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1 Introduction 

 

1.1 Background 

 

 The Ripon economy is complex and multi-faceted. It is also abundantly clear that the Ripon 

economy extends beyond the parish boundary and beyond the Neighbourhood Plan area. 

Nearby, Melmerby Business Park, well connected to the A1, acts as a business employment 

hub with employees coming from the city and the hinterland. Nonetheless, concerns about 

the economy were a key driver of producing a Neighbourhood Plan for the city and so what 

can be achieved within the Neighbourhood Area is a key element of the proposals. 

 

 As a major settlement in the North Yorkshire hierarchy it serves a large hinterland and 

therefore the city centre plays an important economic (and social) role serving the needs of 

residents of the city and the wider rural communities in the surrounding area.  

 

 As is to be expected, and particularly with being well placed on a major A-road and in close 

proximity to the A1, Ripon has maintained a strong traditional industrial economy, although 

there are also signs of post-industrialisation in parts of the city. Unfortunately, in many of the 

city’s industrial estates there has been limited renewal and replacements with service sector 

or high-tech growth. This therefore is a characteristic which the City Plan needs to be aware 

of and seek to manage potential further change over the coming years. 

 

 A further element of the Ripon economy is tourism. As a city built upon its long history and 

heritage, and at the gateway to the Yorkshire Dales, Ripon is an important tourist destination 

owing to its being a pleasant place in its own right with its own attractions including the Ripon 

Museums (c35,000 visitors per annum), the Cathedral (c100,000 visitors) and the Racecourse. 

It is also the centre for visiting several places of regional importance including Newby Hall 

(c140,000 visitors), Lightwater Valley (c500,000 visitors) and Fountains Abbey and Studley 

Royal Garden World Heritage Site (c350,000).  The visitor economy provides many jobs in the 

city and the overnight visitor is especially important to the city owing to their spending power. 

 

 One of the main reasons for key stakeholders within the City coming together and wanting to 

develop a Neighbourhood Plan, was the belief that Ripon could address its economic 

challenges and build a stronger, more competitive economy if it were able to embrace 

localism and develop a new strategic approach.  

 
 From information about the Ripon economy, existing employment areas and the strategic 

approach to economic development and growth at the District and Local Enterprise 

Partnership level it is clear that the city’s tightly drawn boundary limits the supply of land for 

employment purposes and restricts the economic potential of the city.  
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 The City Centre plays a key economic, as well as social role, and therefore is the subject of a 

separate supporting document. 

 

 

2 National Planning Context 

 

2.1 National Planning Policy Framework 

Published: March 2012 by Department for Communities and Local Government 

 
 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 

for England and how these are expected to be applied. The NPPF must be taken into account 

in the preparation of Local and Neighbourhood Plans and is a material consideration in 

planning decisions.  

 

 The NPPF paragraphs (18 – 22) most relevant to City Plan in relation to supporting the Ripon 

economy are within the sections on “Building a strong, competitive economy.” In particular 

paragraph 20 and paragraph 21 from the NPPF are relevant: 

 

20.  To help achieve economic growth, local planning authorities should plan 

proactively to meet the development needs of business and support an 

economy fit for the 21st century. 

 

21.  Investment in business should not be over-burdened by the combined 

requirements of planning policy expectations. Planning policies should 

recognise and seek to address potential barriers to investment, including a 

poor environment or any lack of infrastructure, services or housing. In drawing 

up Local Plans, local planning authorities should: 

 

• set out a clear economic vision and strategy for their area which 

positively and proactively encourages sustainable economic growth; 

• set criteria, or identify strategic sites, for local and inward investment to 

match the strategy and to meet anticipated needs over the plan period; 

• support existing business sectors, taking account of whether they are 

expanding or contracting and, where possible, identify and plan for new 

or emerging sectors likely to locate in their area. Policies should be 

flexible enough to accommodate needs not anticipated in the plan and 

to allow a rapid response to changes in economic circumstances; 

• plan positively for the location, promotion and expansion of clusters or 

networks of knowledge driven, creative or high technology industries; 

• identify priority areas for economic regeneration, infrastructure provision 

and environmental enhancement; and 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/6077/2116950.pdf
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• facilitate flexible working practices such as the integration of residential 

and commercial uses within the same unit. 

 

 There is also reference to tourism within the section of the NPPF on town centres. The 

following is an extract from Paragraph 23 which is relevant to this section of the Ripon City 

Plan: 

 
“Planning policies should be positive, promote competitive town centre 

environments and set out policies for the management and growth of centres 

over the plan period. In drawing up Local Plans, local planning authorities 

should: 

 

• recognise town centres as the heart of their communities and pursue 

policies to support their viability and vitality;  

•  … 

• allocate a range of suitable sites to meet the scale and type of retail, 

leisure, commercial, office, tourism, cultural, community and residential 

development needed in town centres. It is important that needs for retail, 

leisure, office and other main town centre uses are met in full and are not 

compromised by limited site availability. Local planning authorities 

should therefore undertake an assessment of the need to expand town 

centres to ensure a sufficient supply of suitable sites; 

• allocate appropriate edge of centre sites for main town centre uses that 

are well connected to the town centre where suitable and viable town 

centre sites are not available. If sufficient edge of centre sites cannot be 

identified, set policies for meeting the identified needs in other accessible 

locations that are well connected to the town centre;  

• … 

 

 As identified elsewhere, Ripon serves a large rural hinterland and therefore there is also 

relevancy within this extract from paragraph 28, which is relevant to these policies:  

 
“Planning policies should support economic growth in rural areas in order to 

create jobs and prosperity by taking a positive approach to sustainable new 

development. To promote a strong rural economy, local and neighbourhood 

plans should: 

 

• support the sustainable growth and expansion of all types of business and 

enterprise in rural areas, both through conversion of existing buildings 

and well designed new buildings; 

• promote the development and diversification of agricultural and other 

land-based rural businesses; 
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• support sustainable rural tourism and leisure developments that benefit 

businesses in rural areas, communities and visitors, and which respect the 

character of the countryside. This should include supporting the provision 

and expansion of tourist and visitor facilities in appropriate locations 

where identified needs are not met by existing facilities in rural service 

centres; and 

• promote the retention and development of local services and community 

facilities in villages, such as local shops, meeting places, sports venues, 

cultural buildings, public houses and places of worship.” 

 

2.2 Planning Practice Guidance 

 

 To ensure compliance with the NPPF, Planning Practice Guidance (PPG) provides more detail 

to promote good practice in the planning system. Further guidance in relation to the 

aforementioned NPPF paragraphs are available from: 

 

PPG ID 2a: Housing and economic development needs assessments 

Published: March 2015 by Department for Communities and Local Government 

 

 Paragraph 6 is particularly relevant to the City Plan in relation to Supporting the Ripon 

Economy. This advises on the following issue:   

 

Can town/parish councils and designated neighbourhood forums (qualifying 

bodies) preparing neighbourhood plans use this guidance?  

 
Town/parish councils and designated neighbourhood forums (qualifying 

bodies) preparing neighbourhood plans can use this guidance to identify 

specific local needs that may be relevant to a neighbourhood but any 

assessment at such a local level should be proportionate. Designated 

neighbourhood forums and parish/town councils can also refer to existing 

needs assessments prepared by the local planning authority as a starting 

point. 

 

The neighbourhood plan should support the strategic development needs set 

out in Local Plans, including policies on housing and economic development. 

The level of housing and economic development is likely to be a strategic 

policy. 

 

 Paragraphs 30 and 32 also contain further information about what is required but as outlined 

above any assessment at such a local level should be proportionate: 

 

http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-development-needs-assessments/
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How should the current situation in relation to economic and main town centre uses be 

assessed? 

 
In understanding the current market in relation to economic and main town 

centre uses, plan makers should liaise closely with the business community to 

understand their current and potential future requirements. Plan makers 

should also consider: 

 

• The recent pattern of employment land supply and loss to other uses 

(based on extant planning permissions and planning applications). This 

can be generated though a simple assessment of employment land by 

sub-areas and market segment, where there are distinct property market 

areas within authorities. 

• Market intelligence (from local data and discussions with developers and 

property agents, recent surveys of business needs or engagement with 

business and economic forums). 

• Market signals, such as levels and changes in rental values, and 

differentials between land values in different uses. 

• Public information on employment land and premises required. 

• Information held by other public sector bodies and utilities in relation to 

infrastructure constraints. 

• The existing stock of employment land. This will indicate the demand for 

and supply of employment land and determine the likely business needs 

and future market requirements (though it is important to recognise that 

existing stock may not reflect the future needs of business). Recent 

statistics on take-up of sites should be consulted at this stage, along with 

other primary and secondary data sources to gain an understanding of 

the spatial implications of ‘revealed demand’ for employment land. 

• The locational and premises requirements of particular types of business. 

• Identification of oversupply and evidence of market failure (e.g. physical 

or ownership constraints that prevent the employment site being used 

effectively, which could be evidenced by unfulfilled requirements from 

business, yet developers are not prepared to build premises at the 

prevailing market rents). 

 

How should future trends be forecast? 

 
Plan makers should consider forecasts of quantitative and qualitative need 

(i.e. the number of units and amount of floorspace for other uses needed) but 

also its particular characteristics (eg footprint of economic uses and proximity 

to infrastructure). The key output is an estimate of the scale of future needs, 

broken down by economic sectors. 
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Local authorities should develop an idea of future needs based on a range of 

data which is current and robust. Authorities will need to take account of 

business cycles and make use of forecasts and surveys to assess employment 

land requirements. 

 

Emerging sectors that are well suited to the area being covered by the analysis 

should be encouraged where possible. Market segments should be identified 

within the employment property market so that need can be identified for the 

type of employment land advocated. 

 

The available stock of land should be compared with the particular 

requirements of the area so that ‘gaps’ in local employment land provision 

can be identified. 

 

Plan makers should consider: 

 

• sectoral and employment forecasts and projections (labour demand); 

• demographically derived assessments of future employment needs 

(labour supply techniques); 

• analyses based on the past take-up of employment land and property 

and/or future property market requirements; 

• consultation with relevant organisations, studies of business trends, and 

monitoring of business, economic and employment statistics. 

 

PPG ID 2b: Ensuring the vitality of town centres 

Published: March 2014 by Department for Communities and Local Government 

 

 Paragraph 8 is particularly relevant to City Plan policies in relation to tourism. This advises on 

the following issue:   

 
“What should local planning authorities consider when planning for tourism? 

 
Please see the World Tourism Organisation’s definition of tourism. 

 
Tourism is extremely diverse and covers all activities of visitors. Local planning 

authorities, where appropriate, should articulate a vision for tourism in the 

Local Plan, including identifying optimal locations for tourism. When planning 

for tourism, local planning authorities should: 

 

• consider the specific needs of the tourist industry, including particular 

locational or operational requirements; 

http://planningguidance.communities.gov.uk/blog/guidance/ensuring-the-vitality-of-town-centres/
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• engage with representatives of the tourism industry; 

• examine the broader social, economic, and environmental impacts of 

tourism; 

• analyse the opportunities for tourism to support local services, vibrancy 

and enhance the built environment; and 

• have regard to non-planning guidance produced by other Government 

Departments. 

 

Local planning authorities may also want to consider guidance and best 

practice produced by the tourism sector. Further guidance on tourism can be 

found on the Visit England website.” 

 
 Paragraph 6 is also relevant to the approach taken by the City Plan in relation to improving 

the tourism infrastructure within the city. This advises on the following issue:  

 

“What if the required development cannot be accommodated in the town centre? 

 
It may not be possible to accommodate all forecast needs in a town centre: 

there may be physical or other constraints which make it inappropriate to do 

so. In those circumstances, planning authorities should plan positively to 

identify the most appropriate alternative strategy for meeting the need for 

these main town centre uses, having regard to the sequential and impact 

tests. This should ensure that any proposed main town centre uses which are 

not in an existing town centre are in the best locations to support the vitality 

and vibrancy of town centres, and that no likely significant adverse impacts 

on existing town centres arise, as set out in paragraph 26 of the National 

Planning Policy Framework. 

 

PPG ID 3: Housing and economic land availability assessments 

Published: March 2014 by Department for Communities and Local Government 

 

 Paragraph 6 sets out the methodology for carrying out these assessments and is set out in 5 

stages:   

Stage 1: Identification of sites and broad locations 

Stage 2: Site / broad location assessment 

Stage 3: Windfall assessment (where justified) 

Stage 4: Assessment review 

Stage 5: Final evidence base 

 

 

 

 

http://www.visitengland.org/
http://planningguidance.communities.gov.uk/blog/policy/achieving-sustainable-development/delivering-sustainable-development/2-ensuring-the-vitality-of-town-centres/#paragraph_26
http://planningguidance.communities.gov.uk/blog/policy/achieving-sustainable-development/delivering-sustainable-development/2-ensuring-the-vitality-of-town-centres/#paragraph_26
http://planningguidance.communities.gov.uk/blog/guidance/housing-and-economic-land-availability-assessment/
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 The remainder of the document provides further information about the identified stages. 

 

Good Practice Guide on Planning for Tourism 

Published: May 2006 by Department for Communities and Local Government 

 

 Originally, the government issued planning policy guidance note (PPG) 21 – Tourism, which 

was published in November 1992 and withdrawn in May 2006 following consultation, in which 

the argument was made that the national planning policies that impact on tourism are issues 

of sustainability, accessibility and location of development and are therefore contained within 

other PPGs.  

 

 Subsequently the good practice guide on planning for tourism was published before itself 

being withdrawn in March 2014 and incorporated into the aforementioned Planning Practice 

Guidance. Nonetheless, the good practice guidance document does go much further than 

PPG ID 2b and contained within Annex A is a very comprehensive analysis of tourism 

accommodation which provides much useful detail which is particularly relevant to the City 

Plan. Under the section on hotel and serviced accommodation there are paragraphs relating 

to “general locational principles”.  

 

This is an extract from paragraph 3 of Annex A (page 36): 

 
“The process of identifying suitable locations for hotel and serviced 

accommodation whatever its nature, should be an integral part of the plan 

making process. Local planning authorities and the tourist industry should 

therefore engage constructively to identify suitable locations in plans for hotel 

accommodation to meet identified current and future needs. This is 

particularly important for major hotels – for example those with business, 

conference and banqueting facilities, or large hotels catering for tourists – 

where the preference should be to identify town centre sites wherever 

possible, in line with national policies set out in PPS6. Such sites are the most 

sustainable in planning terms, since they allow greater access by public 

transport, contribute to urban vitality and regeneration, and allow visitors to 

easily access other town centre facilities and attractions. …” 

 
 From the section regarding “Budget hotels, motels and travel lodges” in Annex A paragraphs 

13 and 14 provide useful background information: 

 
“Where budget hotels are designed to cater for longer stays at a destination 

(for example, those catering for visitors to historic towns and cities), their 

location should be considered in light of policies in the development plan and 

national policies in PPS6 on town centres. Location of such hotels in town 

centres maximises the opportunities for visitors to easily access other town 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/7725/151753.pdf
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centre facilities and attractions. 

 

“Other types of budget hotels and similar types of development such as 

motels and travel lodges cater more for car-born travellers, often for a single 

overnight stay – eg business travellers en-route to a destination. In such 

cases, the preference of developers will be for sites on major traffic routes 

outside of the centre of large towns or tourist centres. However the aim 

should be to make any development as sustainable as possible, and it will 

not normally be appropriate for such developments to be located in open 

countryside away from major settlements. Edge of town centre locations, for 

example on a ring road or on a major route out of the town centre, will 

usually be the most appropriate locations if a town centre location is not 

suitable, available or viable.” 

 

 

3 Local Planning Authority Context 

 

3.1 Harrogate District Local Plan – February 2001 (Augmented Composite) 

Published: July 2009 by Harrogate Borough Council 

 

 Harrogate Borough Council is the local planning authority for Ripon and therefore the 

strategic context is set by the Harrogate District Local Plan. The current plan consists of the 

Local Plan 2001 and its policies map, as well as the core strategy (2009).  

 

 The Local Plan was adopted in February 2001, with “saved” selective alterations in 2004 and 

2007. The ‘augmented composite’ document comprises the various versions of content as 

added, amended, deleted or revised throughout its history from adoption of the Local Plan in 

February 2001 to the Adoption of the Local Development Framework Core Strategy in 

February 2009. All the content is included, but with obsolete text shown struck through and 

policies superseded by the core strategy also identified. 

 

 The 2001 Harrogate District Local Plan has a dedicated chapter on employment with a focus 

on predominantly industrial estates, business parks and other employment land. The 

objectives are set out in paragraph 10.9 are: 

 

This Local Plan aims to provide for existing and future employment needs in 

Harrogate District, whilst at the same time having regard to wider 

environmental objectives. The Council’s main objectives for policies and 

proposals relating to employment are as follows:  

 
1) to safeguard existing industrial and business land and premises.  

https://www.harrogate.gov.uk/downloads/download/38/harrogate_district_local_plan_2001
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2) to make provision for new industrial and business development to 

meet employment needs.  

3) to encourage economic activity in rural areas where compatible with 

the plan’s policies for the natural and built environment. 

 

 Policy E2 remains extant from the 2001 Harrogate District Local Plan and supports the 

retention of industrial / business land and premises. It states: 

 

“The loss of industrial / business land and premises to other uses will not be 

permitted unless: 

 
a) the continued use of the site for industrial / business purposes would 

cause unacceptable planning problems; or 

b) the site is allocated for another purpose in this plan; or 

c) the site is in a town centre and the proposed use or mixture of uses 

would add to the centre’s vitality and viability without harming the 

supply of employment land and / or premises.” 

 

 The justification for this policy is set out in paragraphs 10.17 to 10.19: 

 

Existing industrial and business sites and premises need to be retained in such 

use in order to provide a reasonable supply of employment opportunities and 

minimise the development of new greenfield sites. This applies equally to sites 

last in employment use, but currently unused; sites in rural and urban areas 

and to small sites and buildings or parts of buildings, which are important for 

smaller firms and starter businesses. The protection of sites in locations easily 

accessible for the workforce by foot and public transport is particularly 

important (i.e. in close proximity to housing areas and within and around city, 

town and village centres). The policy also aims to give confidence to industrial 

and business investors in securing improvement to, or the redevelopment of, 

land and premises for industrial and business uses.  

 

Where the continued industrial or business use would cause unacceptable 

planning problems (e.g. residential amenity or traffic) the policy against the 

loss of industrial and business sites would not apply. This is particularly the 

case with ‘non conforming’ industrial uses as considered in Policy E5. To reflect 

the Plan’s allocation of certain existing industrial or business sites for other 

purposes, the policy also states that the loss of such a site to the allocated use 

will also be permitted. Furthermore, exceptions will also be made if an existing 

industrial or business site is in a town centre and the proposed use or mixture 

of uses would add to the centre’s vitality and viability. Such exceptions are 

most likely to occur in the town centres of Harrogate, Knaresborough and 
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Ripon, which for the purposes of this policy, are defined by the relevant town 

and city centre inset areas on the Proposals Map. … Care in such situations 

will need to be taken to ensure that the proposal would not harm the 

continued supply of employment land and premises available (in terms of 

quantity, quality and range).  

 

Some of the District’s older industrial estates lack landscaping of a standard 

which is expected in today’s industrial development. The Council wishes to see 

improved landscaping in these estates and will discuss with businesses and 

the highway authority the possible introduction of a comprehensive 

environmental improvement strategy for these areas. 

 

 Policy E4 also remains extant from the 2001 Harrogate District Local Plan. This policy relates 

to new industrial / business allocations and states: 

 

 “Land and Premises are allocated for industrial / business development at the 

following locations, as identified on the proposals map. Proposals for 

alternative uses on land allocated by this proposal will not be permitted unless 

the site becomes physically unsuitable for industry / business.” 

 
 The identified sites within Ripon area are: 

 

Ref. Site Settlement Proposals 

Map  

Inset No. 

Gross Area 

Ha Acres 

Commitments 

 College of Ripon & York  Ripon 4 1.48 3.66 

Allocations 

e Boroughbridge Road  Ripon 4 4.90 12.11 

f Harrogate Road Ripon 4 4.90 12.11 

g Hutton Bank Ripon 4 0.20 0.49 

Total 11.48 28.37 

 
 

 It is important to note that in terms of the Ripon City Plan, the Harrogate Road site, despite 

having a natural boundary with the adjacent A61 Ripon by-pass is only partially within the 

Neighbourhood Area with the majority of the site falling within the adjacent parish of 

Littlethorpe.  
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 Paragraphs 10.20 and 10.21 contain the justification of the policy: 

 

“The above sites are allocated to ensure that the Structure Plan’s 

industrial/business land requirements for Harrogate District can be met. The 

sites have been selected to generally minimise environmental impact and to 

ensure that a variety of sites is provided to meet the different employment 

needs of the District.  

 

The Structure Plan requires provision to be made for industrial and business 

development mainly in and around the District’s main settlements. In 

assessing the need for additional sites to be allocated in Boroughbridge, 

Harrogate, Knaresborough, Masham, Pateley Bridge and Ripon, it has been 

assumed that existing commitments will be developed. Some small sites have 

also been identified in the rural areas to meet local business and employment 

needs. A range of site locations and sizes has generally been provided to allow 

for choice and flexibility for firms and for the convenience of the local 

workforce. Sites are generally provided for B1, B2 or B8 uses but other uses 

outside these use classes may also be permitted on certain less sensitive sites.” 

 

 Whilst paragraph 10.23 identifies the following in relation to the sites identified in Ripon: 

 

Development of the allocations should be in accordance with the measures 

set out below and with other relevant policies of this Plan in order to achieve 

a satisfactory standard of development. 
 

e) Boroughbridge Road, Ripon  

• Substantial tree planting alongside Boroughbridge Road is required.  

• The site lies within an area which may be potentially subject to local 

gypsum subsidence and any planning application for development will 

require a ground stability report prepared by a geotechnical specialist 

(see Policy A7).  

• Views of the Cathedral should be protected in designing the building 

layout and massing.  

• Development within the vicinity of the adjoining sewage treatment works 

will be carefully controlled to avoid potential amenity problems.  

• The site is classified by the Environment Agency as overlying a major 

aquifer. Foul and surface water drainage will need to be agreed with the 

Environment Agency prior to the approval of planning permission.  

 

f) Harrogate Road, Ripon 
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• Access to the site should be from the Safeway superstore access off 

Harrogate Road and not off the Ripon Bypass.  

• Substantial screen tree planting is required, particularly adjoining the 

bypass  

• Views of the Cathedral should be protected in designing the building 

layout and massing.  

• The site lies within an area which may be potentially subject to local 

gypsum subsidence and any planning application for development will 

require a ground stability report prepared by a geotechnical specialist 

(see Policy A7).  

• Surface water drainage requires a new off-site sewer.  
 

g) Hutton Bank, Ripon  

• Access to the site should be from Hutton Bank.  

• The residential amenity of the nearby properties should be respected by 

appropriate tree screen planting along the northern boundary of the site 

and control of layout and uses.  

• The design and layout of the buildings should be given special attention 

due to the site’s prominent location adjacent to the bypass on an 

important entrance to the city.  

• The site lies within an area which may be potentially subject to local 

gypsum subsidence and any planning application for development will 

require a ground stability report prepared by a geotechnical specialist 

(see Policy A7).  

 

 Whilst, not within the Neighbourhood Plan area, it is nonetheless important to recognise the 

role of Melmerby in relation to Ripon. Located off A61 between Ripon and A1(M) 

approximately 4 miles from the city centre, land and premises at Melmerby have long been 

developed and occupied with a view to meeting Ripon’s employment needs, in particular 

being a much more suitable location for B8 uses. In this context it is important to recognise 

that an employment commitment of 6.15Ha (15.20 Acres) was included at Melmerby 

Industrial Estate as part of the 2001 Harrogate District Local Plan. 

 

 The final extant policy is E6, which relates to redevelopment and extension of industrial and 

business development: 

 

“The redevelopment or expansion of existing industrial and business sites for 

industrial and business uses will be permitted provided this would not cause 

unacceptable planning problems.” 

 

 The justification at paragraphs 10.27 and 10.28 states: 
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“The expansion of existing firms in the area is to be especially encouraged and 

is considered to warrant special circumstances. Generally redevelopment or 

expansion proposals will be expected to take place within the confines of 

existing industrial and business sites, and where defined, within the 

development limits of the settlement in order to protect the countryside 

and/or adjacent uses. 

 

In cases where development would involve the extension of an existing site for 

an established firm outside the built framework of a settlement, permission 

will normally be given so long as there is no significant adverse effect on the 

character or appearance of the area or on residential amenity and where 

there are no overriding planning objections (e.g. traffic and environmental 

impact).” 

 

 The 2001 Harrogate District Local Plan also recognises the importance of Tourism and has a 

specific chapter dedicated to the topic, which recognises the value to the local economy and 

the large number of attractions in and around Ripon. Paragraph 13.1 and 13.2 states: 

 
“Tourism has grown significantly over the past 25 years, both locally and 

nationally. In the 10 years to June 1992 the number of employees in tourist 

related activities grew by 30% nationwide. Whilst nationally 6.7% of Britain’s 

total workforce in 1989 was employed in tourism, in the Harrogate and Ripon 

Travel to Work Areas, tourism accounted for 9.6% of all jobs (approximately 

7% in the conference and exhibition industry and 2.6% in other tourism). 

Within the District, there are a number of important architectural, historical 

and natural features which serve to attract visitors. Other key visitor facilities 

include the Harrogate International Centre (conference and exhibition 

facilities - over 275,000 visitors in 1992/93), Lightwater Valley Theme Park 

near Ripon (480,000 visitors in 1992), Fountains Abbey near Ripon (500,000 

visitors in 1992), Ripon Cathedral (120,000 visitors in 1993), Mother Shipton’s 

Cave in Knaresborough (105,000 visitors in 1992) and Harlow Carr Gardens in 

Harrogate (104,000 visitors in 1992). A number of special events further 

enhance the District as an important tourist attraction, including the Great 

Yorkshire Show in Harrogate, the Ripon Festival and the Knaresborough Bed 

Race. Visitors to the District include the short stay holiday maker, the business 

visitor and the leisure day tripper.”  

 

 The objectives of the 2001 Harrogate District Local Plan, as set out in paragraph 13.9 are: 

 
“This Local Plan aims to promote the tourism industry throughout Harrogate 

District whilst at the same time protecting the environment. The Council’s 

main objectives for policies concerning tourism development are as follows:  
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1) to promote tourism facilities which will meet the needs of visitors to 

the area, are acceptable in environmental and amenity terms, and will 

stimulate the rural economy.  

2) to maximise the benefits and minimise the disadvantages of tourism.  

3) to promote a safe, accessible and attractive environment for residents 

and visitors to the area.  

4) to encourage tourism in rural areas.” 

 

 A number of new policies and amendments were adopted in May 2004 as part of the selective 

alteration and added to the 2001 Harrogate District Local Plan. These were mainly to cover 

issues which could not await the full review of the Plan (or its replacement Local Development 

Framework). As part of this process policy TRX was introduced. This suggested that:  

 

“Within Harrogate town the change of use of hotels with 30 or more lettable 

bedrooms will not be permitted unless clear evidence is provided to 

demonstrate that they are no longer viable for use as such for three years.  

Elsewhere in the district the change of use of hotels with 30 or more lettable 

bedrooms will only be permitted where it can be demonstrated that they are 

no longer viable for use as such for two years or there will be no significant 

adverse impact on the supply of visitor accommodation available in the area.” 

  

 Whilst much of the justification is focused on the need to protect the hotel supply to support 

the conference and exhibition industry, the policy included other areas outside of Harrogate 

town. This was justified for Ripon on the basis of the tourism economy as per this extract from 

paragraph 13.x.3: 

 
“For areas outside Harrogate there is still a need to protect the supply of larger 

hotels offered to the visitor in order to protect the local tourism economy. It 

must be demonstrated that the hotel is no longer viable, as discussed above, 

or the loss of the hotel will not undermine the existing supply of serviced 

accommodation in the area. Specifically, the loss of the hotel should not 

significantly affect the overall number of rooms available or the quality of 

accommodation in the area.” 

 

 In October 2007, further amendments were made to the 2001 Harrogate District Local Plan. 

The Planning & Compulsory Purchase Act 2004 introduced a new style development plan 

system to replace the Harrogate District Local Plan. For the first 3 years of preparing the new 

style Local Development Framework, all policies were 'saved' for continued use.  

 

 However, from September 2007, only those ‘old style’ policies contained in a Direction from 

the Secretary of State can continue to be used. Those policies no longer used have not been 
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‘saved’ because they either duplicate other national, regional and local planning policies or 

they are not needed. This included the deletion of policy TR2 which stated: 

 
“Within the main settlements new hotels, guest houses and other serviced 

visitor accommodation will be permitted provided that all the following 

criteria are met:  

 
a) the proposal is compatible with its surroundings in terms of siting, 

scale, design, materials and landscaping.  

b) residential amenity will not be detrimentally affected.  

there will be no detrimental impact on traffic safety and the free 

flow of traffic on the adjacent highways.  

 

In exceptional circumstances, such development will be permitted outside the 

main settlements provided all the above criteria are met and, additionally, the 

proposal would have no adverse effect on the character or appearance of the 

countryside and conforms with the environmental policies of the plan. 

 

 This was justified for Ripon on the basis of paragraphs 13.15 and 13.17 which stated: 

 
“The main settlements within the District are Boroughbridge, Harrogate, 

Knaresborough, Masham, Pateley Bridge and Ripon. These are considered to 

be the most suitable locations for hotel development.  

Demand for visitor accommodation continues to be high particularly in 

relation to the conference and business trade within Harrogate. It is 

considered that additional hotel development, on suitable sites, would help 

retain conference/business custom within the local economy.” 

 

 Therefore, subsequent to this period and despite the lack of hotel being a major constraint 

for the tourism economy in Ripon, there has been no policy to specifically support this type 

of development. 

 

3.2 Harrogate District Local Development Framework – Core Strategy 

Adopted: February 2009  

 

 The core strategy set out the strategic policies for development and conservation of the 

district up to 2021. The economic challenges are set out in chapter 1, paragraphs 1.29 to 1.34, 

which include the following extracts: 

 

“The 2001 Census reported 78,000 economically active individuals of working 

age in the District. This, as a proportion of the population, is significantly 

higher than the national average. The percentage of people in the District in 

https://www.harrogate.gov.uk/downloads/download/40/harrogate_district_core_strategy_2009
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full time employment and self employed is also higher than the national 

average. Claimant unemployment rates in the District are low and relatively 

stable. The picture is one of a very successful labour market, but one in which 

local employers have been experiencing difficulties recruiting, especially for 

lower paid jobs. The recent influx of eastern Europeans to Yorkshire following 

the enlargement of the European Union has eased these problems to some 

extent. The District’s economy forms an important part of the Leeds City 

Region economy.  

 

The structure of employment is markedly different in Harrogate District to that 

of the country as a whole. Employment in manufacturing in the District is only 

half the national level. In contrast, employment in the distribution, hotels and 

restaurants sector makes up one third of the District’s workforce (compared 

to only a quarter in the region). It is expected that the dominance of the service 

sector will continue throughout the plan period. The office market is 

concentrated in the town of Harrogate and this is also likely to grow during 

the plan period.  

 

Employment in agriculture is higher than the national average and forms a 

key part of the local economy. Changes in agricultural production and practice 

could significantly affect employment levels in the District and the 

diversification of the traditional farming economy will continue to be needed.  

 

Conference and exhibition tourism has been a prominent feature of the town 

of Harrogate since the end of World War II. Today this business attracts over 

350,000 visitors per year, spending some £160 million and supporting about 

5,000 jobs throughout the District. Holiday tourism is also an important 

component of the District’s economy as is information technology and the 

food industry. 

  

The resident workforce is predicted to grow due to higher female participation 

rates and an increasing number of people remaining economically active 

beyond normal retirement age. 

 

Service sector industries are predominantly based in the District’s town 

centres, with the focus of the District’s retailing and service provision 

contained within or adjacent to Harrogate town centre. There is strong 

competition from the nearby larger retail centres of Leeds and York. Ripon, 

Knaresborough, Boroughbridge, Pateley Bridge and Masham are important 

shopping and service centres for their surrounding rural areas. 

Knaresborough’s retailing strength is inhibited by its close proximity to 
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Harrogate and the shortage of suitable sites for new development within its 

historic centre. 

 

 The strategic approach to the economy in the Harrogate District, is set out in chapter 5 and 

summed up neatly in the first policy, JB1: supporting the Harrogate district economy, which 

states: 

 

“The Borough Council will work with its partners and communities to maintain 

and enhance the economic role of the District and support innovation and 

enterprise with particular importance placed on:  

 
a) Maintaining and enhancing the competitiveness of Harrogate’s 

conference and business tourism sector  

b) Developing sustainable holiday tourism throughout the District and 

enhance it as a year round activity  

c) Market town renaissance in Knaresborough, Ripon, Boroughbridge, 

Masham and Pateley Bridge  

d) Supporting the development of digital and food clusters within the 

District  

e) Supporting the Rural and agricultural economy and its diversification  

f) Developing mutually beneficial cross-boundary links within the Leeds 

City Region” 

 

 Of particular relevance to the City Plan is core strategy policy JB3: Land for jobs and business, 

which states: 

 

“From 2005-2021, a good range and mix of employment sites will be 

maintained and enhanced, and provision made for some 45 hectares of land 

for employment land**. This will be achieved through: 

 

a)  The development of land already committed for employment use in 

the following employment sub-areas: 

Boroughbridge    0.86ha 

Harrogate Town    4.36ha 

Knaresborough    8.95ha 

Ripon     15.3ha 

Rural East     5.02ha 

Rural West     2.36ha  

 
 

b) The provision of new employment land in the following locations: 

Harrogate Town/Knaresborough  5ha  

Boroughbridge    3ha  
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c) The protection and improvement of best and good quality sites for 

employment use;  

 

d) Maintaining an appropriate mix of sites and premises to ensure 

adequate provision for small and medium sized enterprises.” 

 

**For the purposes of this policy, employment land is defined as land for 

industrial/business development and covers use classes B1a (offices), B1b 

(research & development), B1c (light industry), B2 (general industry) and B8 

(storage & distribution).” 

 

 The Core Strategy then sets out its approach to maintaining a mix of sites and premises in 

paragraphs 5.22 to 5.26, including: 

 

“It is important for the local economy that a range of different sites and 

premises is provided to accommodate the full spectrum of user requirements. 

This includes ensuring that sites are available to meet the needs of small to 

medium sized enterprises.  

 

The approach to employment land protection will be based on the 

employment hierarchy as set out in the ELR. The ELR classified sites according 

to their importance and function in the employment hierarchy. The following 

categories were identified:  

 

• Best Urban - Good quality sites suitable for local or incoming clients with 

a national/ regional choice of locations  

• Good Urban - Good quality sites mainly suitable for locally based clients  

• Other Urban - Sites which (could) perform a role for local clients  

• Other Local - Moderate to poor quality site which may have potential for 

release to other forms of development subject to monitoring  

 

Best Urban and Good Urban sites represent the District’s key employment 

sites and gradual erosion through encroachment of alternative uses will be 

resisted.  

 

Other Urban and Other Local sites also perform important functions in the 

local economy. The loss of Other Urban sites will generally be resisted. Other 

Local sites generally perform poorly under a qualitative assessment but can 

provide an important supply of lower grade employment land for the cheaper 

end of the market.  
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Sites will be classified through the Development Control Policies DPD, together 

with criteria based policies for their protection. 

 

 In relation to sustainable holiday tourism the Core Strategy states in paragraph 5.7 and this 

extract from paragraph 5.8: 

 
“Harrogate District contains a number of significant tourist attractions. These 

include the attractive natural landscape of the Nidderdale AONB; traditional, 

unspoilt villages and market towns and the appealing built environment of 

Harrogate Town. Other attractions include Fountains Abbey (a World 

Heritage Site), Ripon Cathedral, RHS Garden Harlow Carr in Harrogate and 

Mother Shipton’s Cave at Knaresborough. 

Sustainable tourism growth needs to respect the high quality built and natural 

environment. Tourism should be based upon, and support, the local 

distinctiveness of the District. This sense of place creates a unique 

environment that attracts visitors. It is recognised that there is a need to 

increase the quality of the tourism offer through improvements to visitor 

accommodation, infrastructure and attractions. Visitor access is an important 

consideration. Large numbers of visitors arriving in the area can have a 

significant impact on rural roads and small villages and add to congestion in 

the District’s main settlements.” 

 
 Furthermore, the core strategy contains policy JB2: conference and business tourism which 

states: 

 
“The Borough Council will support the conference and business tourism industry by:  

 
a) Resisting proposals which undermine conference and business 

tourism to the detriment of the vitality and viability of Harrogate town 

centre;  

b) Protecting hotel room space and increasing hotel provision in 

Harrogate town centre;  

c) Supporting the expansion and re-development of the Harrogate 

International Centre;  

d) Securing significant improvements to accessibility between the 

Yorkshire Showground and Harrogate town centre.” 

 

 Much of the explanation of this approach focuses on Harrogate town centre. There is little 

practical support offered to Ripon’s tourism economy by way of protecting and promoting 

the tourism offer. Indeed, the approach to the city centre as set out in policy JB4, purely 

focuses on the retail element. 
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3.3 Harrogate District Local Plan: Draft Development Management Policies 

Consultation: November 2015 

 

 As part of the development of the new Harrogate District Local Plan, the draft development 

management policies were published for consultation in November 2015. This included draft 

policy EC4: Protection of Tourist Facilities, which includes proposals relating to the protection 

of hotels: 

 
“Proposals involving the change of use of hotels in the district with 20 or more 

lettable bedrooms will not be permitted unless clear evidence is provided to 

demonstrate that they are no longer viable, including: 

 
1. evidence that the hotel has been actively marketed at existing use value for at least 

12 consecutive months; 

2. occupancy rates for the last three years of operation; and 

3. capital expenditure in the last five years of operation. 

 

Applicants will also be required to demonstrate that there will be no 

significant adverse impact on the supply or quality of visitor accommodation 

available in the area.” 

 

 This policy is justified by this extract from paragraph 5.26: 

 
“Protecting existing tourist facilities, including ensuring that there is a 

sufficient range and quality of visitor accommodation available in the district, 

whilst encouraging investment in existing and new tourist facilities and 

supporting infrastructure is therefore vital to the continuing success of this 

sector.” 

 

 Further information in relation to the hotel protection policy and of relevance to the City Plan 

is provided in this extract from paragraph 5.27 and 5.29: 

 
“The health of the visitor and business tourism industry is important to the 

continued vitality and viability of the district's towns and villages, and the 

communities that live and work here.” 

“The Council's Visitor Accommodation Study (2015) identified that hotels with 

20 or more lettable bedrooms provide in the order of 72% of the total bedroom 

stock in the district and also tend to have higher room occupancy rates than 

smaller establishments. These larger hotels however account for only around 

19% of the number of establishments offering serviced visitor accommodation 

in the district. Therefore, the loss of hotels of this size has a significant impact 

http://consult.harrogate.gov.uk/file/3641788
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on the availability of visitor accommodation in the district, on local 

employment opportunities, and on the district economy. “ 

 

 The implementation of the policy is as proposed in paragraphs 5.30 and 5.31, which states: 

 
“It is accepted that it may not always be reasonable to insist on all hotels 

remaining in that use. However, to accept any loss it must be demonstrated 

that the hotel is no longer viable for use as such for the foreseeable future. In 

order to demonstrate non-viability, proof will be required to show that a hotel 

has been effectively marketed by an appropriate agent at existing use value 

for at least a year. Evidence will also be required of occupancy rates for at 

least the last three years and of capital expenditure in the last five years. The 

following information will be required:  

 

• copy of sales particulars;  

• details of the original price, date of purchase and the new guide price;  

• schedule of the advertising carried out, with copies of the advertisements 

and details of where and when the advertisements were placed, along 

with an estimate of the expenditure incurred from advertising;  

• the confirmed number of sales particulars distributed, along with a 

breakdown of where the enquiries resulted from, for example, from the 

"For Sale/To Let" board, advertisements, etc;  

• details of the number of viewings;  

• resulting offers and why they were dismissed;  

• details of the period when a "For Sale/To Let" board was displayed, or if 

not, the reasons behind the decision;  

• timetable of events from the initial appointment of the agents to current 

date.  

 

It must be demonstrated that the loss of the hotel will not undermine the 

existing supply of serviced accommodation in the area. Specifically, the loss of 

the hotel should not significantly affect the overall number of rooms available 

or the quality of accommodation in the area. This will be particularly relevant 

to rural areas outside of Harrogate town where there may be limited choice 

of alternative accommodation and where accommodation is important to 

support the local economy.”  

 

 The Harrogate Borough Council Visitor Accommodation Study (2015) has been reviewed and 

the analysis is presented in section 8 of this document. 

 
 
 

https://www.harrogate.gov.uk/downloads/file/262/harrogate_district_visitor_accommodation_study_2015
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3.4 Harrogate District Draft Local Plan 

Consultation: October 2016 

 

 As part of the development of the new Harrogate District Local Plan, a draft document was 

published for consultation in November 2016. This provides an integrated approach to the 

economy by outlining an approach to employment land (draft policy EC1: Protection and 

Enhancement of Existing Employment Areas), town and city centres (draft policy EC5: Town 

and Local Centre Management - see separate chapter and supporting document) and tourism 

(draft policy EC6: Protection of Tourist Facilities) all within chapter 4.  

 

 Draft policy EC1: Protection and Enhancement of Existing Employment Areas states the 

following: 

 

The following key employment sites as identified on the Policies Map should 

continue to be occupied by employment uses:  

 

• Cardale Park, Harrogate  

• Hornbeam Park, Harrogate  

• St James Park, Knaresborough  

• Melmerby Business Park, Melmerby  

• Claro Park, Harrogate  

• Plumpton Park, Harrogate  

• Manse Lane, Knaresborough  

• Boroughbridge Road, Ripon  

• Harrogate Road, Ripon  

• Dallamires Lane, Ripon  

• Bar Lane, Boroughbridge  

• Fearby Road, Masham  

• Marston Business Park, Tockwith  

• Manse Farm, Knaresborough  

• Dunlopillo, Pannal*  

• New York Mills, Summerbridge  

• Draft Employment Allocations, once developed  

• H16: Playing fields, Harrogate College  

• H28: Land at Wetherby Road, Harrogate  

• FX4: Employment site to the south of the A59, Flaxby Green 

Park  

• MB3: Land south of Barker Business Park, Melmerby  

• TW2: Land to the north of Marston Business Park, Tockwith  

 

https://www.harrogate.gov.uk/downloads/download/149/draft_local_plan
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The development or redevelopment of land and premises within these sites 

for purposes other than business, general industrial and storage and 

distribution (as defined by Use Class B1, B2 and B8 of the General 

Development Order) will not be permitted unless it can be clearly 

demonstrated that the proposed use is ancillary to the functioning of the 

employment site and the following criteria are met:  

 

A. There is no unacceptable impact on the quality and quantity of 

employment land supply;  

B. There is no unacceptable impact on the operation of the site as a key 

employment area;  

C. There is no unacceptable amenity impact;  

D. The proposal provides a complimentary benefit to the employment area.  

 

The use of other employment sites for non Business, General Industrial and 

Storage/Distribution (B1, B2, B8) uses will be resisted. However, in considering 

proposals for alternative uses the following will be considered:  

 

E. Impact on the quality and quantity of employment land supply;  

F. Ability to accommodate smaller scale requirements;  

G. Details of active marketing;  

H. Viability of employment development; 

I. Amenity considerations; 

J. Planning problems of the continued use of the site for employment.  

 

* this would relate to the area of the site in employment use 

 

 Additionally, recognising the importance of the tourism sector of the economy, draft policy 

EC6: Protection of Tourist Facilities states: 

 

Hotel Protection  

Proposals involving the change of use of hotels in the district with 20 or more 

lettable bedrooms will not be permitted unless clear evidence is provided to 

demonstrate that they are no longer viable, including:  

 

A. Evidence that the hotel has been actively marketed at existing use value 

for at least 12 consecutive months;  

B. Occupancy rates for the last three years of operation; and 

C. Capital expenditure in the last five years of operation.  
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Applicants will also be required to demonstrate that there will be no 

significant adverse impact on the supply or quality of visitor accommodation 

available in the area.  

 

Protection of Tourist Attractions  

Proposals that would result in the loss of a tourist attraction will not be 

permitted unless:  

 

D. Clear evidence is provided to demonstrate that the continued use is no 

longer viable, including:  

i. evidence that the attraction has been actively marketed at existing 

use value for at least 12 consecutive months;  

ii. visitor numbers for the last three years; and  

iii. capital expenditure in the last five years of operation; or  

 

E. The attraction is viable but has been actively marketed at existing use 

value for two years.  

 

Proposals for non-tourist related development, which would be likely to result 

in harm to the continued attractiveness and operation of an existing tourist 

attraction, will not be permitted unless that development would deliver clear 

public benefits that are incapable of being provided in a less harmful manner. 

 

 

4 Ripon City Plan Vision and Objectives 

 

4.1 Ripon City Plan – Updating You on Progress 

Published: December 2013 by Ripon City Plan Committee 

  

 Following the initial consultations, the Ripon City Plan Committee published an update in 

December 2013. This was based upon confirming the mission statement of the Ripon City Plan 

and confirming the vision and objectives based upon the feedback from the community 

during the “How could Ripon be better for you?” consultation which took place between April 

and June 2013. 

 

 One of the main reasons for key stakeholders within the City coming together and wanting to 

develop a Neighbourhood Plan, was the belief that Ripon could build a stronger, more 

competitive economy if it were able to embrace localism and develop a new strategic 

approach. It is therefore not surprising that the economy featured strongly in many people’s 

responses to the consultation. 

 

 

https://cityplanripon.files.wordpress.com/2013/07/drop-in_session_displays_webversion_07-12-13.pdf
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 All of this is reflected in these extracts of the vision: 

 

“By 2030 the city of Ripon will be the acknowledged centre of the 

predominately rural area of western North Yorkshire between the A1 and the 

Yorkshire Dales National Park north of the Harrogate and Knaresborough 

urban area and south of Richmondshire and Bedale. It will be:  

 

• a meeting place of choice for culture, leisure and tourism for residents 

and visitors  

• a centre for financial and commercial services, well connected to high 

quality digital communications for business and home-working   

• providing services and skills to the agri-economy and industry 

 

… The city centre’s Georgian, Victorian and mediaeval townscape and historic 

street pattern will be conserved with the Cathedral Precinct, Market Place, 

Spa and emerging Cultural Quarters integrated for the enjoyment of residents 

and visitors alike ...” 

 

 Furthermore, the key relevant objectives include: 

 
1. To strengthen the city centre as the meeting place of choice for Ripon residents and 

visitors by: 

• promoting uses that support the creation of an evening economy 

• designating ‘quarters’ to promote cultural and leisure destinations 

 

6. To facilitate the regeneration of Ripon by: 

• designating mixed use areas 

• providing tourist accommodation 

 

7. To identify the opportunities and constraints in attracting resources for the delivery of 

proposals. 

• Consider the infrastructure requirements of Ripon’s regeneration and 

development 

•  

8. To identify opportunities that arise during the preparation of the plan for the City 

Council (leading through the City Development Initiative) to:  

• influence the strategies of others for making Ripon a better place 

• develop projects that improve the city for residents and visitors, neighbours 

and businesses   
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 The policies in this section of the Ripon City Plan derive from a comprehensive awareness of 

the challenges and opportunities facing the city and based upon the evidence gathered which 

provides a holistic view of the local economy. Some evidence provided in other supporting 

documents is also relevant here and vice-versa but rather than concentrate everything that is 

relevant in this single place, other material will be cross-referenced. 

 

 

5 Reports and Information from Public, Practitioner and Industry Bodies 

 

5.1 Building Our Industrial Strategy 

Published: January 2017 by HM Government 

 

 The Government Green Paper sets out a modern industrial strategy as a critical part of a plan 

for post-Brexit Britain helping to deliver “...a stronger economy and a fairer society – where 

wealth and opportunity are spread across every community in our United Kingdom, not just 

the most prosperous places in London and the South East.” 

 

 Key objectives of the strategy are to (page 6): 

 

• build on our strengths and extend excellence into the future;  

• close the gap between the UK’s most productive companies, industries, 

places and people and the rest; and 

• make the UK one of the most competitive places in the world to start or 

grow a business. 

 

 The approach set out in the strategy is based upon 10 pillars which are believed to be 

important to drive forward the industrial strategy across the entire economy (page 10): 

 

“These lessons have led us to the 10 pillars for the industrial strategy we set 

out in this paper. We are proposing these areas because the evidence shows 

that they drive growth. Places with higher rates of investment in research and 

development, more highly skilled people, better infrastructure, more 

affordable energy and higher rates of capital investment grow faster and have 

higher levels of productivity. Policies on trade, procurement and sectors are 

tools we can use to drive growth by increasing competition and encouraging 

innovation and investment. Through central government actions and by 

strengthening the local institutions that support a more productive economy 

we can ensure that growth is driven across the whole country.” 

 

 Of the 10 pillars, those most relevant and appropriate to the Ripon economy and more 

particularly the Ripon City Plan are (page 11): 

 

https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/611705/building-our-industrial-strategy-green-paper.pdf
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3.  Upgrading infrastructure – we must upgrade our standards of 

performance on digital, energy, transport, water and flood defence 

infrastructure, and better align central government infrastructure 

investment with local growth priorities. 

9.  Driving growth across the whole country – we will create a framework 

to build on the particular strengths of different places and address 

factors that hold places back – whether it is investing in key 

infrastructure projects to encourage growth, increasing skill levels, or 

backing local innovation strengths. 

10. Creating the right institutions to bring together sectors and places – we 

will consider the best structures to support people, industries and 

places. In some places and sectors there may be missing institutions 

which we could create, or existing ones we could strengthen, be they 

local civic or educational institutions, trade associations or financial 

networks. 

 

5.2 Strategic Economic Plan: Update 20161 

Published by: York, North Yorkshire and East Riding Enterprise Partnership 

 

 Originally published in January 2014, the York, North Yorkshire and East Riding Enterprise 

Partnership’s Strategic Economic Plan sets out the long-term vision for the sub-regional 

economy, providing the basis for funding agreements with central government. 

 

 The Local Enterprise Partnership’s vision is to make York, North Yorkshire & East Riding the 

place in England to grow a small business, combining a vibrant business location with an 

enviable quality of life. The Strategic Economic Plan now sets out five priorities:  

 

• Profitable and ambitious small businesses;  

• A global leader in agri-food and the bioeconomy;  

• Inspired People;  

• Successful and distinctive places; and  

• A well connected economy.  

 

 Whilst the update shows that progress has been made in the LEP area, there are challenges 

which still remain. In particular, the most recent update highlights that (page 9): 

 

“The area has delivered strongly in relation to job creation having already 

exceeded the overall jobs target. Given 20,000 of the jobs created between 

                                                      
 
 

http://www.businessinspiredgrowth.com/wp-content/uploads/2016/07/SEP-Update-2016.pdf
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2012 and 2014 were in low paid sectors of tourism, retail, care and admin 

though, the challenge now is on delivering well-paid jobs.  

 

With an economy that has high skill levels and low unemployment on the 

whole, the focus for investment and activities should be aligned towards 

ensuring quality well-paid jobs in high value sectors thereby increasing 

existing wage levels in every area of the area. This may mean different 

approaches and focus in different areas. To be a high pay low welfare 

economy will also mean focused attention on particular areas of deprivation 

or market failure.  

 

So we are adding two interlinked targets for greater focus over the next 

period:  

To narrow the gap between the area’s median wages and national average  

To narrow the gap between the area’s productivity and national average” 

 

5.3 The Plan for Economic Growth for North Yorkshire 

Published: March 2017 by North Yorkshire County Council 

 

 Considered and adopted by the Council’s Executive in March 2017, the Plan for Economic 

Growth for North Yorkshire is introduced as follows (extracts from paragraphs 2.2 and 2.3): 

 

“Although the Council endorses and supports the YNYER, Strategic Economic 

Plan the recent Local Government Association (LGA) Peer Review suggested 

that the Council could take a greater leadership role in delivering economic 

growth and local regeneration across the County.  

 

Taking a more proactive role in delivering economic growth will enable the 

Council to better shape future needs for transport infrastructure and 

educational investment which both impact directly on the Council’s 

resources.” 

 

 The executive summary of the plan states (page 4): 

 

“This document outlines the County Council’s vision for economic growth and 

identifies the role of North Yorkshire County Council in supporting this 

aspiration which can in turn lead to better quality of life for all of the County’s 

citizens by increasing average wages, improving long term health outcomes, 

addressing economic inequality and creating greater levels of choice and 

fulfilment for those people wishing to live and work in North Yorkshire.  

 

http://democracy.northyorks.gov.uk/FunctionsPage.aspx?dsid=80993&action=GetFileFromDB
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In developing a plan for economic growth North Yorkshire County Council is 

seeking to clarify its aspirations for delivering growth in the County and also 

to emphasise its role in supporting the aspirations of the County’s District 

Councils and the YNYER Local Enterprise Partnership and City of York, to 

deliver shared aspirations and outcomes which benefit the citizens of North 

Yorkshire.” 

 

 The identified vision and aims (page 4) are: 

 

“Vision: A place with a strong economy and a commitment to sustainable 

growth that enables everyone to fulfil their ambitions and aspirations.  

 

Aims (what we aspire to achieve): 

1. A larger business base and increased numbers of good quality jobs. 

2. People across the County have equal access to economic opportunity. 

3. Increase the overall median average wage. 

 

 North Yorkshire will be a modern economy characterised by high quality, 

efficient transport and communications, higher levels of entrepreneurialism 

and opportunities for younger people to access good quality employment and 

affordable housing opportunities.  

 

Alongside this an attractive and active quality of life, high quality affordable 

housing provision and access to cultural experiences will be important in 

attracting and retaining skills and knowledge as well as ensuring a healthy 

and happy workforce.”  

 

 The seven identified enablers which will allow the County Council to achieve its aims (page 5) 

are: 

 

1. Create high quality places and increased housing provision and green 

infrastructure – in partnership with District Councils, National Parks and Local 

Enterprise Partnership and Local Nature Partnership, NYCC will support the 

development and delivery of strategic housing and employment sites, and the 

regeneration of town centres in order to provide high quality housing 

provision, education and health care for everyone.  

 

2. Deliver a modern integrated transport network – delivering the Council’s 

Strategic Transport Prospectus, improving strategic road and rail links 

between the east and west sides of North Yorkshire to improve access to 

knowledge, markets, skills and supply chains within the County by connecting 

North Yorkshire to the Northern Powerhouse and the rest of the UK. 
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3. Increase skills levels and ensure that the workforce meets the needs of the 

County – ensure a clear pathway for young people from education to training 

and employment and undertake measures to support the development of the 

workforce that meets the social and economic needs of the County. NYCC will 

develop a skills and training strategy for North Yorkshire which seeks to 

ensure that further education and skills development meets the needs of 

North Yorkshire businesses and supports the aspirations of all the people of 

North Yorkshire.  

 

4. Keeping the workforce healthy and happy – through supporting initiatives, 

including adult health, social care and road safety, that promote and 

maintain good mental and physical health in people of all ages.  

 

5. Creating the right conditions for business growth and investment – in North 

Yorkshire by promoting the County as a vibrant, high value location with high 

quality provision of education and skills and distinctive local places with an 

excellent quality of life offer, a high quality transport and communications 

network. NYCC will seek to support investment projects by working closely 

with partners to facilitate business growth, inward investment and 

development. Through its Trading Standards and licensing functions NYCC 

will continue to support legitimate businesses to trade successfully and to 

expand.  

 

6. Enhancing the environment and developing tourism and the green economy 

– by promoting and improving the County’s environment, ecology and 

heritage to deliver a high quality natural and built environment, and by 

supporting low carbon energy generation and the development of 

economically, socially and environmentally sustainable local communities. 

NYCC will build on the work of developing Allerton Park, Energy from Waste 

project and will seek to develop opportunities to generate economic growth 

using the County’s natural, ecological and heritage assets.  

 

7. Deliver a modern communications network – through the Council’s 

ownership of NYNET we will continue working to support the roll out of latest 

broadband and mobile communications technology to 100% of the County’s 

residents. NYCC will also seek to engage with mobile phone providers to 

deliver latest generation connectivity across the whole of North Yorkshire. 
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5.4 Strategic Economic Plan 2016 - 2035 

Published by: Leeds City Region Enterprise Partnership 

 

 Harrogate District sits within both the York, North Yorkshire and East Riding Enterprise 

Partnership and the Leeds City Region Enterprise Partnership. Whilst from an economic 

perspective Ripon sitting at the north of the Harrogate District is much more akin to the 

market towns that are in the predominance in the rural LEP, there are nonetheless key 

economic links to the more urban city region too. 

 

 The stated transformative vision of the strategy (page 4) is: 

 

“To be a globally recognised economy where good growth delivers high levels 

of prosperity, jobs and quality of life for everyone.” 

 

 The approach in the strategy is based upon four interconnected priorities and a central 

principle of ‘good growth’ which means (page 5): 

 

“This means achieving both the right quantity and the right quality of growth; 

creating a strong, productive and resilient economy where a radical uplift in 

business competitiveness, productivity and profits goes hand in hand with 

access to good jobs that pay higher wages, and where all residents have 

access to opportunity and enjoy improved quality of life.  

 

The value of this is clear - people are better off, the local economy is 

transformed and boosted, the environment is improved and government is 

able to spend less on welfare. This will underpin everything we do and be used 

as a principle against which we will test and measure success.” 

 

 The four identified interconnected priorities (page 8) are: 

 

• “Priority 1 – growing business 

• Priority 2 – skilled people, better jobs 

• Priority 3 – clean energy and environmental resilience 

• Priority 4 – infrastructure for growth” 

 

 Additionally, the strategy states (page 7): 

 

“… a set of 10 Headline Initiatives have been identified as the vital 

developments that we wish to see delivered – or well on the way to delivery - 

over the next 10 years.  

 

http://investleedscityregion.com/system/files/uploaded_files/SEP-2016-FINAL.pdf
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In effect, they are the large scale ‘game changers’ that will enable us to make 

real progress towards achieving the City Region’s vision. They address key, 

evidence based issues and opportunities, span all four priorities of this 

strategy and will support its good growth principles.” 

 

 These 10 headline initiatives under the four priorities are (page 8): 

 

“Priority 1 – growing business 

• Implement coordinated and wide ranging action to radically increase 

innovation  

• Become a global digital centre – with specialisms in data storage, 

analytics, digital health and tech skills  

• Boost business growth, productivity, exports and investment by linking 

businesses to support and funding, including through the lep growth 

service, skills service and trade and investment programme  

 

Priority 2 – skilled people, better jobs 

• Deliver a ‘more jobs, better jobs’ programme to widen employment, skills, 

apprenticeships and progression opportunities, linked to neet-free goals  

• Devise and deliver a programme of action to increase high level skills and 

close the gap to uk average targeted investments and innovation  

 

Priority 3 – clean energy and environmental resilience 

• To make the city region a leading edge centre for zero carbon energy  

• Make climate change adaptation and high quality green infrastructure 

integral to improving the city region economy and its spatial priority areas  

 

Priority 4 – infrastructure for growth 

• Deliver 30+ west yorkshire plus transport fund schemes and make 

progress towards a single ‘metro style’ public transport network, 

connected to major national/northern schemes such as hs2 and northern 

powerhouse rail  

• Develop and regenerate integrated spatial priority areas, supporting 

employment, quality environments and the building of 10,000-13,000 

new homes per year  

• Develop an integrated flood risk reduction programme, incorporating 

flood defences, green infrastructure and resilient development” 

 

5.5 Premier Inn - Target Towns 

 

 In looking for evidence to support the perception about the lack of hotel bed spaces in Ripon 

it has been necessary to assess market conditions to test the viability of this proposal and to 

https://www.whitbread.co.uk/global/property-and-suppliers/premier-inn.html
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obtain information about interest from operators in relation to providing a new hotel in Ripon. 

The focus has been on the national budget hotels, motels and travel lodges companies.  

 

 Premier Inn is part of the Whitbread Hotel and Restaurant group of companies which also 

includes Costa, Brewers Fayre, Beefeater Grill and other brands. The company’s website 

states that: 

 
“Premier Inn is aiming to develop 8 million sq ft of new hotel and restaurant 

space over the next five years to achieve our target of 85,000 bedrooms by 

2020.  We have a secured pipeline of more than 13,500 Premier Inn bedrooms 

and we have a full list of requirements across the UK and in London.” 

 

 The company publishes their requirement list and encourages those with site proposals to 

contact them. From the Target Towns List (2015) Provinces the Ripon catchment is identified 

as a location with a requirement for 50 rooms as a “joint” model. Elsewhere, further 

information is published about the company’s requirements in the form of geographic based 

investment brochures and a “joint” model is identified as: 

 
“Joint Site Premier Inn: 

• Premier Inn with adjoining branded restaurant 

• Larger footprint sites 

• Suits smaller towns and edge of town 

• Typically 1.5 – 2.5 acre site” 

 

5.6 Travelodge - UK Target Locations 

 

Like Premier Inn, Travelodge also has plans for a rapid expansion. The 

company’s website states: 

 

“Travelodge has a requirement to open 2,000 p.a. with a total requirement 

for a further 20,000 bedrooms by 2025. 

The Travelodge Target Location List provides details of the locations and ideal 

room numbers that we are seeking throughout the UK. Whilst this list offers a 

guide of Travelodge’s requirements, it is not exhaustive and we would also 

welcome details of opportunities that do not appear on the list.” 

 

 The company also provide further details about their specific requirements for developments: 

 
“In order to afford these, we actively encourage developers to incorporate the 

hotel as part of a mixed use scheme, above, alongside or below any other 

appropriate user. Town & City Centre locations are our strong preference and, 

where overnight car parking is available within an easy and safe walk of the 

https://www.travelodge.co.uk/property-development/new-developments/uk-target-locations/
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hotel, we are prepared to accept no car parking. In edge of town and suburban 

locations, prominent and easily accessible sites are a requirement, with a 

good on-site parking ratio. Major transport interchanges and prominent A-

Road locations will also be considered, but will usually need a complimentary 

breakfast and evening food offer to be located nearby.” 

 

 Furthermore, the company announced in September 2015 that it planned to invest £80m to 

open 13 new properties and create 300 jobs because it saw Yorkshire as a “key growth area”. 

This is apparent from the details they have published of their target locations. 

 

 Ripon would seem to fall within the North East region, however, the city is not identified on 

the latest version of the target list document which was published in July 2016. Of note is that 

several nearby towns are identified including an additional hotel in Harrogate (identified as 

deal done at 70 beds), Knaresborough, Northallerton / Thirsk and Wetherby. Given that all of 

these locations are in very close proximity it may be that there is some potential for Ripon to 

be considered particularly in view of the comments identified above about the list not being 

exhaustive.  

 

5.7 Other Hotel Operators 

 

 Following publication of the draft Ripon City Plan in September 2016, another hotel and pub 

chain operator has shown interest in investing in the city on a site not proposed in the Ripon 

City Plan.  

 

 

6 Harrogate Borough Council Strategies, Reports and Commissioned Evidence 

 

6.1 Harrogate District Local Plan: Employment Land Review 

Published: November 2015 by Harrogate Borough Council 

 

 Completed in June 2015 by Atkins, this document was commissioned by Harrogate Borough 

Council to feed into the evidence base for the new Local Plan and was an update of the District 

Employment Land Review carried out in 2006 to inform the core strategy and set against the 

background of a Regional Spatial Strategy.  

 

 The 2006 Review Report was the result of a commission awarded to Drivers Jonas in June 

2005 and was solely concerned with the provision of employment land for manufacturing, 

warehouse and distribution and office uses. 

 

 The 2015 Employment Land Review contains an analysis of the 2006 report to provide 

context. In relation to Ripon, at paragraph 2.5.13 it states: 

 

http://www.bbc.co.uk/news/uk-england-34151101
https://travelodgepropertynews.com/wp-content/uploads/2016/07/North-East-July-2016.pdf
https://www.harrogate.gov.uk/download/downloads/id/267/employment_land_review_2015.pdf
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“Ripon was the most significant sub-area in overall quantitative employment 

land supply terms, providing around a third of Harrogate District’s total 

provision. However, whilst vacant land supply equated to about 15 hectares, 

about 9 hectares were not considered to be immediately available. Vacant 

premises in Ripon were extremely limited in number, with only one office and 

one industrial / warehousing opportunity identified.” 

 

 The 2015 Employment Land Review also references a “Review of Best and Good Employment 

sites in 2011, of which it says: 

 

This Review was carried out ‘in-house’ by Council staff and published in May 

2011. The aim of the Review was to carry out a qualitative assessment of 

existing employment sites which were not assessed as part of the Employment 

Land Review in 2006 and any additional sites subsequently identified by the 

Council. The Review assessed each site against a set of criteria grouped under 

the headings of market attractiveness, sustainability and strategic planning 

considerations.  

 

In total the Review assessed eight sites which were classified as follows: 

  

• Best Urban - Hornbeam Park, Harrogate;  

• Good Urban – Claro Park and Plumpton Park, Harrogate; Manse Lane, 

Knaresborough; Dallamires Lane, Ripon; Marston Business Park, 

Tockwith;  

• Other Urban – Tockwith Business Park; and  

• Other Local – Killinghall Stone Quarry.  

 

This classification is important because Policy JB3 of the Adopted Core 

Strategy policy requires the protection and improvement of the District’s ‘Best’ 

and ‘Good’ quality employment sites. 

 

 The 2015 Employment Land Review (data from October – December 2014) assesses the local 

property market and suggests that Ripon has 23% of the available employment floorspace. 

Breaking this down the report first assesses industrial and warehousing property and states 

in paragraphs 4.2.2 to 4.2.6: 

 

“Table 4-1 shows there are currently 32 available industrial premises in the 

District, with a total floor space of 472,064 sq. ft. No industrial floorspace is 

available within Boroughbridge or the Rural West, and in the remaining areas 

there is a fairly even distribution. However, Ripon has a slightly larger 

availability with 32% of all available floorspace being located there.  

 



Submission Draft Plan Supporting Document D Supporting the Ripon Economy 

 

Page 37 

 
 

As can be seen in Table 4-1 the majority of available properties (65%) are less 

than 5,000 sq. ft. in size, with few larger premises being available. This 

matches discussions with local agents which suggest the greatest demand for 

industrial space comes from occupiers seeking premises in the size of 2,000 – 

5,000 sq. ft. 

 

Discussions with local agents suggest that, in general terms, the supply of 

industrial properties is steady across the District, with a good level of turnover. 

Businesses generally look for good quality, modern, well landscaped premises 

which are often on the market for short periods of time given the high demand 

across the District.  

 

In line with the figures shown in Table 4-1, Ripon is identified as having the 

most surplus industrial floorspace compared to the other sub-areas in the 

District, with Boroughbridge and the Rural West having the least.  

 

For warehousing development in particular, locations close to the strategic 

road network are important. Generally occupiers are looking for higher quality 

more modern industrial premises, with good quality landscaping and 

supporting facilities on or close to their facilities. Melmerby, Bar Lane, St 

James, Knaresborough and Boroughbridge were all identified by agents as 

being successful and near full occupation.”  

 

 The data in table 4-1 shows that there were 5 vacant units in Ripon totaling 151,947 sq.ft. of 

floorspace and this equates to 32% of the total floorspace available in the District. This is 

mainly on account of one large single unit of in excess of 40,000 sq.ft. 

 

 The data in relation to offices in table 4-2 shows that there were 10 vacant units in Ripon 

totaling 24,821 sq.ft. of floorspace and this equates to 9% of the total floorspace available in 

the District. This is mainly on account of the 210,566 sq.ft. available within Harrogate town 

which diminishes the availability elsewhere. 

 

 Whilst not disaggregated to the various local economies in the Harrogate District, the 2015 

Employment Land Review does seek to provide some estimates of future demand for 

employment land. Employing three different scenarios to model this, at paragraph 6.5.3. the 

report concludes: 

 

"A common pattern across all scenarios is continued employment growth (and 

therefore increasing floorspace and land requirements) in the B1a/b, B1c and 

B8 sectors and decline in B2 employment. This supports the evidence gathered 

in conversation with local businesses, developers and the Council. A key 

objective should therefore relate to testing any surplus B2 floorspace and land 
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for its ability to be re-used for B1 and/or B8 purposes. If the assessment shows 

surplus B2 sites to be unfit for B1/B8 uses then they should be considered for 

release for other uses while appropriate land is allocated to meet the growing 

B1 and B8 needs. Furthermore, as it is unlikely that all surplus B2 land will be 

reused for B1 and B8 purposes it will be important to safeguard and intensify 

suitable B1 and B8 locations and protect vacant / undeveloped employment 

land so that Harrogate’s economy can continue to grow over the plan period.” 
 

 Chapter 7 of the Employment Land Review is an assessment of existing employment areas. In 

total 25 were reviewed: 

 

 “… consisting of a mix of existing employment areas, brownfield and 

greenfield sites. The employment areas have been considered as part of an 

overall assessment focussed on the existing quality of B-class premises and 

level of vacancy, along with potential for redevelopment opportunities.” 

 

 Those identified within the Ripon City Plan area are: 

 
 

Site number Site name Sub Area 

8 Ash Grove Industrial Estate Ripon Ripon 

15 The Maltings, Ure Bank Top Ripon 

25 Bondgate Regeneration Area Ripon 

34 Boroughbride Road Ripon 

36 Dallamire Lane Ripon 

 
 

 Section 7.8 of the report is titled Potential B-class development land. This is an analysis of 

some key vacant pieces of land within the existing employment areas that were reviewed as 

part of the site appraisal. Identified in Ripon is the Maltings at Ure Bank Top, which is shown 

as 0.3Ha of vacant / derelict employment land and of which the report assesses the 

opportunity as: 

 

“Vacant Site – Part of site is underutilised and occupied with a building (Grade 

II listed) which could limit potential for any development on site” 

 

 Section 8 of the report is about the supply of employment land and identifies a number of 

potential sources that could bring forward new employment floorspace, including: vacant 

floorspace, commercial development pipeline and permitted development rights. Further 
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analysis of the vacant floorspace shows that the Bondgate area of Ripon comprises a 

significant amount of this: 

 

“The largest proportion of vacant B-class floorspace on sites reviewed as part 

of the site appraisals was within Site 25, although the site is currently being 

marketed as a mixed use scheme, for residential redevelopment which would 

reduce the floorspace used for B-class.” 

 

 Ash Grove Industrial Estate is also shown as having vacant light / general industrial floorspace 

(B1c / B2). 

 

 Section 9.4 of the Employment Land Review identifies the employment suitability score of 

existing employment areas in Harrogate District. The scores for the sites within Ripon are 

shown as: 

 

Site 

number 

Site name Overall 

suitability 

score (%) 

Scope for change 

8 Ash Grove 

Industrial 

Estate 

Fair 

44 

Existing building stock is of poor quality however 

the premises have scope for change, the site 

performs an important role to small businesses 

by providing low cost units for uses such as car 

repairs, tyre centre and a small engineering firm. 

The premises could be improved over time. 

15 The Maltings, 

Ure Bank Top 

Good 

63 

Change would require major redevelopment and 

removal of listed building 

25 Bondgate 

Regeneration 

Area 

Good 

72 

Any change to the site would require major 

redevelopment. Existing vacant employment 

area may be improved over time, there is no 

scope for expansion. 

34 Boroughbridge 

Road 

Fair 

55 

Change would require major redevelopment 

36 Dallamire Lane Fair 

53 

Change to the site would require major 

redevelopment although existing premises could 

be improved over time. 
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 Section 9.6 identifies potential future employment allocations and an assessment of a further 

14 sites were carried out. The sites located across the district were either identified by 

Harrogate Borough Council, submitted to the Council through previous consultations and 

‘Call-for- Sites’ exercises or were previous employment allocations. Those within Ripon were: 

 

Site 

number 

Site name Approximate 

gross land 

area (ha) 

Approximate land available for 

employment use (ha) 

16 Ripon Auction Mart 2.6 2.6 

21 Ripon Barracks 67.6 Unknown, further assessment 

required 

24 Hutton Bank, Ripon 0.6 0.6 

26 Gas Storage Site, Ripon 1.3 1.3 

35 Harrogate Road, Ripon* 1.6 1.6 

 
* Harrogate Road, Ripon gained planning consent for B1 and B2 office blocks under planning consent 11/01947/FULMAJ 

 

 Further analysis of the sites, to identify those most appropriate for development, was carried 

out looking at overall suitability and marketability. The assessment results for the Ripon sites 

were: 

 

Site 

number 

Site name Land available for 

employment use (Ha) 

Total score 

26 Gas Storage Site, Ripon 1.3 72.0 

35 Harrogate Road, Ripon* 1.6 66.0 

21 Ripon Barracks 67.6 60.3 

24 Hutton Bank, Ripon 0.6 56.0 

16 Ripon Auction Mart 2.6 52.0 

 
* Harrogate Road, Ripon gained planning consent for B1 and B2 office blocks under planning consent 11/01947/FULMAJ 

 

 In relation to the Ripon sites the Employment Land Review concludes at paragraph 10.3.4: 
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“In light of the analysis contained in this report, we firmly recommend that 

Harrogate Borough Council considers allocating additional employment land 

in order to fully meet demands over the plan period. Without sufficient 

employment land, projected job growth will be very difficult to achieve as 

existing businesses within the District may find it difficult to meet their 

aspiration to expand and inward investment to the District may be hindered 

due to a lack of suitable sites. This could ultimately mean that existing 

businesses and those looking to locate or invest in the District may choose to 

look elsewhere for suitable sites. Housing growth needs to be supported by 

new jobs, failure to provide sufficient land to meet the projected growth 

targets would impact on the number of jobs available to the existing and 

future residents of the District, and hence more residents would need to look 

outside the District for employment.” 

 

 Furthermore paragraph 10.4.4 suggests that strong protections is needed for the existing 

employment sites: 

 

“Given that the analysis has identified a shortage of readily available, viable 

and deliverable employment sites to meet future B1 and B8 needs, we 

recommend that in addition to identifying new employment allocations, the 

Council should include a strong employment protection policy in the Local 

Plan. This policy should seek to protect all existing employment areas from 

redevelopment to other uses with the exception of the sites identified above. 

Closely related to this policy should be a complementary policy that positively 

seeks to accommodate the expansion of existing businesses in the area either 

in situ (subject to other planning objectives and constraints) or with a choice 

of alternative locations.” 

 

 At paragraphs 10.5.4 and 10.5.5 the report draws conclusions about the approach to 

identifying future allocations and suggests in relation to Ripon (and Melmerby which located 

in close proximity fulfils a role for Ripon): 

 

“The following sites have been determined as the most suitable for future 

employment allocations, taking into account the market requirement. 

Although scoring highly, Site 5, Manse Farm and Site 35: Harrogate Road 

Ripon, have been excluded from the following list given their existing planning 

consents. These sites should be considered by Harrogate Borough Council for 

allocation in the emerging Local Plan. A brief summary of the potential sites 

is described below: 
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• Site 26: Gas storage Site, Ripon - located to the south east of Ripon to the 

east of the Ripon by-pass this site would provide excellent access to the 

strategic road network via the A61, the site would be most suitable for B8 

use, although other uses may be accommodated 

• Site 3: Land to the south of Barker Business Park, Melmerby - has the 

opportunity to provide an extension to the existing Barker Business Park, 

and would be able to provide land for the expansion of existing B class 

use businesses on site. 

 

Further to the above, it is understood that Ripon Barracks have been identified 

by the Ministry of Defence (MOD) for phased closure in 2015 and 2017-18. 

The scale and location of the site means it lends itself well for a residential- 

led mixed- used development, and therefore consideration should be given by 

Harrogate Borough Council for the potential of employment floorspace on this 

site.” 

 

6.2 Harrogate District Local Plan: Housing and Economic Development Needs Assessment 

Published: July 2017 by Harrogate Borough Council 

 

 Produced by GL Hearn Limited on behalf of Harrogate Borough Council, the Housing and 

Economic Development Needs Assessment (HEDNA), assesses a range of factors in 

accordance with guidance offered by the NPPF. 

 

 In relation to the supply of employment land, the approach is to divide the District into five 

sub-areas: 

 

• Rural West 

• Ripon & Boroughbridge 

• Knaresborough & surroundings 

• Harrogate & surroundings 

• Eastern rural 

 

 This approach obviously partially helps the Ripon City Plan by providing some disaggrgated 

data. 

  

https://www.harrogate.gov.uk/downloads/file/2714/2017_housing_and_economic_development_needs_assessment
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 There are 14 sites of employment land identified in the report in the Ripon and Boroughbridge 

sub-area is at: 

 

Site Hectares 

Bar Lane, Boroughbridge 30.13 

Melmerby Business Park 35.78 

Dallamires Lane, Ripon 13.87 

Boroughbridge Rd, Ripon 4.95 

Land west of Barker Business Park, Melmerby  5.9 

Land south of Barker Business Park, Melmerby  3.2 

Harrogate Rd, Ripon  1.11 

The Maltings, Ure Bank Top  0.99 

Land at Hutton Bank, Ripon  1.41 

Auction Mart, Ripon  2.63 

Ash Grove Industrial Estate, Ripon  1.5 

Land at Dishforth Airfield  107.94 

Claro Barracks, Ripon  43.75 

Land to south and West of Melmerby Industrial Estate  27.56 

 

 

 Assessments of each are included in the report over pages 152 – 161. Five of these sites are 

outside of the parish (predominantly at Melmerby), although the remaining eight sites are 

within the Neighbourhood Area. Details of these sites and the consultants conclusions are 

extracted from the report and presented below. 

 
The Maltings, Ure Bank Top/Land at Hutton Bank, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant Area 

(Ha) 

Nature of Vacant Land 

GLH2 (The Maltings) 0.99 - - 

R10 (Hutton Bank) 1.41 - - 

 
Conclusion: Neither site is considered to be commercially attractive, either in 

quality or in location. It is recommended that neither site is protected for 
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employment use and recommend a flexible approach to development at the 

sites should be taken and alternative uses considered. 

 

Harrogate Road, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant Area 

(Ha) 

Nature of Vacant Land 

KES9 1.11 1.11 Greenfield 

 

Conclusion: Considered in isolation, the site is unlikely to be brought forward 

for employment uses. However, the site forms part of a wider retail-led 

development scheme providing the necessary infrastructure to bring the site 

into use. The site provides the opportunity for employment development in 

the south of Ripon close to the A61 and such development should be 

supported. 

 

Dallamires Lane, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant 

Area (Ha) 

Nature of Vacant Land 

KES10 13.87 - - 

 
Conclusion: The site contains a wide range of B class and related employment 

uses. It is well utilised and it is therefore recommended to be retained as 

employment land. 

 

Boroughbridge Road, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant 

Area (Ha) 

Nature of Vacant Land 

KES8 4.95 - - 

 

Conclusion: Well-functioning and accessible site, with good quality stock. It is 

recommended to be retained for existing employment uses. 

 

Claro Barracks, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant 

Area (Ha) 

Nature of Vacant Land 

R25 43.75 - - 
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Conclusion: The site is still in use by the MoD and, although it is scheduled for 

closure in 2019, it is considered unreasonable to consider it in the short-term 

employment land supply. The site represents a longer term prospect for 

potential mixed-use redevelopment. 

 

Auction Mart, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant 

Area (Ha) 

Nature of Vacant Land 

R26 2.63 2.63 Previously developed land 

 

Conclusion: Given the location of the site and the constraints related to this 

site, it is not considered to be a commercially attractive site and it is not 

recommended that the site should be retained for employment uses. 

 

Ash Grove Industrial Estate, Ripon 

Site Reference / Name Site Area 

(Ha) 

Vacant 

Area (Ha) 

Nature of Vacant Land 

R29 1.5 - - 

 
Conclusion: Given the poor quality of the existing employment area and stock, 

and the predominantly residential nature of the surrounding area, it is 

recommended the site should not be retained for employment uses and 

alternative, flexible uses may need to be considered. The proposed mixed use 

scheme is supported. 
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 The conclusions of these site assessments are brought together in table 55 (page 185). In 

relation to the sites within the Neighbourhood Area: 

 

Site Total Site 

Area (Ha) 

Vacant Site 

Area (Ha) 

Recommendation for 

Employment Use? 

Dallamires Lane, Ripon 13.87 0 Yes 

Boroughbridge Rd, Ripon 4.95 0 Yes 

Harrogate Rd, Ripon  1.11 1.11 Yes 

The Maltings, Ure Bank Top  0.99 0 No 

Land at Hutton Bank, Ripon  1.41 0 No 

Auction Mart, Ripon  2.63 2.63 No 

Ash Grove Industrial Estate, Ripon  1.5 0 No 

Claro Barracks, Ripon  43.75 43.75 Mixed use and / or  

long-term 

 
 

6.3 Harrogate Borough Council: A Strong Local Economy Action Plan 2015 – 2020 

Published: April 2016 by Harrogate Borough Council 

 

 This is Harrogate Borough Council’s Economic Development Strategy and identifies the 

detailed priority areas in which the council will work with businesses and partners to support 

the economy of the Harrogate district. The plan is updated each year.  

 

 A Strong Local Economy is the council's number one corporate priority, in support of its over-

arching vision for the Harrogate district as "the best place to live, work and visit". The key 

economy priorities for 2015-2020 are: 

 

• a place with a resilient, diverse and expanding economy; 

• a vibrant tourism experience; 

• excellent travel, transport and broadband connectivity; 

• and a world class conference centre. 

 

 Within this strategy further information is stated about the tourism priority, page 15 states 

that the objective is to: 

https://consult.harrogate.gov.uk/portal/pp/lp/pd18/pd18?pointId=s1479135049407
https://consult.harrogate.gov.uk/portal/pp/lp/pd18/pd18?pointId=s1479135049407
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“To maximise tourism’s contribution to the economy, employment and quality 

of life in the Harrogate district.” 

 

 Furthermore, the strategy identifies why this is important to the Council and states: 

“The visitor economy relates to the activity of all visitors within a destination, 

whether tourists or not. It embraces all the elements that make for a 

successful and sustainable destination, including the things that attract 

people to the place, such as the natural environment, our heritage and 

culture, leisure facilities, food, gardens, parks, events and scenery.  

It relates to the infrastructure that helps to reinforce and shape the 

distinctiveness of the area and make it an easy place to visit; the quality of 

design, transport, parking, interpretation, public spaces and amenities. It is 

also served by the hotels and restaurants, theatres and galleries, and the day-

to-day services that make a place welcoming and safe.  

The visitor economy generates economic and social activity for visitors and 

residents alike. It not only supports jobs and economic well-being, but it helps 

to support facilities and amenities for local communities, encourages 

residents to stay and spend leisure time in the local area and helps to build 

distinctive communities, thus increasing local pride and self-confidence. It also 

enhances the image of an area, thereby attracting commercial investment 

from outside the tourism industry by demonstrating to potential investors that 

the area is good to locate in. It provides a source of income for the natural and 

built heritage, providing an economic driver for regeneration and new uses for 

buildings or land.”  

 

 There are a number of the identified sub-priorities within this Economic Development 

Strategy that the Ripon City Plan can contribute to achieving as identified by these extracts 

from the document: 

 
“Priority 1a: Identify and safeguard sites for employment use, to meet current and 

future business growth needs across the district 

 
Why this is a priority? 

 

• Businesses need space to start up, move to and grow in the Harrogate 

district.  

• Businesses have identified the benefits of employment land located near 

good transport infrastructure.  

• Providing a range of business premises is important, with calls for small 

units in rural areas, high-tech business parks, industrial units, serviced 

sites and Grade A offices.  
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• The strength and resilience of the district’s economy lies in the fact that 

its ‘sector’ base is wide and varied, rather than having ‘all eggs in one 

basket’.  

• It is therefore important to maintain and encourage this sectorial and 

spatial diversity.  

• The council, as local planning authority, has a key role in this work area.  

• Local companies and business organisations have highlighted the 

importance of identifying further employment sites, and protecting 

existing premises. 

 

What we will do  

 

• Include policies to allocate new land for employment and to protect 

existing land and premises in employment use, in the emerging Local 

Plan.  

• Include the council’s overarching policies for supporting the district’s 

economy in the Local Plan.  

• Implement the agreed recommendations of the Employment Land Review 

2014/15 (and updates).  

• Monitor the impact of new and amended national planning policy and 

legislation, such as changes to Permitted Development rights.  

• Maintain statistical evidence on demand and supply of commercial land 

and premises, to inform the planning process and investment decisions.  

• Continue to establish and maintain a regular dialogue with private sector 

developers and commercial property agents, to inform decision making 

and assist the delivery of employment sites.  

• Identify and promote funding opportunities for employment 

land/premises development (when available) to encourage investment in 

sites and premises. 

 

Priority 2b: Develop the local tourism product 

 
Why this is a priority? 

• To create a vibrant and sustainable tourism offer across the district.  

• To maximise opportunities for tourism businesses to start up and grow, 

addressing any existing or perceived barriers to growth.  

• The quality and quantity of new and existing tourist attractions, 

businesses, events and activities together affects the quality of the visitor 

experience.  

• A vibrant and diverse local tourism product will attract more visitors and 

encourage 
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What we will do  

 

• Ensure effective co-ordination across council services, including: 

Economic Development, Planning (control and policy, particularly retail 

strategy and transport investment), to generate, support and manage 

investment in tourism across the district.  

• Keep the need for tourism facilities on the local planning agenda.  

 

Priority 2e: Attract a larger share of regional, national and international tourism markets 

 
Why this is a priority? 

 

• Growing the local visitor economy requires activity that will draw more 

visitors into the district from elsewhere and gain market share from other 

UK destinations.  

 

What we will do  

 

• Allocate £50,000 to Visit Harrogate for three years, 2015-2018, subject 

to annual review of performance against targets:  

• Build the volume and value of business tourism events through 

collaboration with other venues and destinations.  

• Develop collaborative working between tourism partners and 

stakeholders.  

• Develop and consolidate working relationships to enhance the district’s 

regional, national and international profile. 

 

6.4 Draft Economic Growth Strategy for the Harrogate District 2017-2035 

Published: July 2017 by Harrogate Borough Council 

 

 As well as the aforementioned strategic approaches amongst the two Local Enterprise 

Partnerships and North Yorkshire County Council, the Draft Economic Growth Strategy is also 

a reflection of Harrogate District Council’s priorities: 

 

“Closer to home, the council’s Corporate Plan places ‘a strong local economy’ 

as its number one priority; whilst the emerging Local Plan also seeks to 

address the key economic challenges that we face as a district. … 

 

… The Economic Growth Strategy will supplement these documents, 

supporting the delivery of ‘good growth’ to help create a successful and 

sustainable economic future for Harrogate District.” 

 

https://www.harrogate.gov.uk/downloads/file/2762/economic_growth_strategy_2017-2035


Submission Draft Plan Supporting Document D Supporting the Ripon Economy 

 

Page 50 

 
 

 This strategy identifies the strengths and challenges for the district’s economy and why there 

is a need for change. The aim of the strategy is: 

 

“The Economic Growth Strategy 2017-2035 is about the Council adopting a 

co-ordinated, corporate approach to prioritise and support ‘good growth’ in 

the district, to achieve a sustainable and resilient economy by 2035 (featuring 

new higher value jobs, an increase in Gross Value Added (GVA) and a boost in 

average workplace wages to at least the regional average).  

 

By working together with partners across the public and private we will build 

on our existing strengths, proactively address the challenges that the district’s 

economy faces and create effective partnerships, thereby securing a 

successful and sustainable economic future for Harrogate District. This will be 

characterised by:  

 

• more higher-value jobs and higher average workplace wages, generating 

greater expenditure in the district  

• less commuting out of the district to take up employment and skills 

training  

• more working-age people able to afford housing in the district  

• a good supply of quality employment space in appropriate locations, 

encouraging business growth and inward investment  

• good transport and digital infrastructure to support business growth  

• an increase in the district’s productivity and GVA  

• An image as a great place to invest and do business 

 

 The interventions are developed around a number of key strategic aims: 

 

Land and Buildings for Growth  

Taking an active role in the development of land and buildings for employment 

use, enabling local companies to stay and grow, and attracting inward 

investment in to the district.  

 

Skills for Growth  

Retaining and developing the skills available in the labour market for business 

growth by supporting investment in the skills that businesses require.  

 

Targeted Business Support  

Facilitating access to targeted business support, to grow and attract high-

value sectors that support the creation of high value jobs. 

  

Conditions for Growth: Digital and Telecoms  
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Work with partners to address current and future operational barriers to 

business growth by securing investment and improvements in digital 

infrastructure.  

 

Conditions for Growth: Transport  

Work with partners to address current and future operational barriers to 

business growth by securing investment and improvements in transport 

infrastructure.  

 

Branding and Promotion  

Promoting the district as an attractive, quality environment in which to invest 

and do business. 

 

 There is also a proposed focus on a small number of key sectors: 

 

The proposed key sectors are:  

• Creative & Digital  

• Financial & Professional Services  

• Logistics  

• Scientific Research & Development 

 

 The final version of the HBC Economic Growth Strategy 2017 - 2035 was published in August 

2017. 

 

6.5 Closure of Claro Barracks, Ripon – Review of Economic Implications 

Unpublished: Final Report January 2014 (Appendix D.a) 

 

 Commissioned by Harrogate Borough Council, funded in conjunction with the York, North 

Yorkshire and East Riding Enterprise Partnership and carried out by Genecon in conjunction 

with Aspinall Verdi, the purpose of the report was to: 

 

• To provide a baseline assessment of the Ripon local economy against 

which the impact of the closure and future use options can be considered 

and future performance of the economy can be reviewed; 

• To understand the potential direct and indirect economic impacts of the 

closure of Claro Barracks on the city economy;  

• To assess the development potential of the surplus Barracks; 

• To identify a range of strategic responses to the economic baseline 

findings and the opportunities presented by the Barracks site. 

 

 The report provides a useful independent analysis of Ripon in context: 

 

https://cityplanripon.files.wordpress.com/2018/05/appd-a-claro-barracks-final-report.pdf
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Ripon is an important market town and local service centre. The vision for 

Ripon as set out in the Harrogate Core Strategy is that it will continue its 

successful regeneration and redevelopment of underused and vacant land for 

housing; and the City Centre’s revitalisation with retailing and residential 

development will boost the City’s service centre role and tourism industry. 

 

At a Regional and District level, Ripon’s future will involve strengthening its 

position as a local service centre which meets the needs of the local population 

in terms of housing, jobs and local services; but which also supports the wider 

economic function of larger nearby settlements. 

 

Key findings from the economic baselining of Ripon are as follows:  

• Ripon is a City that underperforms the relatively affluent Borough of 

Harrogate on most indicators but which for the most part sits on a par 

with LEP and national averages 

• Ripon’s population is growing and ageing, but workforce size will not 

grow at the same rate as the City’s population. Future housing demand 

will be for smaller homes  

• The City has developed its tourism and retail offer, although its tourist 

assets are not significant employment contributors and its retail offer 

may be vulnerable  

• Ripon has not seen significant employment growth in higher value-added 

sectors over recent decades and is lagging behind the Borough  

• Connectivity remains an issue, particularly between the west, including 

Claro Barracks, and the motorway network, but there is significant 

outward commuting from Ripon to the rest of the Borough  

• The supply of workforce skills limit Ripon’s potential to attract high 

growth sectors  

• Through net out-commuting and high levels of internal employment 

opportunities, Ripon has a large workforce compared to its working age 

population  

• There is significant variation in performance among Ripon’s three wards 

with Ripon Spa (the location of the Claro Barracks) outperforming the 

remaining wards 

 

 The report suggests that there is a limited economic impact of the closure: 

 

While the closure of Claro Barracks marks an important milestone for Ripon, 

the study has found limited evidence that the impact on the local economy 

will be significant – this conclusion is broadly in line with the views of most 

local consultees. While the barracks is a major employer in the town, it 

supports few civilian jobs, primarily those associated with contracted facilities 
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management services on-site and the propensity for expenditure by non-

family military personnel to flow into the local economy is limited. 

 

The role of the service family housing is, however, a key factor in driving local 

economic benefit, generating an important contribution to the city economy 

and community. It has been made clear by the MoD that the service family 

housing will be retained in Ripon and will continue to be an important asset 

for military operations as they grow in Dishforth and Catterick.  

 

On this basis, the economic effects of the Barracks closure is expected to be 

limited but this is subject to the retention of the service family housing. If the 

MoD was to change its position on this approach, then the local effects could 

be much more significant. HBC and the City Council should therefore maintain 

close contact with the MoD to monitor any changes in its estates strategy 

moving forward. 

 

 And reaches the following conclusion regarding the development potential of the site: 

 

The market analysis indicates that residential development is likely to be the 

key use and value generator for this site. With such a significant land area 

available this will be the predominant use for future development. This will 

enable the City to grow as well as deliver affordable housing. 

 

The western location of the site does present challenges in terms of other uses, 

predominantly due to issues relating to access and prominence. 

 

A major new housing development would generate demand for services and 

amenities and it will be important to identify and establish these needs. From 

a market perspective there is evidence of some interest from retail and leisure 

operators which perhaps can be built upon to provide local services. 

 

In terms of employment opportunities, the Barracks are not ideally located 

due to access 

considerations. However, supply within Ripon City is limited and when this is 

combined with the fact that the Claro Technical area provides quality 

accommodation; there is the potential to offer this to the market and promote 

the site as a new business location for the City. 

 

The MoD will inevitably drive the future useage for the Barracks site. From a 

development 

perspective, it is clear that the Deverell Barracks site provides an excellent 
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opportunity for new development, given that it has obsolete buildings and is 

adjacent to the built up area of Ripon. 

 

Deverell Barracks can be developed independently from the remainder of the 

estate, which could be retained and thus not affect the future use and 

operations that the MoD may seek to retain. Claro Barracks comprise modern, 

purpose built buildings which could continue to be used for training purposes, 

releasing Deverell for redevelopment. 

 

The Technical Area, whilst at the western end of the site, is discrete and could 

be either retained for re-letting or redeveloped at some point in the future. 

Access is a key consideration for the Technical Area and this would need to be 

resolved. 

 

There is some potential to provide retail, leisure and civic development which 

will serve both the current and future population in this area of the City. Such 

development may be relatively small in scale, but may form part of an overall 

masterplan for the area. We have identified tentative interest from some 

commercial operators. 

 

The location of such ancillary development will need to be addressed as part 

of a detailed site master planning process. Equally, the assessment of aspects 

such as open space and affordable housing provisions will also need to be 

addressed in further detailed work. 

 

 The report concludes with a number of suggested strategic responses and next steps, 

including: 

 

• Planning and economic policy should seek to promote Ripon as a focus 

for growth and create the conditions whereby the City can attract and 

retain higher value business activities. 

• The potential for the redevelopment of the site to contribute to local 

economic growth potential should be recognised and any future 

masterplan should place emphasis on maximising such economic 

contribution. 

• Growing Ripon’s business base should be prioritised. The opportunity 

created by the vacated workspace at Claro Technical Area to support 

local SME growth should be fully exploited, balancing the need for a 

sustainable planning outcome for the site, the value realisation 

objectives of the MoD and a realistic projection of potential demand for 

workspace in this location. 
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• While Ripon can benefit from diversifying its business base and 

capturing a disproportionate level of higher value activity, the 

importance of realising the undoubted potential of the City as a quality 

market town and visitor attraction should remain a priority. The offer of 

the City Centre for visitors should be enhanced through additional, 

higher quality visitor services and by promoting additional footfall 

drivers in leisure and community sectors to locate in the centre. 

 

6.6 Harrogate District Local Plan: Visitor Accommodation Study 

Published: November 2015 by Harrogate Borough Council  

 

 This study was produced by Harrogate Borough Council to feed into the evidence base for the 

new Local Plan and was published as part of the evidence base for the Harrogate District Local 

Plan: Draft Development Management Policies consultation in November 2015. It was an 

update of a similar study published in May 2011 as part of the evidence base for the emerging 

Sites and Policies DPD which was withdrawn in June 2014. Paragraphs 1.7 and 1.8 clarify the 

purpose of the study: 

 
“The purpose of this updated study is to: 

• Identify and classify existing visitor accommodation in the District,  

• Consider the key economic, social and environmental drivers that 

influence demand for visitor accommodation in the District,  

• Assess the current and likely future demand for visitor accommodation,  

• Review recent planning application history to determine the 

effectiveness of existing local planning policies, 

• Determine an appropriate size threshold of establishment offering 

visitor accommodation to offer policy protection, and, 

• Establish whether the policy recommendations from the 2011 study are 

still relevant. 

 

The stated desired outcomes of the work are policy recommendations on:  

• The potential for further hotel development in Harrogate town, and,  

• The appropriate policy response to the retention and protection of the 

District’s existing stock of hotels in support of the visitor and business 

tourism industry.” 

 

 The document contains a review of visitor accommodation supply which due to the nature of 

the provision, the analysis is presented in two sections: “Harrogate Town” and “Rest of the 

District.” The report identifies the supply of serviced visitor accommodation within the 

district's main settlements and an extract from paragraph 5.10 states: 

 

https://www.harrogate.gov.uk/downloads/file/262/harrogate_district_visitor_accommodation_study_2015
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“Although there have been changes in the number of establishments and 

rooms and the distribution since 2011, the overall pattern of provision remains 

stable. The table highlights that the majority of the district's total bedroom 

stock is located within Harrogate town. The level of supply within the 4 other 

market towns in the district and the City of Ripon is substantially lower by 

comparison but this reflects both the comparative sizes of these settlements 

and the level of services and facilities available for visitors in Harrogate town, 

but also the impact of the exhibition and conference industry in Harrogate 

town.” 

 

 This is demonstrated in the accompanying table which shows that in 2014 Ripon had 14 

establishments (up from 13 in 2011) providing 135 rooms (down from 141 in 2011) 

comprising 5% of the district’s accommodation (up from 4.5% in 2011 mainly resulting from 

a substantial decline in the total number of rooms over the 3 years). 

 

 Whilst the report contains an analysis of a questionnaire sent to accommodation providers, 

given the low response rate and the lack of geographic breakdown of the results, there is little 

that can be drawn together to inform the Ripon City Plan proposals. 

 

 In paragraphs 6.4 to 6.11, the report considers “Setting an Appropriate Size Threshold for 

Policy Protection” and includes consideration of the implications of the relaxation of the 

Harrogate District Local Plan Policy TRX to apply to those establishments with 40 bedrooms 

or more and also considers the implications of the tightening of the policy to include those 

establishments with 20 bedrooms or more. 

 

 The study concludes in paragraph 6.10 that: 

 
“The 2011 study recommended lowering the protection threshold to 25 

bedrooms as it identified only two hotels in the 20-29 bedroom category and 

these both contained25+ bedrooms. This update however has identified a 

further four hotels that fall into this category. It is recommended therefore 

that the policy threshold is lowered to protect establishments with 20 or more 

lettable bedrooms in order to offer some protection against the loss of these 

establishments over the plan period.” 

 
 This approach is confirmed in the Harrogate District Local Plan: Draft Development 

Management Policies consultation (see section 3.3) and subsequently in the Harrogate 

District Draft Local Plan (see section 3.4). 

 

 The appendices of the Visitor Accommodation Study provide useful data. Appendix 2 contains 

details of accommodation outside of Harrogate Town as at May 2013. From the Appendix, 

premises have been identified in the Neighbourhood Area as shown below.  
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 In summary, this shows that in total in the City there is a supply of only 124 rooms from 11 

establishments. The vast majority of rooms (48.3%) are double rooms, with 29.0% twin 

rooms, and only 15.3% of family rooms. 

 

 Further analysis of this data shows that only two hotels in Ripon (Ripon Spa Hotel and the 

Unicorn Hotel) providing 40 and 32 rooms respectively (providing 58.1% of the city’s supply) 

fall within the requirements of Local Plan policy TRX which establishes a threshold for the 

policy of 30 or more lettable rooms.  

 
 

Name Address Single Double Twin Family Total 

Box Tree Cottages Coltsgate Hill 0 3 1 4 8 

Crescent Lodge 42 North Street 1 3 0 1 5 

Lavender House 28 College Road 0 2 0 0 2 

Middle Ridge 42 Mallorie Park Dr 0 1 1 0 2 

Ravencroft B&B Moorside Avenue 0 2 0 1 3 

Ripon Spa Hotel Park Street 4 19 15 2 40 

The Old Deanery Minster Road 0 9 0 1 10 

The Royal Oak 36 Kirkgate 0 5 0 1 6 

The Ship 84 Bondgate 0 0 3 1 4 

The Unicorn Hotel Market Place 0 16 13 3 32 

The White Horse 61 North Street 4 0 3 5 12 

TOTAL  9 60 36 19 124 

 
 

 

 Whilst these two hotels would also fall within draft policy EC4: Protection of Tourist Facilities, 

as outlined in the Harrogate District Local Plan: Draft Development Management Policies 

consultation, which reduces the threshold for the policy to 20 or more lettable rooms, 

unfortunately, the distribution of rooms amongst the hotels within the Ripon Neighbourhood 

Plan area means that there are no additional premises included within the scope of this policy. 

All of the other hotels fall below this new threshold. 
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 Appendix 5 of the Harrogate District Local Plan: Visitor Accommodation Study shows visitor 

accommodation gains since May 2004. This includes the following within the Ripon City Plan 

area: 

 

Application 
Reference 

Address Development 
Proposal 

Decision 
Issue Date 

Gains to 
Bedroom 
stock 

11/02590/OUT Land at Boroughbridge 
Rd, Ripon 

Outline for 
erection of hotel 

28.09.2011 45 

 
 

 Appendix 6 of the Harrogate District Local Plan: Visitor Accommodation Study shows visitor 

accommodation losses since May 2004. This includes two planning applications within the 

Ripon City Plan area: 

 

Application 
Reference 

Address Development 
Proposal 

Decision 
Issue Date 

Loss to 
Bedroom 
stock 

08/00395/FUL Box Tree Cottages 
15 - 17 Coltsgate Hill 
Ripon 

Conversion to form 
3 dwellings 

08.05.2008 6 

13/02280/COU Riverside Hotel 
20-22 Boroughbridge Rd 
Ripon 

Change of use of 
hotel to 3 
dwellings 

14.10.2013 18 

 
 

 

7 Ripon City Plan Reports, Studies and Consultations 

 

7.1 Greater Ripon Improvement Partnership: Employment Land Research Final Report 

Unpublished Report: Final Report June 2012 (Appendix D.b)  

 

 This report was produced by Genecon who were commissioned by the Greater Ripon 

Improvement Partnership (GRIP) and Harrogate Borough Council (HBC) to undertake a 

research study to explore the supply of strategic employment land in Ripon, North Yorkshire. 

 

 As part of its business plan and before a Neighbourhood Plan was being considered GRIP had 

identified the need to ensure a sufficient supply of employment land to support Ripon’s 

economic growth and was concerned that there were a number of businesses that were 

https://cityplanripon.files.wordpress.com/2018/05/appd-b-employment-land-research-final-report.pdf
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constrained by the current property offer across the City and that there is a risk that if a 

suitable and appropriate supply of land/premises is not made available then they may leave 

the City. The purpose of the research study was to: 

 
“… assist GRIP with understanding the extent to which there is a need for the 

further provision of strategic employment land in Ripon, to both assist in 

retaining existing businesses and attracting new businesses to the City, to 

support its future economic growth and sustainability.” 

 

 Having considered the current employment land supply and also the potential demand for 

new employment land, the key findings which emerged from the study were: 

 

• The existing strategic employment locations across Ripon are close to 

full occupation, with very few void units; 

• Dallamires Industrial Estate is full and there are no vacant plots or 

neighbouring land parcels for expansion. There are therefore limited 

opportunities for businesses at Dallamires to remain at Dallamires if 

they want to expand; 

• The existing premises at Barker Business Park at Melmerby are also 

close to full occupation, albeit there is a further 5.5 hectares of 

expansion land currently being marketed and there is also a further 4 

hectares potentially to be allocated through the emerging LDF. 

However, Barker Business Park is focusing on the food and drink cluster 

and furthermore, its ‘out of town’ location at Melmerby does not 

support wider policy objectives of strengthening the retail and business 

core of the City Centre; 

• Ripon Business Park is largely full in terms of its developed units, 

although there is understood to be 1.6 hectares of undeveloped and 

available land in pockets around the site; 

• The other major strategic employment site is the 3.7 hectare Harrogate 

Road site, adjacent to the existing Morrisons site. However, a planning 

application to develop a new Morrisons superstore (as part of a wider 

mixed use scheme, which includes new office/industrial units) on this 

site is currently being considered 

 

If we assume a ‘worst’ case position in employment land supply terms i.e that 

the planning application on the Harrogate Road site is successful, then there 

is a likely to be significant shortage of strategic employment land available in 

Ripon – arguably, only the 1.6 hectares at Ripon Business Park. Barker 

Business Park is predominately a cluster expansion location for the food/drink 

sector and the rationale for the additional employment land allocation in the 

emerging LDF is based on the growth of that specific sector. 
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This would indicate that there will be a problem in due course in relation to 

the availability of employment land in Ripon. The availability of only 1.6 

hectares in the City, on a single site where there are no freehold opportunities, 

is likely to present a constraint to the City’s economic growth potential and 

long term economic sustainability. 

 

 The report concludes with a number of potential options moving forward: 

 
Ripon has a potentially significant employment land issue moving forward 

(particularly if the Morrisons application is successful), given the limited 

supply and the current proposals within the emerging LDF. Potential options 

available to GRIP moving forward, to ensure that the City is able to realise its 

economic growth and sustainability aspirations and that it is not constrained 

by a lack of suitable and appropriate employment land, are set out below:  

 

• Representation to HBC through LDF process – GRIP could make a 

representation to HBC, through the LDF process, raising its concerns on 

the allocation of employment land in the City. There would be a 

significantly limited supply (if Morrison’s is approved) and based on 

previous enquiry levels, there is a strong indication of market interest in 

the City. The Sites and Policies Development Plan Document is in the 

process of being prepared by HBC and this presents an opportunity for 

Ripon to ensure that it is represented accordingly within the emerging 

policy context from an employment land supply perspective. 

 

• Identify additional employment land – to support this, GRIP could 

prepare an analysis of land currently available or surplus to 

requirements across the City that could potentially be put forward as 

further allocations for additional employment land through the LDF 

process, for employment uses in the medium-longer term. 

 

• Enhance the utilisation of existing employment land – despite being close 

to full occupation, it is evident that a more effective use could be made 

of some of the existing employment sites across Ripon. Dallamires 

Industrial Estate is the prime example and the sprawling use of the 

estate by a metal recycling business is perhaps not the best use of what 

is essentially the City’s prime employment location. A large part of the 

estate is also used as a storage facility for agricultural machinery and if 

this was to be relocated elsewhere then higher value uses could be 

delivered on this part of the site, supporting the City’s economic 

development objectives. An industrial estate rationalisation process is a 

challenging approach, but in the long term, the presence of large sheds 
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and bad neighbour uses on a site as important to the City as Dallamires 

is not ideal. A long term objective to improve the quality and ‘value’ of 

Dallamires, given its proximity to the residential areas and its 

prominence on the bypass, would be a valuable approach. 

 

7.2 Greater Ripon Improvement Partnership: Small Business Space Research 

Unpublished Report: Final Report June 2012 (Appendix D.c)  

 

 This report was also produced by Genecon who were commissioned by the Greater Ripon 

Improvement Partnership (GRIP) and Harrogate Borough Council (HBC) to undertake a 

research study to review the supply of small business accommodation and the need for 

additional space in Ripon, North Yorkshire. 

 

 As part of its business plan GRIP had identified a number of key challenges including the 

vitality and vibrancy of the core City centre; the low levels of self-employment and 

entrepreneurship; and high levels of employment within vulnerable sectors such as the public 

sector. The organisation considered that the lack of available premises was one of the main 

reasons for the low levels of business start-up. The purpose of this research study was to: 

 
“… assist GRIP with progressing the ‘small business’ theme, essentially to 

Consider whether there was a need for additional small business 

accommodation to boost the number of small businesses in the City and the 

diversification of its economy.” 

 

 The study considered the current provision of small business workspace at Phoenix Business 

Centre, Newby Hall Stables and Sycamore Business Park (both outside of the Neighbourhood 

Plan area), as well as number of small business facilities located around the City. The study 

also assessed demand enquiries and availability and concludes: 

 

The key objective for this research paper was to assist GRIP to understand 

whether the supply of small business space in the City was constrained and 

therefore impacting on the economic competitiveness of the City of Ripon. 

The conclusions that can be drawn from the analysis set out in this paper is 

that the supply of good quality, flexibly managed small business 

accommodation in the City is largely fully occupied and there are limited 

opportunities for new or small businesses to access suitable space within the 

City. Does this impact on the economic health of the City? – yes it does, as 

individuals seeking such space may choose to remain where they are and 

therefore restrict the growth opportunities for their business; they may choose 

to relocate elsewhere; or more importantly, those considering setting up a 

new business do not have the opportunity of accessing ‘enterprise’ space and 

support services, which could constrain the entrepreneurial ‘spirit’. 

https://cityplanripon.files.wordpress.com/2018/05/appd-c-small-business-space-research-final-report.pdf
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 The study ends with the proposed next steps which includes: 

 
It is that particular ‘product’ that we found no evidence of in Ripon – namely 

the supported, flexible, networked, small business space, which we have seen 

elsewhere does provide a helpful layer of accommodation provision for 

business starting out and can start to influence business growth and therefore 

levels of entrepreneurship if linked into wider business and higher education. 

Our discussion with the LEP reinforced our thoughts that an approach based 

on capital investment just to create more small business space was not the 

right way forward, but investment that creates a genuine enterprise hub with 

all the associated benefits could be worthwhile if other activity was generating 

demand. 

 
In terms of next steps, we would suggest that there is merit in developing the 

concept of an ‘enterprise’ facility further, as opposed to considering a 

proposition that provides something akin to the existing supply. There maybe 

the need in due course for additional space in the 500sqft+, but at the moment 

that would provide competition in difficult market conditions for the existing 

facilities. Whilst the existing supply is largely full, that is predominantly space 

more appropriate for a business that may have 3-4 employees+, as opposed 

to the start-up/micro business sector. It is the latter group that GRIP is seeking 

to support to address the economic policy objectives in its Business Plan and 

that is likely to be constrained by a lack of appropriate accommodation and 

advisory support. The following are our thoughts on the next steps:  

 

• Develop the concept further – what is the type, nature and size of facility 

that would best serve the Ripon market? This should review wider 

innovation activity – not just a physical building, and consider 

alternative options for an Innovation/Enterprise centre, alongside the 

need support/advice/networking activity. 

• Consider the potential capital investment options – there is a building 

available for sale at present at College Green Business Park which 

maybe appropriate for refurbishment and there could be other 

opportunities around the core City Centre. Discussions with land and 

property owners would be beneficial to establish opportunities.  

• Continue to work closely with the York and North Yorkshire LEP – its key 

objectives align strongly with the need to foster and enhance the small 

business sector as the driver of growth and their ideas as set out in the 

Rural Growth Network proposal have strong resonance to the 

comments above. 
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7.3 Ripon City Plan Analysis of Valuation Office Business Rates Data 

 

 To confirm local knowledge about the location of business premises in Ripon, the opportunity 

was taken to analyse business rates data to identify all the major areas of the city where there 

is a group of businesses. 

 

 Data was downloaded from the Valuation Office (VOA) which showing business premises with 

a Ripon address. This identified clusters of businesses at the following locations (outside of 

the city centre): 

 

• Ashgrove Industrial Estate 

• Bondgate  

• Bondgate Green  

• Bondgate Green Lane 

• Boroughbridge Road 

• Camp Hill Close 

• Canal Road 

• Canalside  

• Canal Wharfe 

• Charter Road (Ripon 

Business Park) 

• Dallamires Close 

• Dallamires Lane 

• Dallamires Way North 

• Dallamires Way South 

• Fishergreen 

• Harrogate Road 

• Hutton Bank 

• Kearsley Road (College 

Business Park) 

• Low Mill Road (Phoenix 

Business Centre) 

• Navigation Way 

• North Road 

• Ure Bank Top 

 

 Subsequently, these individual addresses were grouped into the following geographic areas 

which were then assessed: 

 

• Ashgrove Industrial Estate 

• Bondgate Green, including:  

Bondgate Green, Bongate Green Lane, Canal Road, Canal Wharfe 

and Fishergreen 

• Boroughbridge Road, including: 

Boroughbridge Road, Canalside, Charter Road (Ripon Business 

Park) and Navigation Way  

• Dallamires Lane, including: 

Camp Hill Close, Dallamires Close, Dallamires Lane, Dallamires 

Way North and Dallamires Way South 

• Harrogate Road 

• College Business Park (Kearsley Road) 

• Phoenix Business Centre (Low Mill Road) 

• Ure Bank, including: 

Hutton Bank, North Road and Ure Bank Top 
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 Analysis of these areas and their role within the Ripon economy is contained within the 

following section. 

 

8 Analysis and Commentary 

 

8.1 Introduction 

 

 One of the main reasons for key stakeholders within the City coming together and wanting to 

develop a Neighbourhood Plan, was the belief that Ripon could build a stronger, more 

competitive economy if it were able to embrace localism and develop a new strategic 

approach. Therefore, the economy is a key theme of the Ripon City Plan. 

 

 Data from the Closure of Claro Barracks – Review of Economic Implications report by Genecon 

/ Aspinall Verdi suggests that in 2011, Ripon’s total GVA was estimated to be £235.5m with 

the wholesale sector contributing £62.1m and the retail sector £22.5m. This emphasises the 

importance of the city centre economy and the Ripon City Plan approach to this is set out 

elsewhere.  

 

 The focus of this supporting document and this section of the Ripon City Plan is two-fold. 

Firstly, it relates to the traditional economic activity that takes place on industrial estates, 

business parks and in premises considered to be offices, light industrial, general industrial or 

storage and distribution. Secondly, it relates to the tourism economy. 

 

8.2 Protecting and Enhancing Employment Land 

 

 The city boundary is drawn tightly and has been a concern for local business interests that the 

supply of land for employment is limited and restricts the economic potential of the city. 

 

 A study for the Greater Ripon Improvement Partnership (GRIP) was produced in 2012 by 

consultants Genecon which recommended actions available to the city. These noted the 

protection afforded to some existing employment areas by the then emerging Sites and 

Policies DPD and suggested that better use could be made of some of these areas through 

more intense use of some sites and relocation of businesses more suited to heavy industrial 

locations.  

 

 Accordingly, given that concerns for an ongoing supply of employment land and premises 

remained a genuine issue for the city’s economy, the approach taken was to assess the scope 

of existing employment areas and premises and identify such opportunities to allocate 

additional employment sites as remained. 

 

8.3 Protecting and Enhancing Employment Land – A Review of the District Approach 

 

https://cityplanripon.files.wordpress.com/2018/05/appd-b-employment-land-research-final-report.pdf
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 The HBC 2001 Local Plan (Policy E4) identified sites as Employment Commitments and 

Employment Allocations. The Core Strategy (Policy JB3) identified that 15.3 ha of land 

remained allocated for Ripon (although part crossed the city boundary) and no further 

allocation was made. Land and premises at Melmerby (off A61 between Ripon and A1(M)) 

have long been developed and occupied with a view to meeting Ripon’s employment needs. 

The former Sites & Policies DPD sought to take the issue forward in two ways: the extension 

of land allocated for employment at Melmerby and affording protection to the district’s best 

and good employment areas.   

 

 The draft Local Plan published in November 2016 identified sites in Ripon at Boroughbridge 

Road, Harrogate Road and Dallamires Lane as part of policy EC1: Protections and 

Enhancements of Existing Employment Areas.  

 

 The Housing and Economic Development Needs Analysis (HEDNA) published in July 2017, 

seemingly supports the previous employment land review. Although it is disappointing to note 

that not all of the sites identified as employment land in the preliminary draft Ripon City Plan 

published as far back as September 2014 have been considered and analysed. 

 

Boroughbridge Road Employment Site 

 The proposed Boroughbridge Road Employment Site shown on the October 2016 Draft Local 

Plan Policies map matches that used by Atkins for the June 2015 employment land review and 

is shown in Appendix D.e. 

 

 Well connected, this site provides a good mix of business premises ranging from trade 

counters to light industrial and is built out. The premises are mainly of modern construction 

and overall the area is a pleasant environment. Strategically, the area is important to the 

Ripon economy due to its location and it is occupied by some of Ripon’s larger businesses, 

many of which have expanded within the city over the years. Therefore, the City Plan is 

supportive of the draft Local Plan approach. 

 

 A review of the area shown identified that business premises to the north west of the area 

had been excluded as had land to the east of the site. As both of these sites are used by one 

of the city’s major employers it is felt that they should be specifically included within the 

employment site because of their scale, location, accessibility and quality. Disappointingly, 

the opportunity has not been taken to update this as part of the employment land supply 

review in the HEDNA published in July 2017 despite the Ripon City Plan proposals having been 

published and despite this being clearly visible on the satellite view of the site contained 

within the report. 

 

 Accordingly, the Ripon City Plan defines a larger site for the Boroughbridge Road site and 

seeks to support the protection and enhancement of this employment area. 
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Harrogate Road Employment Site 

 The proposed Harrogate Road Employment Site shown on the October 2016 Draft Local Plan 

Policies map and assessed by Atkins for the June 2015 employment land review is shown in 

Appendix D.e.  This site was assessed again as part of the employment land supply review in 

the HEDNA published in July 2017. 

 

  This site demonstrates the challenges faced by the Ripon City Plan with a very tightly drawn 

eastern boundary with part of the site being beyond the Ripon Parish in neighbouring 

Littlethorpe and therefore outside of the Neighbourhood Area. 

 

 Whilst originally, back in 2001, the Local Plan allocated the whole of the area within the 

triangle bordered by residential development to the north, the A61 Ripon by-pass to the east 

and the existing superstore to the west planning permission was granted in 2012 for 

development of a new superstore on land allocated for employment use at the southern end 

of the Ripon By Pass. This permission required the retention of part of the allocation for 

employment purposes to be implemented by the provision of highway access and the 

construction of an initial phase of industrial development. This permission has yet to be begun 

and has now believed to have lapsed (presumably owing to the arrival of new convenience 

retailers and changing shopping habits and their effect upon further superstore 

development).  

 

 There is no development on any part of the site, and therefore it does provide an opportunity 

for new development and for expanding businesses. Located on the A61 Ripon by-pass, 

although accessed from Harrogate Road, the site is strategically important site to the city. 

Accordingly, in the September 2014 Draft Preliminary Ripon City Plan this site was shown as 

a proposed employment site. 

 

 Whilst there are uncertainties regarding the delivery of the approved planning application 

and the complication of most of the site being outside of the Neighbourhood Plan area, the 

identification of this site as part of the draft Local Plan policy EC1 and the decision not to 

allocate sites within the Ripon City Plan lead to a re-think of approach. The City Plan now 

supports the draft Local Plan and seeks to support the protection and enhancement of this 

employment area. 

 

 Recognising the issues around this site, the policies map shows “development area in 

adjoining Parish” to signify the larger Local Plan allocated site which sits adjoining but outside 

of the Neighbourhood Area and also in recognition of the aforementioned planning approval. 

 

Dallamires Lane Employment Site 
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 The proposed Harrogate Road Employment Site shown on the October 2016 Draft Local Plan 

Policies map and assessed by Atkins for the June 2015 employment land review is shown in 

Appendix D.e.  This site was assessed again as part of the employment land supply review in 

the HEDNA published in July 2017. 

 

 Like the nearby Boroughbridge Road Employment Site, this site also provides a good mix of 

business premises ranging from car dealership to light industrial, food manufacturing and 

away from the main thoroughfare roads more dirty uses including scrapyard and civic amenity 

/ household waste recycling site. The site is well connected to the A61 Ripon by-pass and is 

built out but shows signs of investment, expansion, improvement, renewal and enhancement.  

 

 This is one of Ripon’s older industrial areas and therefore, not surprisingly, the premises are 

generally a mix of ages. Strategically, the area is important to the Ripon economy due to its 

location and it is occupied by businesses which serve or are supplied by the rural hinterland 

of the city.  

 

 The City Plan is supportive of the draft Local Plan approach but seeks to expand the proposed 

employment site area to encompass some of the business premises on Bondgate Green. The 

area included within this employment site has large business premises occupied by Wolseley, 

who are the one of the city’s largest employers and is included because of scale, location, 

accessibility and quality of the site and premises in comparison with the rest of the Bondgate 

Green area. 

 

 Despite containing a number of business premises on a key gateway into the city, the 

Bondgate Green area has not been identified as employment land and therefore has not been 

the subject of an assessment through either the Atkins 2015 Employment Land Review and / 

or the GL Hearn July 2017 HEDNA employment land supply assessment. 

 

 Further details of the proposed extension of the Dallamires Lane employment land area are 

set out below in the analysis of the Bondgate Green area below. 

 

8.4 Protecting and Enhancing Employment Land – Assessing Other Sites in Ripon 

 

 Whilst policies E6 of the 2001 Local Plan and also draft Local Plan policy EC1 seek to also 

protect and enhance other employment areas which are not specifically named, the analysis 

of the business rates data and local knowledge helped to identify other areas of employment 

land around the Neighbourhood Area and consider whether they were strategically important 

for Ripon’s economy and therefore should be specifically named as employment areas to be 

protected and enhanced. 

 

Ashgrove Industrial Estate 
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 This small industrial estate is located in the west of the city, surrounded on all sides by 

residential development with road access through a residential terraced street. The site, as 

defined by Atkins for the June 2015 employment land review is shown in Appendix D.e.  This 

site was assessed again as part of the employment land supply review in the HEDNA published 

in July 2017. 

 

 As part of the report the business premises were assessed as being poor in terms of the 

condition and age of the buildings and also of the site quality and image. However, the site is 

well used and provides workshops and small-scale premises for local businesses, providing 

premises not currently available elsewhere within the city. 

 

 The site has been the subject of a number of planning applications over the last decade or so. 

The most recent of these was 16/05603/FULMAJ seeking the demolition of the existing 

industrial buildings and the erection of 36 dwellings with associated car parking and 8 light 

industrial units with associated parking spaces. This application was approved under 

delegated powers with conditions on the 24th May 2017. 

 

 In assessing this site, and in advance of the planning application being determined, it was 

concluded that whilst this was an area that did not offer long term development 

opportunities, it nonetheless provided a location for a number of businesses and provided 

business premises of a type of which there was a shortage in the city. Accordingly, the City 

Plan approach in relation to this site is not to specifically seek to protect or enhance this as a 

named site within the policy but rather to offer protection under the generic Local Plan 

policies. (Planning permission has been granted now for the redevelopment of this site by 32 

dwellings and 8 business units.) 

 

Bondgate Green  

 Bondgate Green is a key gateway into the city from the A61 Ripon by-pass and forms part of 

the B6265 linking to Boroughbridge in the east and Pateley Bridge to the west. The area was 

defined in the September 2014 Preliminary Draft Ripon City Plan as a regeneration area and 

was assessed by Atkins for the June 2015 employment land review. The site map is shown in 

Appendix D.e. It should be noted that this does not include the office space occupied by 

Wolseley and the Fishergreen Industrial Estate to the east of the site shown. This site was 

NOT assessed as part of the employment land supply review in the HEDNA. 

 

 The site is long and linear, bordered by the River Skell to the north, with the B6265 running 

through the centre and the Ripon Canal to the south beyond which is the aforementioned 

Dallamires Lane Industrial Estate at the eastern end and older residential properties at the 

western end.  

 

 The area comes into very close proximity with the south-eastern corner of the city centre (the 

Cathedral quarter) and has a mix of uses which could be considered to be typical of a city-
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centre fringe with residential properties, pubs and a social club, trade counters, vacant and 

derelict sites, small workshop type premises and a large office building and warehouses. 

 

 The canal basin and marina, which is at the north-west end of the area, was identified in the 

2001 Local Plan as a tourism priority site (policy TR7) and has seen significant regeneration as 

a mixed-use area including housing, retail and business workspace together with tourism 

uses. Although even here there remain vacant and derelict premises which still need to be 

addressed. 

 

 Given the mix of uses and areas, it is not feasible to deal with the area homogenously. The 

business premises at the eastern edge of the areas, which comprise of office and warehouse 

premises are occupied by Wolseley, who are the one of the city’s largest employers. The 

premises are relatively modern, of good quality and well located but yet are not identified as 

a protected employment site. Accordingly, the Ripon City Plan seeks to protect and support 

the enhancement of this area and given the close proximity to the Dallamires Lane Industrial 

Estate, proposes an expanded employment area boundary at this location. 

 

 By contrast, the small Fishergreen site which sits to the rear of the Wolseley site bordered by 

the River and the A61 Ripon by-pass plays a much more limited role in the city’s economy, 

but like the aforementioned Ash Grove it does provide a type of business premises that is 

needed but with limited redevelopement potential. Accordingly, the Ripon City Plan approach 

in relation to this site is not to specifically seek to protect or enhance this as a named site 

within the policy but rather to offer protection under the generic Local Plan policies in relation 

to employment land. 

 

 The comprehensive nature of aforementioned regeneration of the canal basin is in stark 

contrast to the piecemeal redevelopment taking place to the north of the B6265. Following 

relocation of Jewson Ltd to Dallamires Lane, a planning application was submitted for the site 

(described as 27 Bondgate Green) at the north-western edge of the site. Subsequently 

approved application 14/04219/FUL is to demolish the existing buildings and redevelop to 

provide 7 dwellings, 2 apartments and conversion of existing building to form retail/office 

unit.  

 

 Close by at 25 Bondgate Green, the hoarded site is derelict with previous buildings having 

been demolished, previously planning permission has been granted (11/05194/FUL) for 

Erection of 3 storey building to form ground floor offices (Use Class B1 and A2) and 5 

apartments over, which followed on from a similar previous application (05/05729/FUL). 

More recently a further application (15/05090/FUL) for Erection of 7 apartments with 

associated car parking has been submitted but this currently remains pending. 

 

 At the eastern edge of the Bondgate Green employment area, are the vacant warehouses 

formerly used by Wolseley prior to relocation of the facility to Melmerby. Actively marketed 
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by GVA Grimley, the premises have been on the market for a number of years, potentially 

adding to pressure for non-employment uses.  

 

 In between these sites there are a number of residential properties, retail trade counters and 

a social club. With changing consumer habits it is feasible to see that further change will need 

to be managed in this area.  

 

 Accordingly, it is proposed in the Ripon City Plan that there should be some employment land 

in this area, but a more pro-active and rigorous approach to improving this area needs to be 

adopted to facilitate this. The proposals are therefore that the area should be treated as a 

regeneration area with the objective of supporting a mixed-use redevelopment with business 

premises on this attractive riverside location, together with leisure uses such as a hotel and 

pub and residential development in keeping with the adjacent properties at the canal basin. 

Further details in relation to this can be found in the supporting document prepared for the 

regeneration areas. 

 

College Business Park  

 The site plays an important part in the economy of Ripon and has the potential for further use 

and expansion. Recently, there has been some development interest in the site. It is therefore 

not clear why this site was not even considered a part of the June 2015 Employment Review 

carried out by Atkins for Harrogate Borough Council or in the HEDNA employment land supply 

review carried out by GL Hearn and published in July 2017. 

 

 The College Business Park was created when the former college of Ripon and York closed and 

provides a small number of business units, which are accessed from Palace Road in the north 

of the city. This is a high-quality business park location with modern business units and an 

attractive business location for office and light manufacturing businesses. Within the Park 

there appears to be a development site and a large property which was previously occupied 

by the HMRC which provides modern office accommodation. Given the location there are 

some accessibility issues but the business park entrance is separated in the main from that of 

the nearby care home and residential properties. 

 

 However, the Ripon City Plan considers this to be an important part of the employment land 

available in the city and therefore seeks to protect and support improvements as with other 

identified sites. The location and access, though does suggest that it is not a suitable location 

for warehousing and distribution and therefore it is proposed that this site is not suitable for 

B8 uses. 

 

Phoenix Business Centre  

 Given the predominance of micro businesses in Ripon this site plays an important part in the 

economy. The Phoenix Business Centre is owned and managed by Harrogate Borough Council 

and occupies a former Council depot site on the edge of the city centre. In view of these 



Submission Draft Plan Supporting Document D Supporting the Ripon Economy 

 

Page 71 

 
 

factors it is not clear why this site was not even considered a part of the June 2015 

Employment Review carried out by Atkins for Harrogate Borough Council or in the HEDNA 

employment land supply review carried out by GL Hearn and published in July 2017. 

 

 The individual buidlings around the site have been converted to a number of premises 

suitable for small businesses which are occupied by businesses operating in a wide range of 

sectors. The site always seems relatively well let demonstrating that there is demand for the 

type of premises which are offered.  

 

 The report commissioned by GRIP looking at the provision of small business workspace in the 

city identified the importance of this type of offer for the city’s economy and encourages the 

provision of more similar accommodation. Therefore, the Ripon City Plan considers this to be 

an important part of the business premises available in the city and seeks to protect and 

support improvements as with other identified sites. The location and access, though does 

suggest that it is not a suitable location for warehousing and distribution and therefore it is 

proposed that this site is not suitable for B8 uses. 

 

Ure Bank  

 Ure Bank is at the northern of the city and very accessible from the A61 Ripon by-pass. The 

area was defined in the September 2014 Preliminary Draft Ripon City Plan as a regeneration 

area and is another area that suffers from the tightly drawn boundary of the city. Three areas, 

which form part of the proposed regeneration area were assessed by Atkins for the June 2015 

employment land review. The site maps are shown in Appendix D.e and are described as 

Hutton Bank, The Maltings and the Auction Mart. These individual sites were assessed again 

as part of the employment land supply review in the HEDNA published in July 2017. 

 

 Looking holistically the identified Ure Bank regeneration area is already a mixed use area. It 

was formerly the site of Ripon’s railway station and redevelopment of this area has seen new 

housing built, alongside some older properties. Access to Ure Bank Top and the Maltings is 

through one of the residential streets and beyond the employment area is a caravan site 

providing holiday homes to tourists. 

 

 The site is more diverse than many in the city with newer modern premises adjacent to a 

derelict, vacant and decaying grade II listed maltings. Accordingly, the City Plan seeks more 

efficient use of the employment sites and environmental improvements and given the on-

going issues regarding the redevelopment of the Station Hotel and Auction Mart sites, 

proposes that these should be treated as a regeneration area to allow a masterplan to be 

prepared and significant improvements to be made. More details on this can be found in the 

supporting document that relates to the section of the Ripon City Plan on growth and 

regenerating the city. However, within that and given the strategic location of the site, it is 

proposed that the employment land here should be afforded the same protection as other 

sites within the city. 
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8.5 Allocating New Employment Land Sites  

 

 Recognising the importance of the economy to the Ripon City Plan, originally it was envisaged 

that the Ripon City Plan may seek to allocate additional employment land in the City as well 

as seeking to protect and enhance existing sites.  

 

 Accordingly, in the preliminary draft Ripon City Plan published in September 2014, three 

relatively small potential employment sites were identified at: 

• Gas Storage site, Ripon Bypass 

• Harrogate Road 

• Hutton Bank 

 

 With the emergence of the draft Harrogate District Local Plan and the supporting 

documentation, a review of this intention was carried out and a decision made not to allocate 

sites. This was deemed possible in view of the specific inclusion of the Harrogate Road site 

within HBC policy EC1 of the draft District Local Plan and the inclusion of the Hutton Bank site 

within the identified Ure Bank Regeneration area. In view of the size of the gas storage site 

(1.3 Ha) and perceived issues of contamination and accessibility, this suggested site allocation 

was withdrawn. The site is now unallocated in the Ripon City Plan but falls within the proposed 

development limit. 

 

 The City Plan recognises the need for regeneration of three key areas of the city and is keen 

to ensure that new employment and economic opportunities are created as a part of these 

proposed mixed-use redevelopments. Further information can be found in the Growth and 

Regenerating the City section of the Ripon City Plan and the supporting documentation. 

 

8.6 A Policy to Protect and Enhance Existing Employment Areas 

 

 Bringing together all of the information outlined above, the Ripon City Plan proposes a policy 

to protect and enhance existing employment areas. 

 

 It should be noted that whilst this policy, in part replicates policy EC1 of the draft District Local 

Plan, published November 2016, by including the Boroughbridge Road, Dallamires Lane and 

Harrogate Road sites, these are included because the City Plan identifies a different area for 

these sites as shown on the policies map. The additional areas at Boroughbridge Road and 

Dallamires Lane protect sites in current employment use and the premises used by two of 

Ripon’s largest employers which otherwise would be excluded. The inclusion of the Harrogate 

Road site is in recognition that the site falls partly inside and partly outside of the 

Neighbourhood Area. 
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 The other sites are included because they are locally important. Particularly in the case of the 

College Business Park and Phoenix Business Centre sites, it is not clear why these have not 

been assessed as part of either the employment land review or the HEDNA. However, they 

make a locally distinctive contribution to the city’s employment areas.  

 

 In relation to the Ure Bank site, whilst the mixed-use nature of this area is recognised, this 

site is in a highly accessible location with Ripon.  Therefore, protecting the employment land 

whilst looking to treat the whole site as a regeneration area would lead to improvement. This 

accords with the recommendation of the HEDNA which identifies that a “flexible approach” 

is needed, in that respect the City Plan is seeking more pro-active management and support 

of that change than set out in the HEDNA and the draft District Local Plan. Without such a 

focus, it is likely that change would be incremental and incomplete resulting in lost 

environmental opportunities and unresolved problem sites and buildings. The City Plan 

approach is to ensure that designation of such areas addressed their contribution to Ripon’s 

economy. 

 

 This is also the approach that has been adopted in the Ripon City Plan in relation to the Claro 

Barracks site identified in the employment land review and the HEDNA and the Bondgate 

Green site assessed in the employment land review. These sites are not specifically identified 

as part of this policy but fall within the section of the Ripon City Plan outlining the approach 

to growth and regenerating the city. 

 

 This policy approach to employment land is guided in part by the recognition of the wider 

sub-area economy of which Ripon is part and the role of Melmerby and the Boroughbridge 

employment areas. It is also a recognition that the approach has been constrained by the 

opportunities available within the city boundary and guided by the Genecon 

recommendations. It was noted that the HBC “best and good” definition of employment sites 

and premises in Ripon was confined to the Boroughbridge Road and Dallamires Lane areas 

yet other significant employment and business premises existed that play an important part 

in the Ripon economy and therefore should be protected. 

 

8.7 Protecting and Enhancing Ripon’s Tourism Assets 

 

 As an historic market town with a rich heritage, tourism plays an important part in the Ripon 

economy. The City is an important tourist destination owing to its being a pleasant place in its 

own right, with its own attractions including the Ripon Museums (c35,000 visitors per 

annum), the Cathedral (c100,000 visitors), protecting the heritage of the City and the 

regenerating and improving the city centre are therefore important aspects of the Ripon City 

Plan and are dealt with in other sections.  

 

 Outside of the city centre and indeed outside of, but in close proximity to, the Neighbourhood 

Plan area there are a number of other major tourist and visitor attractions including several 
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places of regional importance including Newby Hall (c140,000 visitors), Lightwater Valley 

(c500,000 visitors) and Fountains Abbey and Studley Royal Garden World Heritage Site 

(c350,000). The visitor economy provides many jobs in the city and the overnight visitor is 

especially important to the city owing to their spending power. However, there is a feeling 

that in view of the attractions in the city and the surrounding area that the tourism economy 

underperforms, and that growth is, in part, constrained by two major factors, firstly the lack 

of a railway line and secondly the lack of appropriate overnight accommodation. Whilst 

recognising that the railway reinstatement is not an issue which can be resolved by a 

Neighbourhood Plan, nonetheless, the approach is set out in the Connectivity section of the 

plan. 

 

 However, there is a link between these two in that the lack of a rail connection means that 

the city’s tourism economy is more reliant upon the private transport and the coach tour 

operator. Unfortunately, the size and scale of the hotel offer in Ripon means that coach tours 

cannot stop overnight in the city. 

 

 There is a focus in the district for the major provision of hotels and other overnight 

accommodation to be in Harrogate town centre to support the business tourism sector. 

Conversely, in Ripon, there is a shortage of bed-spaces and so not all of the City’s overnight 

visitor needs are met and opportunities are lost. Accordingly, the approach in the Ripon City 

Plan is to seek to protect and enhance the existing hotels in the City and also to seek to attract 

new operators in order to increase the overall number of bed spaces. 

 

8.8 Protecting and Enhancing Existing Hotels – A Review of the District Approach 

 

 The Harrogate District Local Plan 2001 policy TRX and the subsequent revisions to the 

threshold as proposed in the Harrogate District Local Plan: Draft Development Management 

Policies consultation in November 2015 (which were subsequently confirmed in the draft 

District Local Plan published in November 2016) had been reviewed.  

 

 As set out above, the Harrogate District Local Plan: Visitor Accommodation Study provides 

useful detailed data relating to Ripon. This shows that only two hotels in Ripon (Ripon Spa 

Hotel and the Unicorn Hotel) providing 40 and 32 rooms respectively (providing 58.1% of the 

city’s supply) fall within the requirements of Local Plan policy TRX which establishes a 

threshold for the policy of 30 or more lettable rooms. 

 

 Whilst these two hotels would also fall within draft policy EC4: Protection of Tourist Facilities, 

as outlined in the Harrogate District Local Plan: Draft Development Management Policies 

consultation, which reduces the threshold for the policy to 20 or more lettable rooms, 

unfortunately, the distribution of rooms amongst the hotels within the Ripon Neighbourhood 

Plan area means that there are no additional premises included within the scope of this policy.  
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 Despite the shortage in supply of serviced tourist accommodation in Ripon there have still 

been losses in provision of bedrooms. As shown above in the analysis of Appendix 6 of the 

Harrogate District Local Plan: Visitor Accommodation Study, Ripon’s third largest hotel was 

lost when planning permission was granted for the conversion of 20 – 22 Boroughbridge Road 

to 3 dwellings resulting in the loss of 18 lettable rooms and this was permitted because it was 

below the threshold of Harrogate District Local Plan Policy TRX. Assuming there have been no 

other changes to the supply of bedrooms, this means that 12.7% of Ripon’s bedroom stock 

was wiped out with this one change of use. Even, if the threshold from draft policy EC4 had 

of been in operation this change of use would have been below the requirement of the policy.  

 

 Accordingly, the impact of localising draft policy EC4 to reduce the threshold still further to 

protect the hotel assets of the city has been considered together with a number of different 

threshold options. 

 

 There are two establishments (The White Horse and the Old Deanery) which fall into the next 

tier with 10 or more lettable rooms. These are both strategically important for the growth of 

tourism in Ripon collectively providing a further 22 rooms or 17.7% of the supply (75.8% of 

the supply in total). 

 

 Additionally, a threshold of 6 or more lettable rooms would include two further 

establishments (Box Tree Cottages and the Royal Oak) and would provide a further 14 rooms 

or 11.3% of the lettable room supply in Ripon (87.1% of the current total supply). 

 

 Having considered the options, it is proposed that a threshold of 10 or more rooms would be 

proportionate for the city and this lower threshold is a means of providing a locally distinctive 

policy in this Plan. 

 

8.9 Promoting an Increase in Hotel Bed Spaces 

 

 As outlined previously there is strong community and business support for the provision of a 

new hotel in the Ripon City Plan area. The reliance of the Ripon tourism economy upon road 

transport, due to the lack of railway connectivity, means that the lack of a single hotel facility 

able to accommodate a coach tour is a significant lost opportunity and therefore 

encouragement of investment to provide this facility is identified as a high priority.  

 

 In essence, the provision of a budget chain hotel would be a significant step forward for the 

City’s tourism infrastructure and would contribute significantly to the growth of the tourism 

economy. As identified above, there are a number of operators who have a stated interested 

in making this type of investment in the City.  

 

 However, from the analysis, there are no proposals apparent from the Harrogate District Local 

Plan – February 2001 (Augmented Composite), the Harrogate District Core Strategy or the 
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emerging new Harrogate District Local Plan which seek to encourage new investment in the 

provision of hotel facilities or allocate sites for this type of development. 

 

 Appendix 5 of the Harrogate District Local Plan: Visitor Accommodation Study references 

planning application 11/02590/OUT as resulting in a gain to the bedroom stock of 45. 

However, whilst planning permission may have been granted and this is in theory a gain to 

the bedroom stock, this has never been implemented. Subsequently application 

13/04031/FULMAJ for the erection of 2 industrial units (Use Classes - B1, B2 and B8) and 

relocation of car parking was submitted. This development incorporated site of the previously 

approved 11/02590/OUT and specific mention is made to this in the covering letter which 

states: 

 

“Part of the site has outline Planning approval for Hotel use in addition to the 

Outline approval for industrial units, we confirm no reserved matters have 

been achieved on the hotel planning approval and due to hotel operators 

changing their strategic requirements we envisage this development will not 

now proceed.” 

 

 Subsequently, permission has been granted for 13/04031/FULMAJ and implemented and 

therefore, the gains identified above in application 11/02590/OUT will not be achieved.  

 

 Missing from this analysis would seem to be 11/01947/FULMAJ for the erection of Class A1 

superstore, 60 bed hotel, 5 office blocks (Use Class B1), 3 Class B2 blocks, 1 showroom, 

conversion of existing Class A1 superstore to DIY store with outside garden centre with 

associated car parking, landscaping and alterations to vehicular access. Due to the location of 

the site, it is not absolutely clear whether the hotel would be within or outside of the 

Neighbourhood Area. 

 

 The application was being driven by the proposal to relocate the Morrisons superstore but 

with the downturn in the economic fortunes of the company, and with the application having 

lapsed, it is believed that the company may now be looking to implement alternative 

strategies in the city and it not pursuing the proposed development. This planning application 

is associated with the Harrogate Road employment site, as the site shown is the land 

remaining following approval of this application. 

 

 Given the operator interest noted above, it is justified to seek to allocate a site or sites for the 

development of a new hotel for the city. Criteria for the identification of suitable sites was 

derived from the information provided by Whitbread group (on the basis that other operators 

would have similar requirements) which identified the need for an appropriately sized site to 

be approximately 1.5 – 2.5 acres. This was coupled with two other factors identified within 

the Good Practice Guide on Planning for Tourism were seen as essential criteria in the site 



Submission Draft Plan Supporting Document D Supporting the Ripon Economy 

 

Page 78 

 
 

assessment process: accessibility to main roads and proximity to the city centre for 

accessibility to the cultural and leisure offer.  

 

 Initially, a search was carried out of existing premises not currently used as a hotel. This 

identified an office premises on College Business Park as potentially being suitable for 

conversion. However, this was subsequently discounted on the basis of the limited office 

accommodation available in the Ripon and the potential of conflict with other proposed Ripon 

City Plan policies to protect employment land on that business park. Coupled with the 

distance from, and lack of connectivity with, the City Centre this option was discounted. 

 

 Subsequently, a number of other potential sites were considered in order to identify 

preferred options for the allocation of site(s) for the development of a new hotel. Details of 

this assessment are shown in Appendix D.f. 

 

 The sites that were included within the scope of the assessment were: 

 

• Land within the city centre at Victoria Grove 

• Land within the proposed Ure Bank regeneration area 

• Land within the proposed Bondgate Green regeneration area 

• Land within the proposed Clotherholme regeneration area 

• Land at Rotary Way (on the northern side) 

• Land at Ripon bypass (eastern side of Rotary Way roundabout) 

• Land at Ripon Racecourse 

• Land at Gas Storage site, Ripon bypass 

 

 These options were assessed against three main criteria: 

 

• Size of site (to accommodate 1.5 – 2.5 acres) 

• Location (proximity and connectivity to the city centre and main roads) 

• Deliverability 

 

 From this analysis the preferred sites identified for hotel developments are: 

 

• Victoria Grove site 

• Bondgate Green Regeneration Area 

• Ure Bank Regeneration Area  

• Land at Rotary Way (on the northern side) 

 

8.10 A Policy to Protect and Enhance the Provision of Hotels  

 

 Bringing together all of the information outlined above, the Ripon City Plan proposes a policy 

for the protection and provision of hotels. 
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9 Policy Wording 

 

Following the approach and analysis set out in section 8 above the Ripon City Plan includes 

the following policies: 

 
9.1 Policy D.1 – Protection and Enhancement of Existing Employment Areas 

 
The following areas as identified on the Policies Map should continue to be occupied by 

employment uses. The development or redevelopment of land and premises within these 

areas for purposes other than class B1 (Business), B2 (General Industrial) or B8 (Storage or 

Distribution) uses will not be permitted.  

 

• Boroughbridge Road      

• Dallamires Lane 

• Harrogate Road       

• Phoenix Business Centre (not B8)    

• College Business Park (not B8)    

• Ure Bank       

 

Proposals are encouraged within these areas, as appropriate, that would intensify the use of 

underused land and premises, modernise or replace existing business premises or result in 

the relocation of environmentally unsuitable users. 

 

The use of other employment sites for non B1, B2, B8 uses will be resisted unless it can be 

demonstrated that the proposed use would create appropriate alternative employment 

opportunities, or that the continued use of the site for business use would cause 

unacceptable planning problems, or that the site falls within the area of Policy E.1 or is for a 

hotel. 

 
9.2 Policy D.2 – Protection and Provision of Hotels 

 
Change of use of a hotel 

Proposals involving the change of use of a hotel with 10 or more lettable bedrooms will be 

permitted only where clear evidence is provided to demonstrate that they are no longer 

viable, including: 

 

• evidence that the hotel has been actively marketed at existing use value 

for at least 12 consecutive months; and 

• occupancy rates for the last three years of operation; and  

• capital expenditure in the last five years of operation. 
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Applicants will also be required to demonstrate that there will be no significant adverse 

impact on the supply or quality of visitor accommodation available in Ripon. 

 

Enlargement of existing hotels 

Support will be given for the expansion of existing hotels where this would contribute to an 

increase in quality rating and / or forms part of masterplan proposals. 

 

Sites for new hotels: 

The following sites as shown on the Policies Map are suitable for the development of new 

hotels: 

 

• North Road 

• Bondgate Green 

• Victoria Grove (as part of a mixed retail/ hotel development - see Policy 

C.6) 
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9.3 Extract from Policies Map 
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10 Complementary Projects 

 

 There are no Complementary Projects relevant to the Chapter. 
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11 Appendices 

 

Appendix D.a  Closure of Claro Barracks, Ripon – Review of Economic Implications 

 

Appendix D.b  Greater Ripon Improvement Partnership: Employment Land Research Final 

Report 

 

Appendix D.c  Greater Ripon Improvement Partnership: Small Business Space Research 

 

Appendix D.d  Employment Land Review 2015 WS Atkins Employment Site Maps 

 
Appendix D.e  Other Employment Sites. Maps 

 
Appendix D.f  Potential Hotel Sites Assessment   

 
 


