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1.1

Sustainable Ripon

Introduction
Background

1.1.1 This supporting document draws together evidence relating to the topics that provide the
“locally distinctive” background for the Plan deriving from a comprehensive awareness of
the physical and environmental constraints facing Ripon as a place and upon the growth of
the city.
1.1.2 These topics address the city’s landscape setting and skyline, natural environment and the
constraints of flood risk and unstable land. They are to a degree “strategic” but not in the
sense of the Plan requiring to be in “general conformity with the strategic policies of the
Local Plan”.
1.1.3 This section draws from consultation with the statutory bodies regarding Strategic
Environmental Assessment, namely, Natural England, the Environment Agency and Historic
England and the Environment Report (Appendix A.c)
1.1.4 This evidence provides the locally distinctive approach to sustainable development (Policy
A.1) and the following policy sections B-J, the evidence for which are contained in the
respective supporting documents.
2 National Planning Context
National Planning Context
2.1
National Planning Policy Framework
2.1.1 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.
2.1.2 NPPF is the background for the whole of this Plan. However, certain paragraphs are of
particular importance. Preparation of the Plan has had regard to these. It is not the
intention to repeat these paragraphs but to refer to them.
2.1.3 Achieving Sustainable Development contains at para 14 the presumption in favour of
sustainable development which at paragraph 16 is made explicit for neighbourhood plans.
Paragraph 17 sets out core planning principles. These paragraphs guide this chapter of the
Plan, a Sustainable Ripon.
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2.1.4 Further NPPF chapters have particular relevance to the policies in this Plan. Chapter 10,
Meeting the Challenge of Climate Change, Flooding and Coastal Change is relevant to the
flood risk issues facing Ripon. Paragraph 100 is especially germane.
2.1.5 NPPF Chapter 11 on Conserving and Enhancing the Natural environment is relevant to issues
of geo- and bio-diversity addressed in this chapter of the Plan.
2.1.6 NPPF Chapter 12 on Conserving and enhancing the historic environment is relevant
especially at paragraphs 137 and 138 as regards the Study Royal World Heritage Site Buffer
Zone and Ripon’s historic skyline.
2.2

Planning Practice Guidance

2.2.1 National PPG assists consideration in the Plan of various matters: climate change, land
stability, strategic environmental assessment and sustainability appraisal, and flood risk.
2.2.2 Climate change is an important issue for the Planning system to address and is wide-ranging.
Natural England has drawn attention to this in its comments. The Plan has been able to
address sustainable development, flood risk and sustainable transport with some
confidence. However, plan preparation capability has restricted consideration of building
design including energy efficiency and passive solar design. It is recognised that such
matters are probably better able to be addressed generically at district level.
2.2.3 Land stability has been a Planning concern in the Ripon area for two decades arising from
the incidence of gypsum dissolution. Plan preparation has been greatly assisted by work
from the British Geological Survey devoted to this area which has supported policy
development.
2.2.4 Ripon’s location with various environmentally designated areas and sites in reasonably close
proximity requires consideration of the need for strategic environmental assessment in
accordance with PPG. This has resulted not only in self-screening of the Plan but also the
preparation of an environmental report. The Plan has been accompanied by sustainability
appraisal at key stages in order to demonstrate as far as possible the contents of PPG.
(However, as the Plan does not allocate sites a Sustainability Appraisal is not required and
this documentation is no longer available.)
2.2.5 Flood risk has been addressed in the Plan through both contents of PPG and NPPF.
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Local Plan and Supplementary Planning Documents
Harrogate District Local Plan 2001

3.1.1 This plan is significant for this document because of the relevant policies ‘saved’ by
Direction in 2007: Special Landscape Areas (C9), Unstable Land (A7), Local Wildlife Sites
(NC3) and Semi Natural Habitats (NC4).
3.1.2 Appendix XI of the HDLP2001 refers specifically to Gypsum Related Subsidence in the Ripon
Area. This sets out three development control areas based on gypsum-related subsidence
hazard, forward planning implications and suggested development control procedures.
Much of Ripon parish is affected by the highest category of risk, though some land to the
west and south west are held not to be at risk. The principal requirement in areas of risk is
the submission of a ground stability report by a ‘competent person’. (See Para 7.1).
3.2

Harrogate District Core Strategy (adopted 2009)

3.2.1 Policy EQ1 has regard to reducing risks to the environment including flood risk which the
planning, design, construction and subsequent operation of all new development should
seek to minimise. The former Sites and Policies DPD sought to articulate this further by a
policy regarding flood risk and sustainable drainage.
3.2.2 Policy EQ2 addresses the district’s “exceptionally high quality natural and built
environment” by affording it a level of protection appropriate to its international, national
and local importance. Subject to the need for new greenfield development, the landscape
character of the whole district will be protected and where appropriate enhanced. Where
criterial based planning policies cannot provide the necessary protection, local landscape
designations will be identified including protecting the high quality of the landscape
important to Ripon’s setting.
3.2.3 The Core Strategy does not refer to unstable land.
3.3

Harrogate District Green Infrastructure SPD November 2014

3.3.1 This document provides useful background and approach to development especially in and
adjoining Special Landscape Areas. Green infrastructure priorities are set out for the main
urban areas of Ripon and nine opportunity areas identified with information provided. (This
SPD is relevant also to the plan’s policy section on Protecting our Environment and
Heritage.)
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Harrogate District Draft Local Plan November 2016

3.4.1 This document was published for public consultation. It includes draft policies that in due
course could have a bearing on topics addressed in this chapter, notably (but not
exclusively):
GS6 Sustainable Development
GS7 Health and Wellbeing
CC1 Flood Risk and Sustainable Drainage
HP2 Heritage Assets
NE3 Protecting the Natural Environment
NE4 Landscape Character
NE8 Protection of Agricultural Land
NE9 Unstable and Contaminated Land O
4
4.1

City Plan Vision and Objectives
Extracts from Vision
By the 2020s 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
• a convenient, accessible and attractive place for all to live including
families, young people, the long-distance commuter, retirees, the
elderly and native Riponians
• offering a predominately local, independent and specialist shopping
experience including weekly markets and a choice of significant
supermarket shopping
• a place that facilitates healthy living and life-long learning
…The city’s attractive countryside setting, including its waterways, the
Studley Royal and Fountains Abbey World Heritage Site and neighbouring
villages, will be protected and enhanced to maintain its distinctiveness…
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Relevant Objectives
• To strengthen the city centre as the meeting place of choice for Ripon
residents and visitors;
• To improve accessibility within Ripon and beyond
• To protect, and where appropriate allocate, sites for community
purposes including health, leisure and recreational uses
• To conserve and enhance the physical character of Ripon and its
setting through policies for the design of new development;
encouragement of high quality contemporary architecture, delivery of
public art and environmental improvement action
• To contribute to meeting the need for new homes
• To facilitate the regeneration of Ripon
• To identify the opportunities and constraints in attracting resources for
the delivery of proposals
• To identify opportunities that arise during the preparation of the plan
for the City Council (leading through the City Development Initiative).

5
5.1

Reports and information from public, practitioner and industry bodies
Ripon Neighbourhood Profile 2013 - Harrogate Borough Council (Appendix A.a)

5.1.1 This document analyses Ripon against the district and national data returned from the 2011
census. Ripon comprises the three wards of Ripon Minster, Ripon Moorside and Ripon Spa.
The relevance of the report is to draw out issues that may have a spatial bearing upon the
plan: these being addressed in section 8.
5.1.2 The sections are: people, housing, deprivation, economy, health and wellbeing, community
safety, environment and transport. Key facts are highlighted from each section.
The People (See also 5.2 below)
5.1.3 The 2011 population of Ripon was 16,700 (11% of the district), an increase of 5% from the
2001 population of 15,922. Spa and Minster Wards increased in population over the
previous decade whilst Moorside fell. This reflected the location of housing growth in the
city. Ripon’s living arrangements reflected that of the district for those aged 16+ in marriage
or civl partnership, co-habiting or living alone. There were 1020 single person households
aged 65+ making up 15% of total households higher than those across the district.
5.1.4 8.6% of the population were born outside the UK, 5.3% of whom had arrived in the UK
since 2001. Minster Ward had twice the district rate of non-UK nationals registering for
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work (1.14%) than both the district and Spa Ward. Moorside Ward had a significantly lower
level of non-UK nationals (0.16%).
5.1.5 Ripon’s residents were predominately White British (92.4%) compared with the district
(91.7%). English is the first language for 92% of residents compared with 93% for the district
with Polish being the largest non-English first language (195 persons) followed by Latvian,
Russian and East Asian languages.
Housing
5.1.6 The profile addresses four housing indicators.
5.1.7 A comparison of Council Tax Bands shows that Ripon has 17% of dwellings in Band A (the
lowest). This is lower than 24.8% nationally, but higher than the district (11.5%). Whilst
Ripon dwellings in bands E to H (the highest) provide 17.1% of the housing stock, this
competes with 30.6% across the district.
5.1.8 Ripon residents have more second addresses in the UK than the district (4.3% competed
with 3.5%); 1.1% have a second home outside the UK compared with 1.8% across the
district.
5.1.9 One fifth of Ripon dwellings have 4 or more bedrooms compared with 27.2% across the
district; the reciprocal is that Ripon has nearly 80% of its dwellings with up to 3 bedrooms
compared with 72.6% across the district.
5.1.10 Ripon has more overcrowding than the district with 7% of households at 1.5 persons per
bedroom compared with 5.6% across the district; 12.9% of households have between 1 and
1.5 persons per bedroom compared with 10.7% across the district.
Deprivation (See also 5.3 below)
5.1.11 The profile addresses four indicators of deprivation.
5.1.12 It is estimated that whilst 15.2% of Ripon households are in fuel poverty, this is lower than
the district average (17.3%) and the national average (16.4%).
5.1.13 One in ten children in Minster and Moorside wards were living in poverty in 2012 compared
with 6% in the district but 30% nationally.
5.1.14 Financial inclusion is referred to by 2010 data for Lower Super Output Areas (LSOAs)
regarding those on low income without bank accounts and those without a pension product.
5.1.15 Ripon has a higher proportion of DWP Benefit claimants than the district but lower levels
than the UK.
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The Economy
5.1.16 More of Ripon’s working-age population (73%) was economically active in 2011 than across
the district (69%), similarly more were in full-time employment (44.6% compared with
40.6%) as well as in part-time employment (15.6% compared with 14.9%). However, whilst
13.3% were self-employed across the district, this compared with 9.6% in Ripon.
5.1.17 Ripon’s residents may have fewer qualifications than the district overall but are better
qualified than England as a whole in professional qualifications and 5 GCSEs A-C.
5.1.18 In industrial occupation, Ripon residents are more likely than those in the district and
England to be engaged in: public administration and defence, and compulsory social
security; wholesale and retail trade, and repair of motor vehicles and motor cycles; and
construction. Ripon residents are also employed more than district residents in:
accommodation and food services; transport and storage; sewerage, waste management
and remediation activities; and manufacturing.
5.1.19 Ripon residents are under-represented at district level in: human health and social work;
education; administrative and support service activities; professional, scientific and technical
activities; real estate; financial and insurance activities; information and communication;
agriculture, forestry and fishing.
Health and Wellbeing (data at 2012)
5.1.20 There is somewhat lower life expectancy in Minster and Moorside Wards than for the
district. Child health concern regarding increase in obesity over early school years
considerably higher than the district whereas for adults this is slightly higher than the
district but lower than the national average. Participation in active recreation is three times
as high in west Ripon than in the east which is the lowest in the whole district. Disability
claimants are slightly higher (3.7%) than in the district but considerably lower than the
national average (5.2%).
Community Safety
5.1.21 The incidence of burglary has shifted across the city to the west revealing a demonstrable
fall in Moorside Ward. Anti-social behaviour is falling although Minster Ward experiences
higher levels, but this is likely to reflect its proximity to the city centre. There are generally
low numbers of fire and rescue incidents in dwellings in Ripon. Road safety accident rates
are higher in Minster Ward than across the district, possibly again owing to its proximity to
the city centre and the increased opportunities for vehicle against pedestrian and cyclist
accidents. The other wards experience lower accident rates than the district.
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Environmental quality
5.1.22 Homes in Minster and Moorside Wards have substantially higher domestic energy usage
than the district and the nation. This may be attributed in Minster Ward to a high
percentage of solid wall homes and homes being off the gas network although these factors
would not appear to apply in Moorside Ward. Spa Ward has more homes off the gas
network than Minster Ward and only half the number of solid wall homes but has similar
domestic energy usage to the district and the nation.
5.1.23 Air quality in the city is below average levels in the district but an AirQuality Management
Area exists in part of the city centre in the Low Skellgate area as a result of traffic
congestion.
Accessibility and Transport
5.1.24 Deprivation data from 2010 revealed that Ripon residents generally have better accessibility
to services than elsewhere in the district other than for access to a post office in Moorside
Ward and access to a primary school in Spa Ward.
5.1.25 Ripon households own fewer cars and vans than across the district and this may account for
a slightly lower use of car or van for the journey to work. More Ripon residents walk or take
public transport to work than the district average.
5.2

Mid - 2014 Parish Population Estimates - North Yorkshire County Council

5.2.1 NYCC has published a statistical estimate of the county’s population by district and parish at
30 June 2014 reconciled to the ONS district estimates. This revealed that the population of
the district had fallen by 1,400 persons. The county population has increased marginally
with Selby and Malton settlements increasing the most with Harrogate Town declining the
most.
5.2.2 Ripon’s 2011 population of 16,880 was estimated to have fallen slightly to 16,530. The
population of the parishes surrounding the city in effect was stable.
5.3

Multiple deprivation in Ripon - ONS (Appendix A.b)

5.3.1 This supporting document addresses the degree to which the City Plan should have regard
to multiple deprivation in the Ripon parish. At a superficial level Ripon appears to be a
stable, prosperous settlement. There are no obvious manifestations of social stress and
ample indicators of wealth, culture and being a place where many households live from
choice. However, there are indicators that reveal concerns for experience and opportunity
that upon examination could support specific City Plan policies. These will be addressed in
section 8.
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5.3.2 The most recent data to address the degree and extent of multiple deprivation in the city
are the Indices of Deprivation 2015 England revealed at Lower Layer Super Output Area
(LSOA). There are 11 LSOAs in Ripon being subdivisions of the city’s three wards, Minster,
Moorside and Spa. There are 32844 LSOAs in England. The more deprived an LSOA, the
lower number the rank position; the less deprived, the higher number the rank position. In
Ripon, this is shown by LSOA 004B in Minster ward with an index of 11634 suffering greater
multiple deprivation than LSOA 002D in Spa ward with an index of 32663. The plan below
shows the location of LSOAs and their overall ranking. This is a general indicator of the
location of the more deprived parts of the city.
5.3.3 At national level all LSOAs are grouped by decile (10% bands); the lower number the decile,
the greater its multiple deprivation. Ripon has three LSOAs in the lower (worse) half of
national multiple deprivation; one in Minster ward and two in Moorside ward.
5.3.4 The index can be analysed more deeply in terms of seven sub indicators: income;
employment; education, skills and training; health, deprivation and disability; crime; barriers
to housing and services; living environment. These reveal both absolute and relative
deprivation. In absolute terms, identifying those LSOAs in the upper 10,000, parts of Minster
and Moorside wards are in the second decile for education, skills and training. The same
Minster ward LSOA suffers the same ranking as regards crime. (However, this may be a
result of this LSOA including the city centre and incidence of public order offences.) One of
the Moorside ward LSOAs is in the third decile for health, deprivation and disability. One Spa
ward LSOA is in the third decile for crime. Each of these sub indicators shows the individual
LSOA in a more deprived position than its national rank order.
5.3.5 With regard to relative deprivation, several LSOAs reveal a significantly more deprived
ranking in particular sub indicators than their national ranking would suggest. Based on
those where there is a ranking difference of more than two deciles; education, training and
skills is more deprived in one Moorside ward LSOA and in two Spa ward LSOAs.
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5.3.6 In conclusion, there is clear evidence that parts of Moorside ward and Minster ward in the
south of the city suffer relative greater multiple deprivation within Ripon than other parts.
This is of particular concern regarding education, skills and training. It is important to note
that this indicator is relatively significant also in certain of the less deprived LSOAs.
Strategically this is a concern for Ripon. Health, deprivation and disability deprivation in
parts of Moorside ward is a further concern.
5.3.7 Accordingly, as far as possible and having regard to non-spatial matters, proposals for new
public facilities related to education, health and recreation might be located closer to these
more deprived areas or include sustainable proposals for accessibility.
5.4

Landscape and Geology

5.4.1 Further information can be found in the Environment Report (Appendix A.c)
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5.4.2

Ripon sits on the western edge of the Vale of York in the valley of the River Ure on ground
that is gently rising to the west into the Pennine uplands. The National Landscape
Classification has Ripon situated within the Southern Magnesian Limestone National
Character Area (30) and adjacent to the Pennine Dales Fringe NAC (22). Further work for
North Yorkshire and York relates the NCAs to primary landscape units with Ripon situated
on Limestone Landscapes and Farmed Lowland and Valley landscapes (source CBA 2011).
The Harrogate District Landscape Character Assessment (2004) provides a further local
interpretation of landscape character. (see 6.3.1)

5.4.3

The Nidderdale Area of Outstanding Natural Beauty (AONB) at its easternmost edge falls
within the city’s western boundary at Ellington Banks (part of the military estate). This is
shown on the Policies Map.

5.4.4

The quality of the farmed landscape around Ripon is either good to moderate or very good
as described in the national Agricultural Land Classification (see map below):
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5.4.5 Three Sites of Special Scientific Interest are close to or adjacent to Ripon. These are:
•

Ripon Parks, of which a small part falls within the city’s northern boundary. This site
is of special interest owing to the occurrence of subsidence hollows in a cliff section
on the banks of the River Ure. This is one of the best exposures of an evaporite
sequence within the Zechstein deposits of the Yorkshire Province.

•

Cow Myers is contiguous with the western extremity of the city boundary at
Ellington Banks around 1.5 km from the nearest urbanisation at the Claro barracks. It
is an area of flat marshy ground irrigated by spring water and containing a series of
wetland habitats.

•

Quarry Moor is on the southern side of the city boundary (and outside the
competence of the plan) but very much part of the city’s natural heritage. The site of
a former Magnesian Limestone quarry, the area has been partially levelled and tracts
of species-rich calcareous grassland have developed on the thin soils. Other habitats
include scrub, woodland and rock exposures. The geological interest at the Whitcliffe
Section of Quarry Moor consists of a small section of sea-marginal strata formed at
or very close to the Permian era shoreline.
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5.4.6 The single Local Nature Reserve within the city is Hell Wath, an area of grassland and scrub
bordered by the River Skell valley.
5.4.7 There are seven Sites of Interest for Nature Conservation (SINC) ratified by the North
Yorkshire Panel in 2010. These are:
SE37-14 Little Studley Meadows
SE37-06 Ripon disused railway embankment
SE37-05 New House field (Clotherholme Road)
SE37-04 Rear Whitcliffe Lane
SE37-15 River Skell Corridor / Fisher Green
SE37-08 Littlethorpe Manor pond
SE36-07 Ripon Canal
SE27-23 Ellington Banks
5.5

Studley Royal World Heritage Site

5.5.1 Whilst the current WHS boundary is not within the city boundary the buffer zone approved
by UNESCO does include part of the city, as shown in the plan below (hatched yellow). This
Page 13
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international designation is an important consideration for the plan. (Further consideration
is included in the Environment and Heritage chapter supporting document.)
5.5.2 Conservation and management of the WHS including reference to the buffer zone is
included in the Fountains Abbey and Studley Royal World Heritage Site Management Plan
2015-2021. (Appendix A.d)

5.6

The Sustainable Growth of Cathedral Cities and Historic Towns 2014
(for English Heritage, Green Balance and David Burton-Pye)

5.6.1 This document analyses 50 towns, some of which are cathedral cities including Ripon, to
ascertain the planning approach to development and growth with regard to addressing the
built heritage. The information provided by HBC relates to the Core Strategy’s approach to
Ripon which at that stage was reflected in a more modest development impact and greater
use of brownfield than other towns.
5.6.2 Eight case studies showed particular examples of development pressures and how they had
been addressed. Ripon was not a case study. All except one are cathedral cities (the other
being Cambridge). Some studies are of particular interest to Ripon as regards skyline and
urban extension.
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5.6.3 The cross-cutting heritage issues in the case study cities have some relevance to Ripon;
notably tightly drawn boundaries and development limits. Some were not present in Ripon,
namely student accommodation and development on local authorities’ own land.

6
6.1

HBC reports and commissioned evidence
Harrogate and District Local Plan
Infrastructure Delivery Plan - Baseline Report June 2015 (Appendix A.e)

6.1.1 This document prepared for HBC is the first in a series of three to be commissioned as
evidence for preparation of the Local Plan. The Baseline Report is the first of these and sets
out the issues identified with a range of infrastructure provision and the matters to which
Local Plan preparation should have particular regard. Some of these matters affect direct
provision in Ripon.
6.1.2 The second stage will be the infrastructure implications of growth options and the final
stage will be the delivery of infrastructure required for the Local Plan itself. These stages
are more than likely to follow submission of the City Plan.
6.1.3 This supporting document is the first in the series relating to the individual policy areas of
the draft plan. The IDP Baseline Report provides evidence across several areas. The scope of
the infrastructure provision follows along with the relevant supporting document to which
each provision best applies.
6.1.4 The infrastructure provision is as follows:
•
•
•
•
•
•
•
•
•
•
•
•
•

water supply, treatment and sewerage (considered in this document)
gas (considered in this document)
electricity (considered in this document)
telecommunications (considered in Connecting Ripon document)
flood risk (considered in this document)
drainage (considered in this document)
waste management (considered in Community Facilities document)
education (considered in Community Facilities document)
health (considered in Community Facilities document and City Centre
document)
emergency services (considered in Community Facilities document)
indoor sports facilities (considered in Community Facilities document)
libraries (considered in Community Facilities document)
public conveniences (considered in Community Facilities document)
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• cemeteries and crematoria (considered in Community Facilities
document)
• travel and transport (considered in Connecting Ripon document)
• walking (considered in Connecting Ripon document)
• cycling (considered in Connecting Ripon document)
• strategic highway network (considered in Connecting Ripon
document)
• rail (considered in Connecting Ripon document)
• bus (considered in Connecting Ripon document)
• coach parks (considered in Connecting Ripon document)
• off-street car parking (considered in Connecting Ripon document)
• on-street parking (considered in Connecting Ripon document)
6.1.5 Implications for water supply, treatment and drainage
The current AMP6 programme agreed with Yorkshire Water’s regulators takes into account
growth forecast in the previous iteration of Harrogate’s Local Plan. If growth is significantly
above that suggested in the previous adopted plan, YW would look for new development to
be phased appropriately to allow provision of waste water and water infrastructure.
YW would expect new development to incorporate sustainable drainage systems wherever
possible for surface water management in order to minimise the risk of flooding within the
District.
Comment: This is not a matter to be pursued in the plan.
6.1.6 Implications for gas
Currently there is sufficient capacity in the Intermediate Pressure (2-7bar) and Medium
Pressure (below 2 bar) supply to Ripon…and for any evenly spread growth that is built up
steadily over next five years. However, more localised system extension or reinforcement
within the network may be required depending on the specific connected loads. It may be
necessary to reinforce some Medium Pressure Mains beyond five years and if growth is
unevenly concentrated in areas including to a lesser extent Ripon.
Comment: This is not a matter to be pursued in the plan.
6.1.7 Implications for electricity
Further work is required to assess the capacity of the network to accommodate further
growth around Ripon and to the east of the A1.
Comment: This is not a matter to be pursued in the plan.
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6.1.8 Implications for flood risk
HBC, Craven and Richmondshire Councils (North West Yorkshire) commissioned a Strategic
Flood Risk Assessment Level 1 in 2010. This was used to identify the sites that were
candidates for allocation in the Sites and Policies DPD which required further investigation.
A Level 2 SFRA was prepared in 2013 that included two sites in Ripon. (See 6.2).
Ripon has seen a major flood alleviation scheme completed in recent years but no further
large schemes are planned. Flood risk is likely to be of a more detailed site specific nature.
Comment: This is a major issue for the plan.
6.1.9 Implications for drainage
The Swale and Ure Drainage Board aims to manage water levels so that all development
within and draining into the district does not increase surface water run-off. No
development is permitted within 9m of the banks of a watercourse.
A significant proportion of the district falls within Flood Zones 2 and 3. Whilst the inherent
capacity of the network has not been modelled, development in Zone 3 should not be
considered unless it is critical infrastructure which cannot be site elsewhere or it is water
compatible.
Surface water disposal is a growing concern and sites in which SuDS by soak-away is not
feasible could be difficult to drain.
Comment: This is a major issue for the plan.
6.1.10 Comments requiring the attention of the plan are considered in section 8.
6.2

SFRA 2013 (Appendix A.f)

6.2.1 This report considered two sites in Ripon: the former Auction Mart and the Doublegates
Quarry, both of which had been identified in the 2013 SHLAA. The northern part of the
former is included within the Ure Bank Regeneration Area and is proposed as a site for a
hotel. The southern part of the site is proposed as protected open space and is suggested as
a Local Green Space. Further investigation in the report has shown flood risk from both
Rivers Ure and Skell in a 1 in 1000 event. The Doublegates site has received planning
permission for residential development and is a commitment in the plan.
6.3

Landscape Character Assessment 2004

6.3.1 This assessment lead to the approval of the SPD in 2004.
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Review of Local Landscape Designations: Special Landscape Areas September 2011

6.4.1 This is a background document prepared in support of the Sites and Policies DPD. It affirmed
the continuation of this policy approach.
6.5

Green Infrastructure SPD 2014

6.5.1 This SPD explains the importance of green infrastructure and includes various example case
studies and opportunities for urban extensions. None are within Ripon. A section is devoted
to green infrastructure in main urban areas including Ripon (pp 72-80).
6.5.2 The following opportunities are included:
1. Ripon City Centre • Ripon Bus Station and Environs
• Market Place and Central Zone
• The Cathedral area
• Ripon Workhouse Museum and environs
2. Ailcey Hill and Allhallows Hill
3. Ripon Canal and Skell riverside
4. Dallamires Lane to Quarry Moor
5. Marina, Racecourse and Ripon Quarry
6. Fountains Abbey and Studley Royal World Heritage Site
7. Ripon railway corridor
8. Market Place to Borrage Green
9. River Ure Corridor north of Ripon

7
7.1

Ripon City Plan Reports and Studies
Ripon’s Geodiversity (Appendix A.n)

7.1.1 Unstable land has both an environmental and developmental impact upon Ripon. The
constraint of unstable land is a significant element in the city’s sustainability and
accordingly, understanding geodiversity is a necessary initial part of the evidence base.
Appendix A.n provides an introduction to geodiversity and the practical implications for
development.
7.1.2 Appendix A.n is a precursor to the following report (Appendix A.g) and evidence of the
consequences of unstable land caused through gypsum solution described in Appendix A.k.
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British Geological Survey (BGS) submission and advice (Appendix A.g)

7.2.1 Development management procedures regarding gypsum dissolution were put in place in
HDLP2001 (Policy A7 and Appendix XI) following DoE funded research published in 1996.
BGS submitted information to the former HBC S&PDPD examination of policy SG10. Whilst
the DPD was withdrawn the matters raised by BGS are directly relevant to this Plan. BGS
raised three concerns. The first based on evidence was the possible extension to the
controlled zone, Zone C. This would extend the area outside Ripon and is not relevant for
this plan. Secondly, the ability and desirability to further refine Zone C into areas moderately
problematic, problematic or highly problematic. This approach could present operational
difficulties. The third concern was regarding evidence of current operational practice. If the
procedures were working effectively there would not be instances of building failure; this
has not proved to be the case. BGS sought changes to vet and assess investigation and
mitigation measures being undertaken. The onus and accountability of the “competent
person” and the Local Planning Authority should be examined.
7.2.2 BGS was invited to advise the Plan authors of their concerns. This resulted in expansion of
the concerns placed before the DPD examination. The approach suggested was to update
the credentials required of the “competent person” and to strengthen the accountability of
the person as regards design disclaimers. The previously used terms “competent person”
and “geotechnical specialist” have been superseded by the 2014 Institution of Civil
Engineers “Register of Ground Engineering Professionals” (RoGep). Appendix XI states:
A “Competent Person” in this context is a Geotechnical Specialist, as defined
by the Site Investigation Steering Group of the Institution of Civil Engineers
(Anon,1993). Ideally, this person would also have appropriate experience in
the investigation and remediation of gypsum-related subsidence problems
within the Ripon area. Further guidance can be obtained from the current
edition of the British Geotechnical Society’s directory of Geotechnical
Specialists.
7.2.3 Appendix XI states further that:
A ground stability report, prepared by a Competent Person will normally be
required before buildings, or those related to changes of use involving
increased exposure of the public to a known risk of subsidence, can be
determined. In most cases the report would need to be based on a
geotechnical desk study and site appraisal followed up by a programme of
ground investigation designed to provide information needed for detailed
foundation design, unless adequate information from previous boreholes on
the same site is available. Where planning consent is given, this may be
conditional upon the implementation of approved foundation or other
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mitigation measures, designed to minimise the impact of any further
subsidence activity.
7.2.4 BGS advised that in addition to the ground stability report, an application for planning
permission should be accompanied by a ‘Ground Stability Declaration Form’ prepared and
signed by a Registered Ground Engineering Specialist or Advisor as defined by RoGep.
Whereas the existing procedure states,
Ideally, this person would also have appropriate experience in the investigation and
remediation of gypsum-related subsidence problems within the Ripon area,
7.2.5 BGS now advise that they must have experience of subsidence problems similar to those
found in areas of ground instability caused by gypsum dissolution.
7.2.6 BGS advice updated practice on below ground level works in Zone C. Ingress and egress of
water into and from the ground can trigger subsidence in areas such as this. Accordingly,
soakaways, water abstraction boreholes and open-circulation ground source heat pumps
should be avoided. Additionally, care should be taken that water does not enter the ground
from breakage of water and sewage pipes to avoid breakage by subsidence.
7.2.7 The conventional approach accepted by HBC is to allow drilling boreholes through the
gypsum to identify or not the presence of voids. This practice has been shown to open up
hydrological pathways through the gypsum which could lead to increased dissolution and
the release of artesian groundwater. Additionally, a few deep boreholes may not provide
sufficient information as ground conditions can change within short distances (given as a
metre or so). Accordingly, alternative geophysical techniques are to be considered
preferable such as microgravity, resistivity tomography, ground probing radar geophysics.
Furthermore, drilling of boreholes commonly introduces high pressure air or water into the
ground that can cause vibration. This can reactivate existing subsidence features. Ground
stability and site safety should be considered before any invasive drilling in Zone C.
7.2.8 HBC published the Harrogate District Draft Local Plan for public consultation in November
2016. BGS forwarded comments to the draft policy NE9: Unstable and Contaminated Land
referring to information provided in consultation with the preparation of this plan.
7.3

RCP SLA review (Appendix A.h)

7.3.1 HDLP2001 introduced the Special Landscape Area boundaries. As HBC had carried out a
boundary review for the former SPDPD which was noted. It was important to ensure that
the Plan too would have a supportable and robust revised boundary.
7.3.2 A review was carried out of the full HDLP2001 boundary within the neighbourhood area.
This resulted in proposed extensions to the boundary of both SLAs and minor reduction of
the area in the Ure Valley SLA. A number of larger contractions in the Rivers Skell and Laver
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SLA were proposed arising from concern about the contribution the existing boundary
makes to the city’s setting. Additionally, other policies would afford more appropriate
protection to the areas of land affected.
7.4

RCP Green and Blue network (Appendix A.j)

7.4.1 The biodiversity interest of Ripon and designated sites is explained in the Environment
Report (Appendix A.c) Within the city are wildlife and habitat corridors based on green space
and open land and the river. These provide a network which needs to be protected from
development. Development itself can assist in the creation of new links in the network.
Appendix A.j shows in map form existing links in the green and blue network. It also implies
where new links could be encouraged in the event of development. The map shows the
areas of protected open space in the city and opportunities should be explored to improve
linkage between them.
7.5

Briefing report on the development control problems in Ripon (Appendix A.k)

7.5.1 This short, illustrated report was prepared by a member of the team as an introduction to
the city’s geology and approaches to development management.
7.6

RCP Skyline study (Appendix A.l)

7.6.1 Following consideration of the proposed Studley Royal World Heritage Site Buffer Zone,
concern arose about its arbitrariness across the city. It was understood that the zone has a
district level purpose that would not relate to parish boundaries. However, its application in
development management decisions could be arbitrary and difficult to apply at individual
property level. The landscape setting of Ripon related as well to the city’s own impact upon
the landscape. Accordingly, protection of the city’s skyline in its own right was proposed
which would address and support impacts upon the buffer zone.
7.6.2 A view framework was identified showing key city views and the significant skyline features.
This is in the Skyline View Framework (Appendix A.m)
7.7

RCP Development Limit Review (Appendix B.f)
n.b. This paragraph is included here arising from earlier drafting. Although now a matter for
the “Regeneration and Growth” document it has been retained here for continuity and
comprehensiveness.

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

8
8.1

Analysis and commentary
Introduction

8.1.1 Ripon is a visually attractive small city. It can be viewed from all directions with the
Cathedral’s towers rising above its roof-scape and tree cover. Outwards from the city the
edge of the Pennines and the Hambleton Hills are clearly visible. Protecting this setting is an
important starting point for the Plan. Yet the visual setting hides other factors, including
flood risk and unstable land, as well as the characteristics of the Ripon community itself,
that are important for assessing development potential, community needs and vitality and
the opportunities for growth.
8.2

People

8.2.1 Information on the city’s demographics reveals a place with its own character and particular
issues. Comparison with the district and Harrogate town is generally unhelpful owing to the
proportionately high levels of prosperity and well-being enjoyed by the district at a national
level. Whilst Ripon may be less favoured than the district in some measures, it still enjoys
more favourable circumstances against national comparisons. However, there are issues of
deprivation, economic advantage and well-being that deserve attention. The following
indicators are those that most apparently point to opportunities for policy development.

8.3

Ripon at work:

8.3.1 More of Ripon’s working-age population (73%) was economically and in full-time
employment and part-time employment (15.6% compared with 14.9%) than across the
district (69%), in 2011. However, fewer were self-employed compared with the district.
8.3.2 The employment sectors in which Ripon residents are more likely to be engaged compared
with the district as a whole and in England suggest generally lower paid occupations. This
reflects the contribution of local service employment and the fewer opportunities locally for
employment in higher paid sectors. The tightly drawn parish boundary possibly reflects also
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the incidence of non-Ripon residents living in neighbouring villages working in higher paid
employment in the city.
8.3.3 Ripon residents are under-represented at district level in: human health and social work;
education; administrative and support service activities; professional, scientific and technical
activities; real estate; financial and insurance activities; information and communication;
agriculture, forestry and fishing. Not all of these are higher value occupations by any means
but a physical under-representation of these sectors in the city arising perhaps from the size
of Ripon and the concentration of both business and public services in larger and
neighbouring centres will have an effect.
8.3.4 Accordingly, protection of the better employment areas, revitalisation of the city centre and
a growth in population supporting local services would address perceived lack of
employment opportunities for Ripon residents. Data has not been available on business
start-ups in Ripon nor is it other than informed intuition that there is higher quality business
activity in Ripon and neighbouring villages which is home-based and on-line. Ripon’s
economy is able to attract the spending power generated by this activity.
8.4

Learning in Ripon:

8.4.1 Ripon’s residents have fewer qualifications than the district overall but are better qualified
than England as a whole in professional qualifications and 5 GCSEs A-C. This perhaps reflects
the different times at which people and households become resident in the city. The
significance is that the Plan should address the availability of accommodation for school
children. Current population requirements can be met within Ripon primary schools, but
significant growth could require additional new site provision which the Plan should
address. Ripon secondary schools have capacity (although some pupils travel out of Ripon
for secondary education) and significant growth would not appear to require allocation of
additional site(s). Information from the Local Education Authority (NYCC) can be found in
the Community Facilities supporting document and the Plan’s policies on this issue.
8.5

Ripon at home:

8.5.1 The Strategic Housing Market Assessment prepared for the emerging Harrogate District
Local Plan (2015), unlike the North Yorkshire version of 2010, does not disaggregate housing
data and analysis within the district and for Ripon. Whilst data is available on households,
housing stock, and overcrowding, preparation of this Plan has been hampered by the lack of
information at the Ripon level as well as information on affordability. In this situation there
is little that the Plan can do in any detail. Accordingly, the approach on housing can be found
in the supporting document Providing New Homes. Otherwise, it will be necessary to look to
the emerging Local Plan to address Ripon’s requirements.
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Deprivation in Ripon:

8.6.1 Ripon has three out of eleven areas (LSOAs) in the lower (worse) half of national multiple
deprivation; one in Minster ward and two in Moorside ward. Parts of Moorside ward and
Minster ward in the south of the city suffer relative greater multiple deprivation within
Ripon. This is of particular concern regarding education, skills and training (see above).
8.6.2 One in ten children in Minster and Moorside wards were living in poverty in 2012 compared
with 6% in the district, but less than the 30% nationally. Whilst more than one in six of Ripon
households are estimated to be in fuel poverty, this is lower than the district and national
averages.
8.6.3 Health, deprivation and disability is a concern in parts of Moorside ward. There is somewhat
lower life expectancy in Minster and Moorside Wards compared with the district and there
is concern regarding increase in child obesity over early school years. Participation in sport is
substantially greater in Spa ward than in the east and south of the city. This would appear to
have implications for accessibility to sports and recreation facilities.
8.6.4 There are no concerns relating to patient waiting times in Ripon GP practices; funding
following the patient. Growth in population could require additional dentistry provision
although catchments are not allocated. There is local concern regarding accessibility to a GP
surgery in south Ripon (Moorside) and generally to retention of services currently provided
at Ripon Hospital.
8.6.5 These observations should be addressed in policy development regarding facilities for
education, health services and recreation and are addressed in the supporting documents
for Strengthening the City Centre and Community Facilities regarding Ripon Hospital, Ripon
Leisure Centre etc.
8.7

Other factors:

8.7.1 Air quality is poor in the High and Low Skellgate area and an Air Quality Management Area
has been designated. Pollution from traffic is significant but without substantial intervention
to the highway network, improvement is dependent upon measures beyond the
competence of the plan.
8.7.2 Anti-social behaviour is falling although Minster Ward experiences higher levels, likely to
reflect the presence of the city centre.
8.7.3 Road safety accident rates are higher in Minster Ward than across the district, probably
owing the presence of the city centre and the increased opportunities for vehicle against
pedestrian and cyclist collisions. The other wards experience lower than district accident
rates.
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8.7.4 Ripon households own fewer cars and vans than across the district and this may account for
a slightly lower use of car or van for the journey to work. More Ripon residents walk or take
public transport to work than the district average. This is more likely to refer to affordability
of personal transport than a preference for sustainable modes.
8.7.5 The supporting document on Connecting Ripon additionally addresses accessibility and
traffic matters.
8.7.6 This section provides background description of key characteristics of the city. The Plan’s
policies will draw on it as appropriate to each evidence chapter.
8.8

Infrastructure

8.8.1 The baseline report produced for HBC (2015) revealed little concern from providers of the
basic utilities of water, treatment and drainage, gas and electricity. This is not the same for
flood prevention and disposal of surface water with there being some contradiction
between provider and regulator. The Plan needs to address flood risk through a
precautionary approach (see 8.6 below). Other infrastructure matters from the baseline
report are addressed in Community Facilities and Connecting Ripon sections.
8.9

Landscape character

8.9.1 The city’s landscape setting is important for its character and appeal. The landscape beyond
the built-up area is predominately agricultural with some mineral extraction, forestry and
planned landscape estates. The quality of the farmed landscape around Ripon is either good
to moderate or very good as described in the national Agricultural Land Classification.
8.9.2 The Nidderdale Area of Outstanding Natural Beauty (AONB) touches the western edge of
the city and the North Yorkshire Moors National Park is visible within 25km. These national
designations require specific reference as advised by Natural England. Redevelopment of
the military estate to the west of the city is naturally a concern. The plan addresses
landscape character in two principal ways.
8.9.3 Firstly, two Special Landscape Areas fringe the city to east and west. These local landscape
designations from HDLP2001 protect the river valleys. They both extent beyond the city
boundary. The wider extent of open land on the edge of the built up area is important for its
agricultural quality and its contribution to flood prevention. Reassessment of the SLA
boundaries to ensure that they contribute to protection of the city remains an important
factor in determining the options for growth. Similarly, the continued use of open land for
agriculture is an important factor for the options for growth.
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8.9.4 Secondly, recognising the importance of the military estate for redevelopment, the
approach taken in the plan needs to recognise the possible impact on the openness of the
surrounding landscape, the character of the River Laver valley, woodlands and natural
habitats (especially noting the Ellington Banks site). The Plan’s policy(ies) regarding the
military estate need to include specific mention of this rather than leaving it to emerge from
negotiation on development plans in the future.
8.10

Biodiversity and Geodiversity

8.10.1 The list of specific sites of nature conservation interest within or close to the city comprises:
• three Sites of Special Scientific Interest close to or adjacent to Ripon
• one Local Nature Reserve within the city
• seven Sites of Interest for Nature Conservation (SINC) within the city.
8.10.2 Additionally, there is a set of open spaces and river corridors both rural and within the urban
area.
8.10.3 These assets both require protection from growth impacts and effective incorporation
within the city as it grows. Accordingly, whilst there is a comprehensive regulatory
framework for higher level sites and district wide policy it would be appropriate to endorse
a precautionary approach to encouragement and protection of biodiversity and geodiversity
given the assets evidenced.
8.10.4 Evidence prepared for the Environment and Heritage supporting document, whilst
predominately addressing the built environment will address river corridors.
8.10.5 Whilst the emerging Local Plan will present an approach to the natural environment for the
district it is appropriate for the Plan to do so in order to provide a comprehensive approach
to conservation and protection in Ripon
8.11

Flood risk and prevention

8.11.1 The confluence of the rivers Ure and Skell is at the east of the city; the Skell having been
joined by the river Laver to the west of the city. The river valleys have quite different
characters. The Ure is the wider with substantial wash land. The Skell flows through the
urban area in a tight channel and along with the Laver flows through the countryside to the
west in steeper sided valleys. The Ure, rising high in the Pennines, has flowed for many miles
before reaching Ripon and the Skell and Laver are affected by rapid runoff from riparian
land.
8.11.2 The incidence of flooding is, accordingly, common and flood risk high. However, following
investment on the Laver following floods of 2007 the Skell no longer presents its previous
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risk. Works on the Ure around the North Bridge have enabled the wash lands to the north of
the city and to the east of the A61 bypass to function more effectively. No further large
flood alleviation schemes are planned. Flood risk is understood now to be of a more detailed
site-specific nature.
8.11.3 The output from the 2010 North West Yorkshire SFRA continues to be relevant and the
Level 2 SFRA regarding particular Ripon sites requires that development in Flood Zone 3
should not be considered. This would support explicit recognition of Flood Zone 3b in the
Plan for spatial clarity.
8.11.4 In addition, surface water disposal is a growing concern and sites in which SuDS by soakaway is not feasible (nor desirable owing risk of exacerbating gypsum dissolution) could be
difficult to drain.
8.11.5 Whilst the emerging Local Plan will address flood risk and prevention for the district, it is
appropriate for the Plan to do so in order to provide a comprehensive and precautionary
approach to growth in Ripon.
8.12

Studley Royal World Heritage Site Buffer Zone

8.12.1 The WHS boundary does not enter the neighbourhood area. At present, the buffer zone
approved by ICOMOS is yet to be protected within the district although proposals to do so
are understood to be included within the emerging Local Plan. The zone takes the form of a
narrow corridor passing across the city. This is an arbitrary definition and does not relate to
administrative or property boundaries. Furthermore, its aim is the protection of a specific
heritage asset, namely a view between the WHS incorporating the main drive through the
deer park, and Blois Hall Farm off Dishforth Road north-east of Copt Hewick to the east of
Ripon.
8.12.2 The principal intention of the buffer zone is to prevent disruption to this view corridor of
which Ripon Cathedral is the key feature. Undoubtedly, the Cathedral is the defining feature
of the city’s skyline; but it is not the only one. A study prepared for the Plan reveals several
vertical features that all make an important contribution to the city’s skyline and townscape.
This has led to the locally distinctive policy approach to protecting the Ripon’s skyline and
offers comprehensive protection not only for the city but also the buffer zone.
8.12.3 Whilst the emerging Local Plan is likely to incorporate the ICOMOS buffer zone it is
appropriate for this Plan to do so owing to the prominence of Ripon Cathedral and in a way
that enables a comprehensive approach to Ripon’s distinctive skyline.
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Unstable land

8.13.1 Floodwater is visible, gypsum dissolution is not. Much of the city lies on potentially
challenging geology and planning practice has since 2001 required special consideration to
be taken of land stability. Advice from the British Geological Survey (at 7.1 above) to the
Plan’s authors identifies inadequacies with the present 2001HDLP policy and procedural
appendix. The BGS input is of national importance. It is important to have regard to the
experience and lessons of the period during which present planning policy has been in
operation. Accordingly, for the reasons that unstable land is a constraint upon growth
options in Ripon and the importance of improving planning policy based upon demonstrable
experience, it is important that the Plan both contains a policy and one that it is fit for
purpose.
8.14

Conclusion

8.14.1 This supporting document sets the scene for the over-arching approach to the Plan
providing the setting for planning the neighbourhood area which is locally distinctive. The
NPPF requires planning to deliver sustainable development. From one perspective this is
about growth, but it is also about taking a precautionary approach. This means that key
assets and constraining features need to be identified and evidenced at the outset of plan
preparation. The topics that have been investigated are those that lead to the draft policies
proposed for the neighbourhood area either below (in Section 9) or other parts of the Plan.

9

Policy Wording

Following the approach and conclusion in section 8 above the Plan includes:
9.1

Policy A.1 Sustainable Development
A presumption in favour of sustainable development will be exercised across Ripon.
Proposals for new development including housing and employment growth will be
supported which will:
• contribute to the reuse of previously developed sites and buildings
• encourage mixed-use regeneration areas
• assist the revitalisation of the city centre
• improve the distribution and provision of community facilities
• and which take a precautionary approach toward:
• avoiding flood risk
• exacerbating ground instability
• protecting landscape setting and the city skyline
• protecting and enhancing the natural environment and built heritage
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• mitigate the impact of the proposal as may be required by measures
to be implemented off-site.
9.2

Policy A.2 Landscape Character
The Special Landscape Areas (SLAs) shown on the Policies Map provide a high quality and
scarce landscape resource important to the setting of Ripon in the River Ure Valley and
Rivers Skell and Laver Valleys. Accordingly, in order that proposals for development protect
the existing landscape setting of Ripon a Landscape and Visual Impact Assessment (LVIA)
shall be provided, when required, to ensure that potential landscape and visual implications
of the proposal are fully assessed and to ensure that opportunities for green infrastructure
are incorporated into any landscape and visual mitigation measures.
The key elements that should be included in an assessment are:
• characteristics and condition of the existing landscape
• contribution of the landscape to the setting of Ripon
• geographic extent of the visual impact (the extent not to be confined
to the city boundary)
• characteristics and condition of the existing urban boundary
• visual impact of the proposal upon the landscape setting
• protection of the landscape setting
• opportunity for enhancement of the landscape setting

9.3

Policy A.3 Biodiversity and Geodiversity (Appendix A.n)
In order to safeguard biodiversity and geodiversity inside and outside the city boundary, and
in recognition of the role of Green Infrastructure in supporting healthy communities,
cultural value, a buoyant economy and aiding resilience to climate change, development
proposals that would have a direct or indirect adverse effect on a national, sub-regional,
regional or local designated site and non-protected sites that are considered to have
geological and biodiversity value, as shown on the Proposals Map, will not be permitted
where:• they would harm internationally (Special Areas of Conservation),
nationally (Sites of Special Scientific Interest SSSI) or regionally (Local
Nature Reserve LNR) important sites and other locally designated
wildlife and geology sites;
• locally designated wildlife and geology sites (Sites of Local Importance
for Nature Conservation), important habitats and geological features
are protected from development proposals would be negatively
impacted;
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• the movement of wildlife within Ripon through both linear habitats
e.g. green corridors, and the wider urban matrix is impeded;
• species which are legally protected, in decline, or are rare within
Ripon or which are covered by national, regional or local Biodiversity
Action Plans would be harmed;
unless:
• they cannot be located on alternative sites that would cause less or no
harm;
• the benefits of the development clearly outweigh the impacts on the
• features of the site and the wider network of natural habitats;
• sustainable prevention, mitigation and compensation measures are
provided.
9.4

Policy A.4 Flood Risk and Sustainable Drainage
Development proposals will not be permitted where they would have an adverse effect on
watercourses or increase the risk of flooding elsewhere.
Development will be permitted provided that it meets the requirements prescribed through
Sequential Testing against the most up-to-date Environment Agency flood risk maps and the
North West Yorkshire Strategic Flood Risk Assessment maps. The functional floodplain (Zone
3B) is shown on the Proposals Map.
Where required by national guidance, proposals for development should be accompanied
by a site-specific Flood Risk Assessment (FRA) that demonstrates that the development will
be safe, including the access, without increasing flood risk elsewhere, and, where possible,
will reduce flood risk overall.
Priority should be given to incorporating Sustainable Drainage Systems (SuDS) to manage
surface water drainage, unless it is proven that SuDS are not appropriate. Where SuDS are
provided arrangements must be put in place for their whole life management and
maintenance.

9.5

Policy A.5 Skyline
Proposals for development which are on previously undeveloped land or which are
generally of greater height than neighbouring buildings or structures will be required to be
supported by an assessment of their impact upon the city’s skyline.
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Policy A.6 Unstable Land
Proposals for development on land suspected as being unstable will not be permitted unless
it is demonstrated either that there is no foreseeable instability, or that the effects of such
instability can reasonably be overcome.
Planning permission will not be granted for planning applications for new buildings or
change of use involving increased exposure of the public to a known risk of subsidence
within the area shown on the Proposals Map identified as being potentially susceptible to
subsidence owing to gypsum dissolution unless a ‘Ground Stability Report’ and a ‘Ground
Stability Declaration Form’ prepared and signed by a Registered Ground Engineering
Specialist or Advisor as defined by the UK Register of Ground Engineering Professionals have
been submitted; such applications will be subject to specific development management
procedures.
It will not be acceptable for the design of any mitigation measure(s) to be the subject of
disclaimer.
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Extract from Policies Map
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10 Complementary Projects
There are no complementary projects relevant to this chapter.
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11 Appendices

A.a

Ripon Neighbourhood Profile 2013

A.b

Multiple Deprivation in Ripon 2015

A.c

Environment Report

A.d

Studley Royal WHS Management Plan 2015-2021 (Available from the National Trust)

A.e

HBC Infrastructure Baseline Report 2015

A.f

Strategic Flood Risk Assessments

A.g

British Geological Survey submission and advice.

A.h

Special Landscape Area Review

A.j

Blue and Green Network

A.k

Briefing report on the development control problems in Ripon

A.l

Skyline study

A.m

Skyline View Framework

A.n

Ripon’s Geodiversity

Page 34

