets its growth
potential and that opportunities are maximised...”
5.3.2 It identifies Ripon as a main settlement within the A1/A19 corridor local economic
area and in relation to Claro and Deverell states:
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“...In Ripon, the closure of the Royal Engineers barracks will have
economic shockwaves, but it also opens up new opportunities for growth
in the town...”.
5.4

Sport England – Planning for Sport, Aims & Objectives

5.4.1 Sport England promotes a planned approach to the provision of facilities and
opportunities to participate in sport. It does this through three objectives which seek
to protect existing facilities, enhance the quality, accessibility and management of
existing facilities and by providing new facilities to meet demand.
Objective 1 is to prevent the loss of sports facilities and land along with
access to natural resources used for sport.
Objective 2 is to ensure that the best use is made of existing facilities in
order to maintain and provide greater opportunities for participation and
to ensure that facilities are sustainable.
Objective 3 to ensure that new sports facilities are planned for and
provided in a positive and integrated way and that opportunities for new
facilities are identified to meet current and future demands for sporting
participation.
5.5

National Mapping Programme, Historic England - “Yorkshire Henges and their
Environs Air Photo Mapping Project” (Alison Deegan, March 2013) (Appendix B.c)

5.5.1 This report is part of Historic England's National Mapping Programme which aims to
generate a comprehensive record of the archaeology which is visible on air
photographs for the whole of England.
5.5.2 The project boundary was the River Swale to the north and east, stretching south to
Boroughbridge whilst also taking in parts of the Rivers Ure and Nidd and their
tributaries.
5.5.3 Part of the project focused on the historic “Ripon Camp”:
“...The Ripon camp provided accommodation for over 5000 personnel at a
time before their dispatch to the continent and for some, on their
return...Almost all the structural remains appear to have been removed
by the mid-1940s, but the earthwork remains of ranks of hut platforms,
trackways and roads, parade grounds and other features are visible on
photos taken in 1955...this project has recorded remains of complex and
multi-phase training areas along the banks of the River Laver, close to
Claro and Deverell Barracks...A remarkable survival from this time is the
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“mock-up” of front line trench defences constructed at Clotherholme
Farm. These were probably built as a training facility for the outwardbound troops stationed at Ripon. The network of crenellated trenches and
walkways and more hut platforms appear to survive as earthworks on
recent air photos. Overall most of the First World war military landscapes
appear to have been leveled by ploughing or subsumed into a later
military context but the air photo evidence suggests that some pockets
survive as earthworks and detailed analysis of the ASCII LiDAR data
and/or field investigations may help establish others. Where good survival
is confirmed some features may warrant consideration for scheduling... ”.
5.6

Ripon Civic Society – Application for Spot-Listing – Deverell Barracks WW1 Wooden
Huts (Appendix B.d)

5.6.1 This application seeks to gain statutory protection for a group of wooden huts at the
Deverell Barracks. It puts forward the case that this range of buildings are the only
part of the World War I army camp to survive and are important reminders of the
architecture and history of the site. It was unsuccessful.

6
6.1

Harrogate Borough Council reports and commissioned evidence
Harrogate Borough Council - “Ripon Conservation Area Character Appraisal” 2009
“...Within the City are a variety of landscapes and cityscapes of differing
character...”. Chapter 6 of the appraisal “...looks at the Conservation Area
in more detail by defining a number of distinct sub-areas. Each of these
has its own character and together they provide the unique 'sense of
place' of Ripon”.

6.1.1 The Bondgate area of the city lies within sub-area C – The River Skell west: Riverside,
Bondgate, Waterside and the Canal. It identifies Nos. 17a-23 Bondgate Green within
the category of important unlisted buildings noting:
“...it is one of several highly detailed terraces built around 1900 and
which are a feature of the Conservation Area...”.
6.1.2 The Ure Bank Regeneration Area lies within sub-area C – The Victorian Suburbs. It
describes the area as,
“...an isolated mid to late nineteenth century development (which) grew
up around the railway station at Ure Bank with maltings in the mid
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century being followed by long rows of housing, including the pedimented
Ure Bank Terrace...”
6.2

Harrogate Borough Council – Employment Land Review 2015

6.2.1 This review was carried out by Atkins on behalf of Harrogate Borough Council. It lists
the “Bondgate Regeneration Area” as an existing employment site (Site 25) and notes
that the area has scope for change which:
'...would require major redevelopment...” and that it is “...currently being
marketed as a mixed use scheme...”
6.2.2 It also examined key vacant pieces of land within the district and identified the
Maltings at Ure Bank as a parcel of potential B-class development land which was
suitable for employment land. It highlighted that:
'...part of the site was under utilised and occupied with a building (Grade
II listed) which could limit potential for any development on the site...”
6.3

Harrogate District Local Plan – Visitor Accommodation Study Nov. 2015

6.3.1 Detailed analysis of this document can be found in the evidence chapter relating to
the economy and Policy D.2. Protection and Provision of Hotels
6.4

Closure of Claro Barracks – Review of Economic Implications, Final Report – January
2014 (Genecon)

6.4.1 This detailed report was commissioned by Harrogate Borough Council. At the time of
commissioning the MOD had indicated that it was only looking at disposing of Claro
Barracks, retaining Deverell for military purposes. The report assessed the whole site
breaking it down into three main areas: Claro Barracks, Deverell Barracks and the
Claro Technical Area. It examined the development opportunities and constraints and
suggested a series of strategic responses and “next steps” which should be taken.
Deverell Barracks
“Deverell Barracks is the most logical parcel of land to be released for
redevelopment given that this is the location of the oldest building stock
and this site is physically adjacent to the built up area of Ripon. The
strengths and opportunities of the Deverell site from development of the
Deverell site from a development perspective included:
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Regular shaped site with readily identifiable boundaries comprising
Kirkby rad and Chatham Road and the existing housing on Lark Lane
and Tarbard Avenue.
The potential to access the site from various points along Chatham
Road and Tarbard Avenue and disperse traffic both down
Clotherholme Road and/or Kirkby Road, subject to discussions with the
local highway authority.
The existing built up area is entirely within the existing Development
Limits and there are no conflicting boundaries.
Adjacent high value residential along Lark Lane making this an
attractive residential development site.
If brought forward as a residential development site the Council would
benefit from a significant contribution towards the housing and
affordable housing targets.
Potential to formalise the sports grounds to the south for substantial
public open space and therefore increase the development capacity of
the main Deverell site.
Given the proximity to existing residential dwellings, it may be possible
to develop a small local centre to better service the site and the
existing population. This could comprise (say) a basket shopping
convenience store, small unit shops, family pub and any public uses
(e.g. health centre) – subject to demand at the time.
The weaknesses and constraints of the Deverell site from development
perspective include:
The site is constrained by highways capacity through Ripon CIty
Centre.
Access to the main A61 road network is only via the City Centre making
this a less attractive location for commercial development (office, light
industrial, distribution) than sites on the east of Ripon (e.g. Melmerby).
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Claro Barracks
The strengths and opportunities of the Claro Barracks site from a
development perspective include:
A major redevelopment opportunity substantially (but not entirely)
within the Development Limits of Ripon.
The potential to access the site from various points along Chatham
Road and directly onto Kirkby Road and therefore disperse traffic down
both Clotherholme Road and/or Kirkby Road, subject to discussions
with the local highway authority.

If brought forward as a residential development site, the Council would
benefit from a significant contribution towards housing growth and
affordable housing targets.
Potential to formalise the sports grounds to the south and the assault
course to the north for public use/public open space and therefore
increase the development capacity of the main Claro site.
There are a number of existing buildings that could be retained for
alternative (community) uses such as the gymnasium and squash
courts.
The weaknesses and constraints of the Claro Barracks site from a
development perspective include:
The site is constrained by highways capacity through Ripon City Centre.
Access to the main A61 road network is only via the City Centre making
this a less attractive location for commercial development (office, light
industrial, distribution) than sites on the east of Ripon (e.g. Melmerby)
Claro Technical Area is the least logical parcel of land to be released for
redevelopment (in isolation) given that it is the furthest from the existing
built-up area of Ripon and currently is accessed through the main Claro
Barracks site. The strengths and opportunities of the Claro Technical Area
site from a development perspective include:
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Substantial site with the potential to create its own “identity” as a
development scheme given that it is separated from the main built-up
area of Ripon by Claro and Deverell Barracks.
Substantially (but not entirely) within the Development Limits of Ripon.
Located on the extreme periphery of Ripon with substantial views
across the open countryside
Comprises some very serviceable modern workshop and garage units
which could be very cost effectively reused for local/managed
workspace units servicing the local market in Ripon and its hinterland.
Such workspace is unlikely to be deliverable commercially by the
private sector and therefore these facilities are an important
opportunity for accommodating small business growth in Ripon.
If brought forward as a residential development site the Council would
benefit from a significant contribution towards the housing and
affordable housing targets.
Potential to formalise the sports grounds to the south for public
use/public open space and therefore increase the development
capacity of the main Claro site.
The weaknesses and constraints of the Claro Technical Area site from a
development perspective include:
The site is constrained by highways capacity through Ripon City Centre.
Access to the main A61 road network is only via the City centre making
this a less attractive location for commercial development (office, light
industrial, distribution) than sites on the east of Ripon (e.g. Melmerby).
6.4.2 The report also reviewed the skills provision within the city and come to the following
conclusion:
“...Ripon has a significantly lower proportion of its residents qualified to
NVQ Level 4 or above (degree level) when compared to average
proportions across the Borough, LEP Area and England. The greatest
deficit in the proportion of high skills occurs between Ripon and the
Borough – with 25.1% of residents in Ripon qualified to NVQ Level 4 or
above compared to 34.1% of residents in the Borough...The supply of
workforce skills limit Ripon's potential to attract high growth sectors...”.
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6.4.3 The report concludes:
“... Residential development is likely to be the key use and value generator
for this site...the western location of the site does present challenges in
term of other uses, predominantly due to issues relating to access and
prominence...the potential for the redevelopment of the site to contribute
to local economic growth potential should be recognised and any future
master plan should place emphasis on maximising such economic
contribution. Growing Ripon's business base should be prioritised. The
opportunity created by the vacated workshop space at Claro Technical
Area to support local SME growth should be fully exploited, balancing the
need for a sustainable planning outcome for the site...”.

7
7.1

Ripon City Plan Reports & Studies
Ripon City Plan - “Vision & Objectives” Drop In Session - December 2013

7.1.1 This session was held to gauge feedback from the publication of the “Visions and
Objectives” document. A drop-in session was held in the Town Hall during which as
well as discussing and inviting comments from individual and community groups we
asked the questions:
• Which “neighbourhood” do you see yourself living in?
• What are the main characteristics of your “neighbourhood” i.e.
residential, green space etc?
• Can you define its boundaries?
7.1.2 We wanted to see if there was a strong sense of belonging to a neighbourhood in
specific geographic locations within the city. The result was that apart from a fiercely
proud acknowledgment of being a Riponian there was very little sense that belonging
to an individual neighourhood was more important. Distinct areas of the city were
clearly identifiable for example: Clotherhome, Lead Lane, the Market Place and the
Spa Gardens. However perhaps not unsurprisingly for a settlement of the size of
Ripon people identified with the whole, rather than smaller neighbourhoods.
7.2

Ripon City Plan – Response to HBC Sites & Policies DPD on Employment Land

7.2.1 Work carried out in response to this consultation resulted in a thorough review of all
those sites put forward for employment. It became clear that in some cases the City
Plan differed from the proposed use of allocations. For example, in Bondgate Green
the traditional allocation of solely employment land usage was not taking into
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account the attractive riverside location, the high usage of public footpaths, the
existing mixed land use including historically for housing or the close proximity of the
area to the cathedral and the city centre. This led to the Draft City Plan taking a more
“mixed use” approach in some areas of the city where distinct differences in the
physical and historic built environment were creating specific locations with a “sense
of place”.
7.3

Ripon City Plan – Focus Group Meeting – April 2014

7.3.1 This explored the four options which were developed in response to all the
consultations and discussions which had been held up to that point. The four options
were:
• Ripon Regulated,
• Ripon Refreshed,
• Ripon Renaissance, and
• Ripon Repositioned
7.3.2 The feedback from the meeting was very positive to the creation of 4 city centre
quarters and in particular the need for interconnectivity between them. It also
reflected a very strong interest in 2 “gateway entry zones” into the city at Bondgate
Green and Ure Bank/North Bridge. Here there was a feeling that the areas were
“tired” in appearance and had great potential to provide a more dynamic and
welcoming entrance to the city for visitors and residents.
7.3.3 Perhaps the greatest outcome that evening was a unanimous and clear message that
residents and businesses were concerned about the recent MoD decision to dispose
of all or part of the Ripon Barracks. (Statement issued by MoD 4th March 2013) The
overwhelming feeling was that the city should be ready for any decision that the MoD
might “spring” upon it. The focus group gave the City Plan a clear steer that there
should be a planning brief/blueprint which would assess strategic infrastructure
needs and look at the development potential of the site for the benefit of the city.
This was seen as key element of the Draft City Plan.
7.4

Placecheck Assessments (App B.e)

7.4.1 Following advice from Historic England, 'Placecheck' assessments were carried out for
the three regeneration areas: Bondgate Green, Ure Bank and Clotherholme Village.
They can be found in Appendix B.e
7.4.2 The formal recognition of potential undesignated heritage assets (e.g. Station Hotel
and Ure Bank Terrace) should be included in a possible complementary project.

Page 17

Ripon City Plan Submission Draft - B

7.5

Growth and Regenerating the City

Ripon City Plan – Supporting Document: Providing New Homes

7.5.1 This chapter discusses the potential for housing supply in the Bondgate Green
Regeneration Area which may arise from the redevelopment of vacant property and
land.
7.6

Ripon City Plan – Development Limit Review (App B.f)

7.6.1 HDLP2001 contained a development limit for Ripon. This was drawn around the city’s
built up area. A revision to this boundary was proposed in the SPDPD that tightened
it and that similarly the plan should address this too. The purpose of the boundary
was accepted for plan preparation, but it was recognised that any revision should be
aware of its impact upon potential city growth and its relationship to other emerging
policies including Special Landscape Areas, protected open space and Regeneration
Areas. It would be necessary as well to take recent development and planning
permission into account.
7.6.2 A review was carried out of the full HDLP2001 boundary (except for the two short
lengths in adjoining parishes at Kirkby Road and the Ripon bypass). This review has led
to proposing the amendment of the limit in several places in order to reflect new
development, planning permission granted, regeneration areas and previous
anomalies.
7.6.3 The Draft Local Plan published for consultation in November 2016 contains a
development limit. The strategic basis for including this element in the Plan is
confirmed.
7.7

Ripon City Plan – Preliminary Draft Consultation Responses

7.7.1 “...The re-development of the barracks site in Clotherholme is clearly the biggest
challenge facing the city...” so wrote one respondent to the Preliminary Draft Plan.
The overwhelming response to this section was the recognition that although it was
sad to lose the military presence in the city this was a defining moment. The vacating
of the barracks site is seen as a great opportunity for Ripon and unsurprisingly a
multitude of proposed uses were suggested. However, several common themes could
be identified.
7.7.2 Firstly, the need to think big and produce a master plan. For example: “...A bold
strategy is required to turn this rather soulless area into something far more
attractive and vibrant...”, “...an initiative should now be embarked upon with the
support of the MoD, English Heritage, Environment Agency, NYCC, RCC and HBC to
create a master development plan...” and “...the urban village idea is very welcomed”.
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7.7.3 Secondly the need to upgrade and improve the highways network. Comments
included: “...the re-opening of Chatham Road is a proposal that I feel would make a
key part of improvement to Ripon and should be discussed with the MoD as any
remodelling of the barracks...” and “...it would be a tremendous asset to Ripon to reopen Chatham Road and the military highway to Galphay Lane to relieve the traffic to
the west of Ripon...”.
7.7.4 Finally, there was a very clear majority of respondents who favoured a mixed-used
development of the site. Comments such as: “...Housing and industrial at
Clotherholme would provide the houses needed and small businesses too...”, “...more
thoughts about creating educational/technology and units...” and “...the barracks
have great sports fields – maybe look into specialising in some sport to encourage
hosting major sporting events in the future?”
7.8

Ripon City Plan - Mallorie Park Drive / Studley Road

7.8.1 Early consideration of the SHLAA 2013 revealed that Ripon Football Club was seeking
to relocate from its Mallorie Park Drive site. Any move was to be enabled by the sale
for housing of the sports pitches. Discussion with the adjoining Ripon Rugby Club
revealed that it was oversubscribed across age groups and was seeking larger
premises.
7.8.2 Further discussion took place with NYCC, as the Highway Authority, following which it
became apparent that there could be benefits for traffic movement on the west of
the city by the inclusion of a connecting highway between Studley Road and Mallorie
Park Drive should redevelopment take place. Three radial roads converge on the
western edge of the city centre which draw through traffic into the confined highways
of the historic city centre. The construction of Marshall Way (opened in 2009) has
improved access to the new west of Market Place retail development but this was not
accompanied by an improvement at Firby Lane (between Park Road and Mallorie Park
Drive) as originally conceived.
7.8.3 The Plan has no competence regarding highway and traffic matters, but it became
clear also that the investigation of a one-way arrangement on Park Road and
Blossomgate could usefully address traffic congestion and road safety to the west of
the city centre.
7.8.4 In response to whether there was a reasonable potential for housing at this location
further consideration of the sites was included in the Plan’s intention at the time to
allocate housing sites. It was realised from work on pedestrian accessibility to the city
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centre that the sites could be supported for housing. Furthermore, this could usefully
be for a range of housing provision including social, sheltered and extra-care
dwellings.
7.8.5 Despite objections to the proposal it was considered important to include a policy
protecting the highway potential as an integral component of development of either
site.
7.8.6 It has not been possible to test the impact of such highway even though a traffic
model has been built for testing prospective Local Plan allocations. This was
regrettable.

8
8.1

Analysis and Commentary
Introduction

8.1.1 In a city the size of Ripon it is perhaps not surprising that the sense of being a
“Riponian” is stronger than that of belonging to a specific neighbourhood. However,
that does not mean that certain areas of the city do not have specific characteristics
and this is most clearly shown in the differences in the historic built environment and
landscape.
8.1.2 A complementary perspective is revealed by the appraisal of Ripon’s employment
areas carried out at the start of plan preparation. This showed that the Bondgate
Green and Ure Bank areas, whilst containing significant employment and business
premises also contained substantial vacant and underused premises. Additionally,
Bondgate Green contain the important environmental assets of the river Skell and the
canal. Both Bondgate Green and Ure Bank contain substantial residential parts that
make them already mixed-use areas. Furthermore, Bondgate Green falls partly within
accessible walking distance of the city centre.
8.1.3 The first announcement in March 2013 of the closure of Claro barracks was received
not only for the concern about its economic impacts as well recognition that a
substantial area of land and property would become available. The use and
integration of this area with the city in a comprehensive manner was a challenge to
the preparation of the Plan.
8.1.4 The Harrogate District Heritage Management Guidance SPD and Policy HD11 of the
Harrogate District Local Plan – Augmented Composite 2009, encouraged the Draft
City Plan to reconsider the previously identified townscape and environmental
improvement areas. Many fell within the City Centre Quarters; some however did not
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namely those identified in Policy HD11 as Hutton Bank and North Road/Princess
Road/Magdalens Road. Preliminary work in assessing areas of “local distinctiveness”
led, in addition to these two areas, to the inclusion of the Bondgate
Green/Boroughbridge Road area. The uncertainty and opportunity of the future of
Ripon Barracks and its particular location on the north west fringe of the city meant
this needed to be added. Once these three locally distinctive areas were fully
identified a “Placecheck Assessment”, as advocated by Historic England, was carried
out. The result of this work was the promotion of three regeneration areas: Ure Bank,
Bondgate Green and Clotherholme.
8.1.5 The Focus Group Meeting in April 2014 discussed the three proposed regeneration
areas and there was a wide-spread recognition that these distinct areas could, as the
justification for Policy HD11 states, “...be subject to change with a consequent
improvement in their character and appearance and quality in addition to any
economic benefits realised...”.
8.1.6 The strong affinity and support for “gateway entry zones” into the city and the
recognition that they could be revitalised through mixed development has led the
Draft City Plan to designate the Bondgate Green and Ure Bank Regeneration Areas.
During the Preliminary Draft Plan consultation exercise, almost all of those who
responded supported the proposal to identify and promote policies concerning the
three named regeneration areas.
8.1.7 One of the most dominant themes in the whole consultation process has been the
question of Ripon Barracks. For much of the time since the inception of the Plan the
fate of the barracks has been uncertain. However, in January 2016 the Government
formally announced that the land at Claro and Deverell Barracks had been declared
surplus to MoD requirements and that it would be sold. The most consistent
response, in all the city plan consultation exercises, has been that Ripon must have a
say in what happens to this site. The Draft City Plan notes that due to the difficult and
somewhat detached geographical location of the barracks, on the north-west side of
city, that this area would be best dealt with by classifying it as an urban village –
“Clotherholme” within the plan.
8.1.8 The Draft City Plan seeks to promote sustainable “urban villages” through the policy
of regeneration areas. The comprehensive and integrated development of these
areas follows many of the core principles of the NPPF. Accordingly, policies B1, B2, B3
and B4 identify several areas outside the city centre, where there is scope for change
and sustainable development. The areas are locally distinctive and offer the
opportunity for regeneration while respecting their existing characters. In order for
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these “urban villages” to deliver the greatest benefit for the city it will be necessary to
plan their development in a comprehensive way through individual master plans.
8.2

Appraisal of Bondgate Green

8.2.1 Straddling the B6265 this area of the city brings together the historic canal with the
River Skell corridor. The canal opened in 1767 and terminates at the basin located
between Canal Road and Bondgate Green. During the eighteenth and particularly the
nineteenth century this area of the city witnessed industrial development on both
sides of the Skell. A mixture of mills, sawmills, timber yards, varnish/paint works and
even a laundry were established. Alongside this industrial development there is a mix
of residential housing; some individual buildings around the canal basin are listed.
Others such as the later terraces along the Skell are unlisted but contribute to the
character of the Ripon City Conservation Area and are as such potential undesignated
heritage assets.
8.2.2 The continuous footpaths along the River Skell and the Canal provide access routes
out into the countryside to the east and west of the city. Despite improvement works
to the canal basin in the 1980s and the major enhancement scheme to the footpaths
and general landscaping of the river corridor undertaken in 1999-2000 there are
many opportunities to improve this area.
8.2.3 At present several of the larger industrial sites are vacant seeking new uses. Taking a
lead from the Harrogate District Local Plan 2001 (Augmented Composite 2009) Policy
HD11 the City Plan analysed employment land designations within the context of
“townscape and environmental improvement areas”. The Bondgate Green area of the
Ripon City Conservation Area was identified early on. When looked at in conjunction
with the Harrogate Borough Council Green Infrastructure Supplementary Planning
Document 2014 it became clear that this locally distinctive area of the city offered
great potential for more than solely employment land.
8.2.4 During all the City Plan consultation events very positive feedback was received to the
idea of a Bondgate Regeneration Area. Support for regeneration here has not only
come from residents local to the immediate area but from the wider city community
who regard the River Skell corridor as an important leisure and wildlife asset. Indeed,
it is interesting to note that the Atkins Employment Land Review has chosen to
replicate the idea and boundary advocated within the Preliminary Draft Plan.
8.2.5 During consultation stages, the close proximity to the Cathedral and the city centre
was seen as a great advantage and there was overwhelming support for a hotel being
located “within” the city rather than on the periphery of the bypass. One response
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said of the proposal “...as a resident of an adjoining site I fully support this. This is
potentially a fine site, lying as it does between the River Skell and the canal. It is
wasted as warehouses...”.
8.2.6 Policy No. 14 of the Draft City Plan seeks to allocate new sites for hotel development
within the city. Two criteria were seen as essential in looking for potential sites:
accessibility to main roads and proximity to the city centre in order to access the
cultural, retail and leisure opportunities. Bondgate Green sits adjacent to the area
identified as the housing windfall circle, which represents a 10 minute walking
distance from the Market Place at the heart of the city. It also lies along the B6265
just as it enters the city from the A61 bypass, one of the main routes in and out of the
city and the main route through the city west to the World Heritage Site at Studley
Royal and Fountains Abbey and east towards the Ripon Racecourse. Proximity to the
Cathedral Quarter and the highly attractive riverside location make this an ideal site
for a new hotel; one which can benefit both visitors and residents alike with the
potential to provide large spaces for cultural/musical events.
8.2.7

A further very positive response to the proposal was a discussion session held with
some of the Sixth Form at Ripon Grammar School. This group felt that Bondgate
Green might provide the opportunity for a mixed use neighbourhood which
promoted high quality modern design elements which would update the historic and
cultural distinctiveness of the area. They thought such regeneration and renewal
would provide an attractive location which could be aimed at a younger generation of
the city.

8.2.8 The potential environmental enhancements are recognised as being of benefit not
just to this specific area but to the city-wide River Skell corridor. The creation of a
“linear park” linking the urban waterfront to the semi-natural wetlands of the River
Ure/Ripon Canal could significantly improve pedestrian connections whilst enhancing
the conservation, recreation and biodiversity value of the area.
8.2.9 This suggests a policy therefore which seeks to reuse and redevelop vacant sites and
premises within Bondgate Green with a mix of housing, business and cultural uses set
within an improved environment. A master plan is important to show how new
buildings could create pleasant places and ensure that the presence of the river is
taken into account to minimise flood risk. As this area offers a high degree of
connectivity with the city centre and the cathedral precinct via pedestrian links, the
substantial modern vacant warehouse buildings could be a good location for an hotel
as well as providing cultural and arts spaces.
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Appraisal of Ure Bank

8.3.1 Situated on the northern fringe of the city this is an area bounded by the River Ure to
the NW and the A61 to the east.
8.3.2 In 1848 with the opening of the Leeds & Thirsk Railway, Ripon Station was built at Ure
Bank. This led to a mixture of mid to late nineteenth century residential and industrial
development centred near the railway. Since the closure of the railway in 1969, the
former station building has been converted into housing and much of the railway yard
and associated buildings have been adapted into industrial and employment units.
The proximity to the A61 and the link to the A1 and routes to Harrogate continue to
make this an attractive location for business and employment.
8.3.3 Open grazing land and the River Ure provide an attractive setting for the long terrace
of housing situated at Ure Bank and although unlisted some are included in the city
conservation area. North Bridge is one of the city's historic entry points and
traditionally is see as “the gateway to the Dales”.
8.3.4 Hutton Bank and North Road/Princess Road/Magdalens Road was identified in Policy
HD11 of the Harrogate District Plan 2001 (Augmented 2009) as a “townscape and
environmental improvement” area. Ure Bank is described an “...area... reminiscent of
a small mill town...” within the Harrogate District Heritage Management Guide SPD.
Much of the area lies within the Ripon City Conservation Area. As well as containing
the listed North Bridge and the “’at risk’ former Maltings, it also contains a number of
undesignated heritage assets: The Station Hotel, Ure Bank Terrace and several
buildings which relate to the industrial archaeology of the former railway including
the former Goods Shed.
8.3.5 The Harrogate Borough Council Green Infrastructure SPD highlights the possible
opportunities for wetland enhancement and grassland improvement around the
water meadows. It also suggests that there may be scope for better connectivity
between the city centre and Ure Bank through the creation of a circular footpath.
8.3.6 The Harrogate Borough Council Employment Land Review highlights that much of the
development, particularly that of the industrial and employment units in the area has
been piecemeal. As a consequence, land use is under utilised and the former Maltings
is vacant. The fact that the Maltings is a listed building has been seen as potentially
limiting development at this site. The NPPF is clear in para. 126. that “...heritage
assets are an irreplaceable resource...” it also notes “...the desirability of sustaining
and enhancing the significance of heritage assets and putting them to viable uses
consistent with their conservation...”. The refusal in 2012 of Harrogate Borough
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Council to grant listed building consent for total demolition is also an important
factor.
8.3.7 The responses from the Preliminary Draft Plan stage were very positive towards the
idea of a Ure Bank Regeneration area. Described by one resident as “...a real pot
potpourri of mixed businesses...” this area was seen as a valuable site for light
industrial units containing smaller units for smaller businesses. Many commented that
it was an ideal site for “start-up” companies which would then move on to larger
premises. The successful re-use of the listed former Maltings was seen as a key factor
in potential regeneration of this area, as indeed to a slightly lesser extent was the
feeling of the need for a new access road onto the A61. A large number of responses
noted the sensitive landscape setting of the area, highlighting the need to keep units
to a small scale and trying to make them fit into the existing urban streetscape and to
be aware of the potential problems of over intensive and dominant building forms
and light pollution. One response noted, “...the visual impact of any development as
you leave the city across North bridge will need to be adequately addressed...”.
8.3.8 The potential for environmental enhancements, particularly around the listed North
Bridge and the water meadows was strongly supported. In addition, there is scope to
improve and enhance the existing canoe and kayak touring provision on the water
meadows at North Bridge, currently underused, as outlined in policy R12 of the
Harrogate District Local Plan – February 2001 (Augmented Composite 2009).
8.3.9 The response from Harrogate Borough Council saw merit in extending the area to
include the former auction mart site, accordingly the Draft Plan sees the area
extended. A number of responses suggested that all or part of the former auction
mart site should be given over to open green space. Accordingly, part of the site is
identified as designated local green space in Policy No. 61.
8.3.10 Although much of this site is highly unstable and recently experienced Ripon's latest
“sinkhole” it is thought that the part of the site fronting onto North Street would be
suitable for some development and the “gateway” location would be suitable for an
hotel. In seeking to identify potential sites for hotel allocation the City Plan has been
mindful of two main criteria: accessibility to main roads and proximity to the city
centre. The former Station Hotel site fronts onto the A6108/North Road itself situated
close to the A61 bypass. Located close to the historic North Bridge and the attractive
water meadows this side of the city is one of the main routes into and out of the
Dales via the road network to Masham. The site is adjacent to the “windfall housing
circle” which denotes a 10 minute walking zone into the city centre. While not a large
site it does offer the potential for niche accommodation fronting directly onto the
2014 Tour de France route with cycling a dynamic and increasing recreational sector.
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In addition, it lies close to water sports activities on the River Ure and riverside
footpaths. In March 2016 Harrogate Borough Council refused planning permission to
demolish the former Station Hotel. One of the reasons for doing so was: “...the
unjustified loss of a non-designated heritage fails to conserve or enhance the
character and appearance of the Conservation Area...”.
8.3.11 This suggests a policy which seeks to promote and encourage Ure Bank as a business
location and to investigate the provision of alternative highway access through a
feasibility study. This an area where designated and un-designated heritage assets
could be a powerful tool for the delivery of regeneration. Environmental
improvements both north and south of the River Ure, including North Bridge and the
former Auction Mart Site would bring considerable benefits to this part of the city and
would significantly enhance the city's reputation of being the gateway to the Dales.
8.4

Appraisal of Clotherholme

8.4.1 Situated on the north west edge of Ripon, adjacent to open countryside and close to,
but not within, the Studley Royal and Fountains Abbey World Heritage Site Buffer
Zone is the Ministry of Defence estate. The 63.75 hectares of the site is comprised of
Claro and Deverell Barracks, the Claro Technical Area and land to the south of
Clotherholme Road situated within Laver Banks Technical Area. Approximately 12.65
hectares of the site are playing fields. The Barracks are 1.2 miles from the city centre
and are accessed by the Clotherholme and Kirkby Roads which then feed into the city
centre network.
8.4.2 The present military estate is all that remains of the much larger “Ripon Camp”.
Founded by Lord Kitchener in December 1914, this was once the largest military camp
in the country with an estimated 350,000 troops passing through it during World War
I. One of many soldiers to pass through was the poet Wilfred Owen and the influence
of Ripon can be seen in some of his later works. At the end of the war it was also a
major demobilisation and P.O.W. centre.
8.4.3 In 1940 the School of Military Engineering was evacuated from Chatham and Deverell
Barracks was built in late 1940 to accommodate it. It was in Ripon, particularly
Clotherholme, that Sir Donald Bailey carried out much of the development and testing
of his famous “Bailey Bridge”. The School remained in Ripon until 1949 when the
close relationship which had developed between the Engineers and the City was
recognised with the Corps of Royal Engineers being given the freedom of the city.
8.4.4 There are a number of undesignated heritage assets within the Clotherholme locale.
Of particular importance is the rare survival of a “mock-up” front line trench
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constructed for training purposes in World War One just prior to the Battle of the
Somme. Other undesignated heritage assets such as WWI wooden huts and later
WWII engineering barrack buildings and evidence of bridge testing projects may exist.
A number of the roads have particular significance being named after servicemen
killed in action and places important to the Corps of Royal Engineers.
8.4.5 The estate is a mixture of modern service accommodation with ancillary buildings as
well as welfare, health and sports facilities. The technical area contains modern
engineering workshops, garages and stores. The site is bisected by the north-south
running Chatham Road, an attractive tree lined boulevard.
8.4.6 The fate of the Barracks site is perhaps the most widely discussed element of the City
Plan. While it is true that the initial response to the proposed closure was one of
dismay, as the economic impact has been understood to be marginal, the city has
begun to see the potential redevelopment of the site as an opportunity. There is a
very strong desire for the city to have a central role in deciding the size, scale and
diversity of any development.
8.4.7 The geographical location of the barracks site, on the far north-western boundary of
the city adjacent to open countryside and near but not within the Studley Royal and
Fountains Abbey World Heritage Site Buffer Zone, is an important consideration.
Identified as an area through which several green infrastructure corridors pass and
containing part of the proposed enlarged Special Landscape Area designation of the
Draft City Plan, it is essential that these areas of open space, woodland and
biodiversity are protected and enhanced. The landscape setting of Clotherholme
Village Regeneration area must be subject to a management plan for the
maintenance, conservation and enhancement of woodland, open land and riparian
environments.
8.4.8 Clearly proposals for a large proportion of the site to be allocated for a mix of market
and affordable housing may be forthcoming, owing to the expectations of the MoD.
However, the western location of the site will present severe challenges in terms of
accessibility as it is constrained by a highway network limited to two roads:
Clotherholme and Kirkby Roads – both of which feed into the city centre before
exiting. (See Policy G.1.). This challenge will be an issue at the construction phase as
well as when any developments are completed. The responses to the Preliminary
Draft Plan welcomed the suggestion to re-open Chatham Road and to open and adopt
the existing the military highway to Galphay Lane and the junction with the
B6265/Studley Road. Discussions have been held with NYCC Highways Department;
traffic modelling will be an early and vital requirement of any master planning
exercise to allow for a detailed exploration of all pertinent issues.
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8.4.9 Policy F.3. addresses the deficit, in terms of quantity and quality of outdoor sports
provision in the city. The Harrogate Borough Council “Sports Recreation, Open Space
& Village Hall Study” – Part 2, 2011; forecasts a total deficiency for sports pitches by
2018 of 24.52 hectares. Part 1 of that report notes that the outdoor sports figures for
Ripon include just less than 5 hectares of pitches within the security fence of Claro
Barracks which in the past has been made available for community use. If this land
were to be withheld in future the deficit would increase. The NPPF is very clear that
access to high quality open spaces can make an important contribution to the health
and well-being of communities. Para. 74. of the NPPF seeks to prevent the unjustified
loss of open space, sports and recreational facilities. Harrogate Borough Council have
identified a Green Infrastructure Corridor across the existing sports pitches and the
Council's Outdoor Sports Provision highlighted the potential possibilities of retaining
the military playing fields for community use if the Barracks were to close. All the
public consultations that have been carried out by the city plan team have raised the
issue of the retention of the sports pitches for the benefit of the city's overstretched
sporting clubs. Indeed, where in the past there have been differences between some
of the clubs, the desire to save the pitches has become a force for unity and cooperation within the city.
8.4.10 The Claro Technical Area contains in the words of the Genecon report:
“...some very serviceable modern workshop and garage units which could
be very cost effectively reused for local/managed workspace units...such
workspace is unlikely to be deliverable commercially by the private sector
and therefore these facilities are an important opportunity for
accommodating small business growth in Ripon...the potential for the
redevelopment of the site to contribute to local economic growth
potential should be recognised and any future master plan should place
emphasis on maximising such economic contribution...” .
8.4.11 In March 2016 Julian Smith MP Skipton & Ripon, organised a “Summit Meeting” to
discuss the closure of Claro and Deverell Barracks. The view of many of the residents
that spoke at the meeting was that the redevelopment of the Barracks was a great
opportunity for the city. Housing was welcomed on the site, especially if it could
provide affordable homes for local families and deliver in a sustainable manner with
regard to the infrastructure needs of the city – in particular transport and schooling.
However there was great support for the re-use of the Claro Technical Area as
employment land and premises, with the potential for perhaps some further
education use drawing on the legacy of the Royal Engineers.
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8.4.12 The final timetable and extent of closure of the military estate is not yet known.
However, Appendix E.x of Supporting Document 'Providing New Homes' of the Draft
Plan suggests that up to 1000 dwellings might be delivered over time.
8.4.13 Many residents raised concerns at the Preliminary Draft Plan stage that any master
plan for the redevelopment of the site should identify appropriate infrastructure
requirements. One particular area of concern was the need to allocate land for
potential educational needs. North Yorkshire County Council's 'Draft School Strategy,
Jan. 2016' (App B.g) acknowledges that there is a growing primary school population
which is largely concentrated in towns. It states:
“...One of the key strategic issues which will continue to affect school
organisation in North Yorkshire over the next few years will be the growth
in demand for primary school places as a result of population growth,
housing development and major army re-basing plans. We will only be
able to continue to meet our statutory duty to provide sufficient places if
we continue to invest in expanding schools or building new ones...”.
8.4.14 This growing need for primary school places will of course subsequently feed into the
secondary sector. In addition to this shortfall of school places is the lack of skills
provision highlighted in the Genecon Report 'The Closure of Claro Barracks, Jan. 2014',
which noted that there was a deficit in the proportion of highly skilled residents
qualified to NVQ Level 4 or above compared to the rest of the Borough. It said: ”...The
supply of workforce skills limit Ripon's potential to attract high growth sectors...”.
It is therefore proposed that land be retained for educational purposes with a
precautionary allocation of a site of not less than 1.6 hectares for the provision for a
new primary school. The master plan should in addition address possible educational
needs beyond the primary sector.
8.4.15 Likewise, the Genecon Report also noted the need for local services provision within
the site: “...there could be scope to develop a district centre with a family pub and
other community/health facilities...”. Accordingly, the master plan will allocate a site
for local shopping and associated community facilities.
8.4.16 The closure of the barracks will mark the end of a distinct phase of the city's history as
a “garrison city”. The close relationship with the military has made its mark upon the
landscape and character of the Clotherholme area. Several undesignated heritage
assets have already been identified. Such buildings and structures not only reflect this
period of the Ripon's development but also have great potential as educational and
tourism assets. Prior to any development on the site Historic England, or any other
nominated professionally accredited organisation, should be given the opportunity to
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carry out appropriate survey and recording work. To ensure a thorough
understanding of the development and significance of the site.
8.4.17 It is important that the legacy of the military presence on the site is respected and
enhanced. The names of existing roads and the physical layout of the camp needs to
be acknowledged and where possible integrated into redevelopment proposals.
Policy No. H.5. requiring development proposals to include public art on site or as
appropriate, collectively with other proposals off site, will be particularly important
and offers the opportunity to honour the past whilst championing the future.
8.4.18 It is evident that the Clotherholme Village Regeneration Area contains difficult and
challenging planning and delivery issues where development and any subsequent
growth, both at the site and in the impact upon the city as a whole, are
interconnected. Accordingly, this regeneration area needs policies to be both
comprehensive and practical. The redevelopment of the former barracks site will be
phased and the delivery of different elements of the estate will generate individual
challenges and issues
8.4.19 This suggests policies which seek to regenerate Ripon's major “brownfield site” by reusing good quality buildings for a range of businesses, educational and community
uses. The Clotherholme Village would provide a significant number of new homes
required by Ripon. It also provides for substantial additional playing fields for sports
provision, green infrastructure and landscape whilst enabling strategic additions to
the city's highway network.
8.5

Mallorie Park Drive/Studley Road

8.5.1 The initial public consultation of the Preliminary Draft Plan revealed that the adjoining
Ripon City Football Club and Ripon Rugby Union Football Club had ambitious
expansion plans but that these were prevented due to the presence of the other. The
success of the clubs also created significant traffic and parking problems in the
predominately residential neighbourhood.
8.5.2 Residents also responded that any redevelopment of the military estate could lead to
the loss of the military sports playing fields at the site and an increase in the volume
of traffic which would face a lack of any orbital options on the west side of the city.
There was a fear that new traffic would be forced through the city centre when
looking for a means to exit the city.
8.5.3 Historically several sporting clubs, especially the women's rugby and hockey clubs
have had to relocate from Ripon to Thirsk owing to a shortage of playing pitches. In
addition, other clubs such as the Running Club have no proper home within the city.
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8.5.4 The two sports clubs are located on the edge of the windfall housing zone and have
reasonable accessibility on foot to the city centre and would offer the opportunity for
a range of housing tenures. The proximity to the Spa Gardens, doctors’ surgeries and
hospital make the site attractive not only to not only market housing but also
affordable and social housing and the elderly and those requiring special needs and
extra care housing.
8.5.5 Ripon City Football Club submitted its grounds for consideration as a site for housing
allocation in the 2013 SHLAA and 2016 SHELAA indicating that the possible relocation
of this sporting club and the potential for developing the site was a reality.
8.5.6 The Draft City Plan accordingly developed a policy whereby should either of the
sports pitches at Mallorie Park Drive/Studley Road be proposed for redevelopment,
the opportunity to create a strategically important road which could take traffic away
from the City Centre should not be lost.
8.5.7 Accordingly, in the event that policy F3 can be satisfied (possibly through policy B3 &
B4) and that the existing Football and Rugby Clubs were to be developed for housing,
the opportunity would exist for a new highway which incorporated facilities for public
transport and cycling. Such a highway would contribute to reducing congestion in the
city centre and benefit the vitality and viability of the city's economy.
8.5.8 This suggests a policy which is closely linked with F.3. which seeks to anticipate any
development of the sports pitches consequent to the relocation of the Rugby and
Football clubs within the city and to plan for a sustainable and economically strong
Ripon.
8.6

Defining the Development Limit:

8.6.1 The 2001 Harrogate District Local Plan introduced Development Limits as the means
to contain the extension of settlements so as to ensure that new development
regenerated existing towns as well as preventing development within the
countryside. This principle of approach was contained within the withdrawn Sites and
Policies DPD.
8.6.2 In July 2015 Harrogate Borough Council published 'Harrogate District Local Plan –
Issues and Options' for public consultation. The Ripon City Plan response was:
'...We have reviewed the existing development limit as part of our
development of the Ripon City Plan and we support the need for a
development limit although we propose some adjustments. Two of our
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City Plan Regeneration Areas (The Military Estate and Ure Bank) extend
to the edge of the Neighbourhood Area boundary and we would therefore
urge Harrogate Borough Council to consider these in a wider district
context...'.
8.6.3 The Ripon City Plan, Development Limit Review looked at various options and the
result was to correct anomalies in the proposed Harrogate District Local Plan and to
assess the amount of growth which is achievable from brownfield sites and the
Regeneration Areas.
8.6.4 This suggests a policy which proposes an appropriate development limit which
acknowledges the level of growth achievable from brownfield sites and identifies
opportunities for sustainable development within Ripon, especially the Regeneration
Area of Clotherholme, whilst preventing unnecessary greenfield development on the
periphery.
8.7

Conclusion

8.7.1 This analysis shows that Ripon can accommodate change, especially, housing growth
and the provision of new opportunities for employment and business, through a
deliberate recognition of three parts of the city with the potential to be mixed-use
urban villages. This does not mean that incremental growth will not arise through the
continuous refreshing of the urban fabric. Indeed, the city centre itself can be seen as
the most central focus for regeneration.
8.7.2 The point of the regeneration areas is to show that benefits will be maximised
through a comprehensive and co-ordinated approach. It is in this regard that the
preparation of masterplans to flesh out the opportunities of these areas in not simply
a functional manner but with regard to urban design, communication, heritage and
environment should be delivered.
8.7.3 The opportunity for a new highway between Mallorie Park Drive and Studley Road is a
reasonable approach to addressing in land use terms the impacts of traffic circulation
within and around the west of the city centre. It is also a precautionary approach
which could otherwise be over-looked. If alternative sites for sports provision became
available there could be housing benefits for Ripon which might not emerge without
the regeneration focus of the Plan.
8.7.4 The Plan has consistently approached growth through regeneration of the city within
its built-up area and through using the opportunities of “brownfield” land. The use of
“greenfield” land has been recognised as a strategic matter for the Local Plan. There
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are anomalies in the adopted development limit and these have been addressed in
plan preparation.
8.7.5 Accordingly, this document supports the proposal of policies in the Plan regarding
regeneration areas, Mallorie Park Drive / Studley Road. and development limit. These
are set out in section 9 below.

9

Policy Wording
Following the approach and conclusion in section 8 above the plan includes:

9.1

Policy B.1 – Bondgate Green
Support will be given to the area lying generally along Bondgate Green between the
River Skell and the Ripon Canal and Firs Avenue as shown on the Policies Map
becoming a new urban village by the comprehensive redevelopment of vacant sites
and premises and the relocation over time of existing builders’ yards and trade
counters. A master plan should be prepared as a complementary project to facilitate
implementation of the urban village. The area is suitable for a mix of residential, small
scale workspace, hotel, recreational, cultural uses and coach parking.

9.2

Policy B.2 – Ure bank
Support will be given to the area of the historic crossing of the River Ure, its riparian
environment and existing principal business and residential uses as shown on the
Policies Map to be consolidated as the Ure Bank urban village. A master plan should
be prepared as a complementary project to facilitate implementation of the urban
village.
The vacant site on Hutton Bank is suitable for employment and business use owing to
its proximity to the A61. More efficient use of employment sites and their
environmental improvement will be encouraged and the revitalisation of the former
Maltings, a listed building, will be sought.
Further environmental improvements to the river corridor should be sought to
enhance the city’s green infrastructure.
South of the river, vacant land and the former Station Hotel are suitable for a mix of
hotel, visitor parking and residential uses.
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Policy B.3 – Clotherholme
That area of the military estate appropriate for comprehensive redevelopment is
shown on the Policies Map as a Regeneration Area for what will become a new urban
village, Clotherholme. A masterplan needs to be prepared for the Regeneration Area
by Harrogate Borough Council, Ripon City Council, the Defence Industry Organisation
(or its successors), North Yorkshire County Council and others as may be required that
has regard to:
• urban design
• green infrastructure
• retention of existing military premises (to be specified) for
employment, community, education and recreational purposes in the
Claro Barracks built up and technical areas
• retention of existing sports fields for creation of a sporting village
• incorporation of the military roads between Kirkby Road,
Clotherholme Road and Galphay Lane into the public highway network
• mix, tenure and size of new dwellings
• archaeological investigation of the military occupation of the area
• the precautionary allocation of a site (of not less than 1.6 hectares) for
a primary school
• the allocation of a site for local shopping and associated community
facilities
• the physical measures required to enable phased release of land and
premises from military use
• management of the maintenance, conservation and enhancement of
the remaining open land and woodland within the military estate
beyond the Regeneration Area taking account of the Nidderdale AONB

9.4

Policy B.4 – Clotherholme Development Strategy
In the event of a phased release of the military estate, applications for planning
permission should have regard to the following:
• the masterplan prepared as a requirement of Policy B.3
• financial contribution toward the provision of new off-site highway
infrastructure and traffic management measures required to alleviate
the effects of additional traffic upon the city centre as generated by
the development
• the release of the military sports fields along Clotherholme Road
upon the release of the former Deverell Barracks:
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• the opening to public use of the highway between Clotherholme Road
and Kirkby Road (known as Chatham Road) and the financing of any
costs required to bring this highway to adoptable standards
• the conservation of an exemplar timber barrack block as a local
heritage asset regarding the history of the Ripon Camp
upon release of land and buildings south of Clotherholme Road and the Laver Banks
training grounds:
• a management plan for the maintenance, conservation and
enhancement of woodland, open land and riparian environments
south of Clotherholme Road and within the Laver Banks training
grounds and the financing of any costs for measures arising from the
management plan
upon release of the Claro Barracks built up and technical areas:
• the opening to public use of the existing military highway, including
the River Laver bridge, to Galphay Lane and the financing of any costs
required to bring this highway to adoptable standards and
improvements as may be required to the junction of Galphay Lane and
Studley Road (B6265)
9.5

Policy B.5 – Mallorie Park Drive / Studley Road
The existing private (football and rugby) sports pitches between Mallorie Park Drive
and Studley Road continue to be protected by ‘saved’ Policy R1 of the Harrogate
District Local Plan 2001 and by Policy F.3 of this plan. In the event that planning
permission is sought for the development of either sports club for residential or other
non-recreational purposes, the requirements of Policy F.3 having been satisfied,
proposals should include provision for a new highway joining Mallorie Park Drive and
Studley Road, such highway contributing to the reduction of extraneous vehicular
traffic in the city centre.
Planning permission will not be granted for the development of either sports field
until such time as its design, including facilities for public transport and cycling, has
been completed to the satisfaction of the Highway Authority.
In the event that planning permission is sought for the development of one sports
club independent of the other, the first applicant will be required to enter into a
Planning Agreement that protects the delivery of the new highway from the creation
of any ‘ransom strip’ before planning permission is granted. Proposals for
development of the second sports club will include completion of the new road.
Page 35

Ripon City Plan Submission Draft - B

Growth and Regenerating the City

In the event of proposals for residential development, this site, owing to its
accessibility to the city centre, is suitable not merely for a mix of market and
affordable housing but other housing types (including retirement homes and extra
care housing).
9.6

Policy B.6 – Development Limit
Within the development limit as shown on the Policies Map proposals for new
development will be permitted provided that these accord with relevant policies
included in the Local Plan or within this plan.
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Extract from Policies map
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10 Complementary Projects
10.1.1 The following complementary projects have been identified directly with this chapter:
B1. Bondgate Green Regeneration Area Masterplan
B2. Ure Bank Regeneration Area Masterplan
B3. Clotherholme Regeneration Area Masterplan
B.f Ripon City Plan Development Limit Review
F4. Ripon Sports Development Strategy
G3. Cycling Strategy and Action Plan
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11 Appendices
Other than items included in general evidence documents:
B.a
B.b
B.c
B.d
B.e
B.f
B.g

“Neighbourhood Planning and the Historic Environment” English Heritage 2014
Yorkshire & Humberside Association of Civic Societies – Buildings at Risk Project 2013
National Mapping Programme, Historic England - “Yorkshire Henges and their
Environs Air Photo Mapping Project” (Alison Deegan, March 2013)
Ripon Civic Society – Application for Spot-Listing – Deverell Barracks WW1 Wooden
Huts
Placecheck Assessments
Ripon City Plan Development Limit Review
NYCC Draft School Strategy January 2016

General evidence documents as follow:
•
National Planning Policy Framework 2012
•
Planning Practice Guidance
•
Harrogate District Local Plan (Augmented Composite - July 2009)
•
Harrogate District Core Strategy – February 2009
•
Harrogate Borough Council – Heritage Management SPD – November 2014
•
Harrogate Borough Council – Green Infrastructure SPD – November 2014
•
Harrogate District Sites & Policies DPD “Outdoor Sports Provision: An Assessment for
Harrogate, Knaresborough and Ripon”, May 2013
•
Harrogate District Draft Local Plan, November 2016
•
York, North Yorkshire & East Riding LEP – Strategic Economic Plan, January 2014
•
Sport England – Planning for Sport, Aims & Objectives
•
Harrogate Borough Council - “Ripon Conservation Area Character Appraisal” 2009
•
Harrogate Borough Council – Employment Land Review 2015
•
Harrogate District Local Plan – Visitor Accommodation Study Nov. 2015
•
Closure of Claro Barracks – Review of Economic Implications, Final Report – January
2014 (Genecon)
•
Ripon City Plan – Development Limit Review
•
North Yorkshire County Council 'Draft School Strategy, Jan. 2016
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