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1
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Draft Plan Consultation - Full responses to Regulation 14 collated by respondents plus analysis
Response Text
Draft
• City Plan Team Summary City Plan Team Action
Plan
Policy
Ref.
I live on Skellgarths and today received your booklet
through the door.
Skellgarths is a busy, vehicle polluted road. My concern is
C6
The City Plan proposes that
• Not in favour of
that you refer to traffic calming measures around the
the impact of any traffic
pedestrianisation /
Cathedral and along Low Skellgate, but how are you going
management measures
precinct of Minster Road
achieve this? Traffic cannot be diverted down this road,
would need to be
and traffic calming along
because the road cannot take the current traffic flow.
G1
investigated in policy G.1.
Low Skellgate
Traffic is banked up along this road every morning and tea
time. More traffic will only exacerbate the poor air quality
Highways List
• Address air pollution
on this road and simply move the air quality problems of
Skellgate
Low Skellgate to a different road. In view of all the above,
like your reassurance that traffic will not be diverted down
• Cathedral – Minster Road
Skellgarths.
concern re: effect on
other roads

1

I would also like to point out that there is very little parking
available for residents who live in the centre of town, like
ourselves. It would be a nice gesture if some areas were
allotted for this purpose.

C1

•

Need for residents’ car
parking

The City Plan proposes
increased parking as part of
policy C.1 but how this is
managed and utilised is an
operational issue.
Highways List

2

2

2

Draft Plan - Policy Map (page 21) I see from the above that
the open field, to the North and West of my property falls
inside the "Windfall Housing Priority Area" (page 13 - policy
E1) and has not been allocated "Protected Open Space"
status.

E1

•

Inclusion of unsuitable
land within windfall area

F1

•

Exclusion of land from
protected open space
policy

This field falls within the Environment Agency flood zone
risk 2 category. It is assumed from the recent ground work
survey, which has just taken place on the land in that area,
that it is once again being examined in relation to some sort
of development. I have previously written to the council
expressing my deep reservations regarding the
"Management of Flood Risk and Sustainable Drainage" and
"Managing Unstable land" aspects (page 05 - policy A4 and
A6).

A4

•

Unsuitability of particular
site for development as
within zone 2

A6

•

Unsuitability of particular
site for development as
within gypsum area C

Having lived in this property for 31 years I believe I know
A4
the risks more than anyone else in the area. Can you please A 6
confirm that no development is intended. If not I would,
once again, like to register my deepest reservations because
of the reasons detailed above.

The City Plan Policy E.1
Windfall Housing. This only
applies to the redevelopment
of brownfield sites. This site
does not make a significant
contribution to the City’s
visual amenity.
The City Plan Policy A.4
shows Flood Zone 3b, the
functional flood plain, on the
Policies Map. Proposals on
land within Flood Zone 2
need to address the
requirements of that zone to
meet the policy.
The City Plan Policy A.6 seeks
to put in place up-to-date
procedures for proposed
developments in areas of
unstable land. Procedures for
development.
The City Plan does not
propose development on this
site.

Cycling - the plan says much about increasing car parking,
G3
but very little detail on how cycling will be encouraged.
Cities that score high for 'livability' discourage private motor
cars from centres and promote cycling and walking. There
are no cycle lanes in Ripon and cycle parking is limited. In
other cities (including York) where cycle lanes and paths
have been increased, the number of bike journeys have
risen dramatically. We should aim to have cycle lanes on
every major route into the city and on access routes to
schools and business parks.
Music venue - The UK is a world leader in music, from far
Project
and wide. But Ripon does not have a music venue that
F1
could accommodate a large crowd. It would be good for our
cultural life and economy if we specifically encouraged
creation of a live venue.

•

Cycling - no detailed plan

The City Plan Policy G.3 is to
support an improvement in
provision. More detail would
expect to be provided by
Project G.3 “Cycling Strategy
and Action Plan”.

•

No mention of need for
theatre

4

I am very concerned about the increased level of traffic that
will result due to the proposed B.3 and B.4 proposals. I live
at ----------

B3 B4
G1

•

Effect traffic will have on
Bishopton Lane

4

The Doublegates development resulted in a significant
increase in traffic using Bishopton Lane, to a level I consider
excessive given the very narrow bends in the road at this

G1

•

Would like changes to the
highway infrastructure

The City Plan identifies this
project in order to support
this concept but as there isn’t
currently a deliverable
project it is felt that it isn’t
possible to include a specific
policy about this.
The City Plan Policies B.3 and
B.4 recognise the need to
address highways issues
resulting from this
redevelopment.
Highways List
The City Plan Policy G.1
encourages the Highway

3

3

5

5

end. It is desirable to see the developments as planned go
ahead however some level of traffic speed control MUST be
included in the plan. I regularly witness vehicles traveling in
both directions at speeds well in excess of 30mph. The
footpath in one section is not even wide enough to
accommodate people with children in buggies and this
necessitates them walking on the road round this corner.
There has been many minor accidents at this point and any
further increase in traffic will, sooner or later result in a
major incident. We urgently require speed bumps now to
control the speed of traffic on Bishopton Lane. If the
proposed developments result in a further increase in
traffic I feel a one way system should be introduced from
Studley Road as far as the junction with Ash Bank Road.
I think the proposed new road from Firby Lane to Low
Skellgate is vitally important and should be given priority.
The traffic lights at the bottom of High Skellgate cause a
bottle neck. Some mornings I have to queue on
Blossomgate to get through these lights. This traffic
congestion is why the pollution levels around this area are
at unacceptable levels and the Council have a legal
responsibility to do something to reduce this pollution
which is damaging to health.
The proposed development of the old swimming baths, the
improvements to the hospital area and the development of
the land East of Firby Lane whilst welcome will make this

Authority to look at new
highways.
Traffic calming issues on the
existing highway network is a
management issue and
cannot be addressed in a
Neighbourhood Plan.
Highways List

G1

•

Importance of Firby Lane / The City Plan Policy G.1
specifically identifies this
Low Skellgate
road scheme due to the
issues highlighted.
Highways List

C5 G1
J1

•

Implementation should be
conditional upon Firby

The City Plan identifies this
scheme within Policy G.1.

congestion and pollution worse. Therefore, the highway
scheme should be made a condition of these developments.

5

6
6
6

The footpaths up High Skellgate should also be made wider
and safer as part of this scheme as they are currently
dangerous for pedestrians. Re-routing the buses would
help with this.

Policy A6 - Very sensible
Policy B1 - Fully support this
Policy B3 - Seems well thought out and I fully support this,
particularly the incorporation of the military roads and the
thoughts about the open land and woodland beyond the
regeneration area

Lane / Low Skellgate
scheme

C1
G4

A6
B1
B3

G1

•

•
•
•

Improve footpaths / city
centre accessibility on
High Skellgate

Supportive of policy
Supportive of policy
Supportive of policy
particularly in relation to
roads and woodland

Policy J.1 planning
obligations will also apply to
the redevelopment of the
Ripon Hospital / Spa Baths
Regeneration area which may
contribute towards this
scheme.
Highways List
The City Plan identifies this
type of improvement in
policy G.4 and part of High
Skellgate is identified as an
action / improvement area as
part of Policy C.1 together
with Market Place and
Westgate.
Highways List
Noted
Noted
Noted
Highways List

6

Policy B4 - Opening up of Chatham Road is a priority

B3 B4

•

Supportive of
incorporation of military
roads

Noted

•

Supportive of policy
particularly road reopening

Noted
Highways List

•

Supportive of
incorporation of military
roads
Supportive of policy

Noted

G1

6

Policy B5 - New road would be very welcome

B5

•

G1

•

Supportive of Mallorie
Park Drive / Studley Road
proposal

Noted

Noted

6

Policy C1 - Be careful about providing too many shops there is a danger of harming existing businesses and
creating too many empty shops in the event of economic
hard times

C1

•

Concern about impact of
more shops

6

Policies E1/2/3 - Sensible proposals fully supported

E1

•

Supportive of policy

The City Plan Policy C.1.
Although the plan advocates
some more retail it also
allows for the conversion of
redundant shops which no
longer meet current needs.
Noted

E2

•

Supportive of policy

Noted

6
6
6

Policy F4 - Eminently sensible given the long waiting lists for
allotments - fully supported
Policy F5 - Fully supported
Policy F7 - Very sensible - fully supported

E3
F4

•
•

Supportive of policy
Supportive of policy

Noted
Noted

F5
F7

•
•

Supportive of policy
Supportive of policy

Noted
Noted

6

Project F1 - Worth carrying out a feasibility study - although
more use should be made of existing premises

Project
F1

•

Supportive of project to
include existing premises

Noted

6

Policy G1 - This should be actioned ASAP particularly
incorporation of military roads, linking Mallorie Park Drive
and Studley Road and the alternative highway to Low and
High Skellgate
Policy J1 - Fully supported
Generally this is an excellent and well thought through plan
and shows the dedication and hard work of the team
involved in its creation - well done!
I would encourage the council to use and brown sites first
and foremost and also to use sites which have been
unoccupied for more than a 2 year period.

G1

•

Supportive of policy

Noted

6
6

7

7

I do think that Ripon needs to consider its transport links.
bus service to Harrogate/Leeds is frequent but I was excited

Highways List
J1
General

•
•

Supportive of policy
Supportive of plan

Noted
Noted

B1

•

Supportive of policy

B2

•

Supportive of policy

The City Plan seeks through
Policies B1, B2, B3 / B4 and
E1 to ensure that brownfield
land is redeveloped.

B3 B4

•

Supportive of policy

E1

•

Supportive of policy

G5

•

Supportive of policy

Noted

7

to hear that the railway may be discussed for reinstatement. I think this would bring far more people to
though from Leeds making Ripon a true gateway to the
Dales. It would also provide some increasingly needed
relief for the very congested A61 which seems to get worse
with each passing year.
My final comment was, please don't just build homes.
Everywhere we look more homes are being built, but if
there is not the business in the town to support that then
why would people move here. Having said that from your
look proposal, it feels as though as you have covered and
clearly thought about the town from all angles, but I would
still like to see business and regenerating the town centre
before homes.

B1

•

Supportive of mixed-use
redevelopment

B2

•

Supportive of mixed-use
redevelopment

B3 B4

•

Supportive of mixed-use
redevelopment

C1

•

Supportive of policy

D1

•

Supportive of nonresidential development

D2

•

Supportive of nonresidential development

D3

•

Supportive of nonresidential development

The City Plan seeks through
Policies B1, B2 and B3 / B4 to
regenerate the identified
areas to include both new
housing and business sites.

The City Plan seeks through
this Policy to support
business growth.
The City Plan seeks through
Policies D1, D2 and D3 to
support businesses and the
economy.

7
8

8

I wish you luck with the proposal!
I am submitting these comments following a visit to the
Town Hall on Saturday 8 October 2016 when my wife and
myself spoke to Mick Stanley and Jane Furse a member of
the team.
Draft Ripon City Plan Summary - September 2016
Page 13 Policy E1, Page 14 Policy F1/2 and Page 21 Policies
Map
I see from the "Draft Plan - Policy Map" that the open field,
to the North and West of my property, falls inside the
"Windfall Housing Priority Area" and has not been allocated
"Protected Open Space" status.

8

Page 05 Policy A 3/4/6
This field reference: - 431775 471428 Ailcey Road, Ripon,
falls within the Environment Agency flood zone risk 2
category. It is assumed, from the recent ground work
survey which has taken place over the last few months, on

General
General

E1
•

Inclusion of unsuitable
land within windfall area

•

Exclusion of land from
protected open space
policy

•

Unsuitability of particular
site for development as
within Zone 2

F1

A4

A6

The respondent is also
submission no.2 and the
response is therefore
duplicated here.
The City Plan Policy A.4
shows Flood Zone 3b, the
functional flood plain, on the
Policies Map. Proposals on
land within Flood Zone 2
need to address the
requirements of that zone to
meet the policy.
The City Plan Policy A.6 seeks
to put in place up to-date
procedures for proposed
developments in areas of
unstable land.
This site does not make a
significant contribution to the
City’s visual amenity.
The City Plan Policy A.4
shows Flood Zone 3b, the
functional flood plain, on the
Policies Map. Proposals on
land within Flood Z need to

this land, that it is being examined, once again, in relation
to development. I have previously written to Harrogate
Borough Council expressing my reservations regarding the
"Management of Flood Risk and Sustainable Drainage"
aspect of this piece of land.

8

9

9

Having lived in this property for the last 31 years I think my
wife and myself know the risks more than anyone else in
the area. I have serious misgivings regarding any
development of this land and any additional pressure it
would put on the current drainage system, in particular
Skittergate Gutter which backs up when the River Ure
remains in flood for more than three days.
G1 - I support the proposal for new link roads to reduce the
overload on, in particular, Low and High Skellgate. As well
as the new link shown on the map, perhaps Firby Lane
could be widened and made two-way?

C6 - Cathedral improvements should include provision of
toilets within the cathedral - it is astonishing this lack still
exists.

•

Unsuitability of particular
site for development as
within gypsum Area C

address the requirements of
that zone to meet the policy.
The City Plan Policy A.6 seeks
to put in place up to-date
procedures for propose
developments in areas of
unstable land.
The City Plan does not
propose development on this
site.

•

Supportive of policy
particularly to address
High / Low Skellgate

The City Plan Policy G.1
specifically identifies this
road scheme due to the
issues highlighted.

•

Suggests looking at Firby
Lane highway
improvements
Cathedral plan should
include toilets

A4

G1 C5

C6

•

Highways List
The City Plan Policy C.6
supports the Cathedral to
provide additional facilities
but cannot be too
prescriptive about what

9

D2 - I think this is too restrictive. Trying to force developers
to do things for which there is no commercial demand
simply blights an area (as has happened with the Old
Lecture building in College Road, near me).

D2

•

Too restrictive

9

E2 - I question whether there is no need to designate new
housing areas. The plan does not provide any evidence that
the two housing areas earmarked will be enough.

Section
E2

•

Not sufficient housing

should be included. However,
this is a key known issue for
the Cathedral.
The City Plan Policy D.2 seeks
to support the tourism sector
economy in Ripon. The policy
is based upon an existing HBC
policy but with a different
threshold. It is considered
that this is important
There seems to be some
misunderstanding. The
housing sites identified have
already been granted
permission. The City Plan
seeks to provide additional
housing on brownfield sites
as part of the mixed-use
regeneration areas identified
(policies B1 – B4) and on
smaller sites through policy
E1. Collectively this will
deliver up to 1,500 new
dwellings as outlined in our
vision (page 03 of the
summary document).

9

9

10
10

11

G5 - I strongly support the reinstatement of the railway to
Ripon, but that is a long-term project.

G5

•

Supportive of this policy

Meanwhile, faster and more frequent buses to Thirsk
Station are needed - Harrogate is not on the main line and
has relatively poor train services, especially northbound.
Also the provision of a park-and-ride station on the main
line where it crosses the A168 should be considered.
C1: Welcome increased car parking off street to enable a
reduction in on-street parking.
G1: Specifically you would like to see short-term *paid*
parking on Allhallowgate to reduce needless traffic
circulation and motorists racing to get parking places.

N/A

•

Suggestions for improved
connectivity to Thirsk and
at Thirsk station

C1

•

Supportive of policy

N/A

•

On-street parking
management

Looks generally good, but given Westminster's stranglehold
on local finances, I fear it's mostly "pie in the sky."

General

•

Queries deliverability

Noted
Highways List
Unfortunately, this is not an
issue that the City Plan can
address but the suggestion
will be forward to NYCC
representatives.
Noted
Unfortunately, this is not an
issue that the City Plan can
address but the suggestion
will be forward to HBC /
NYCC representatives.
We need to take the NPPF in
good faith. Namely NPPF 183
Neighbourhood planning
gives communities direct
power to develop a shared
vision for their
neighbourhood and deliver
the sustainable development
they need.
NPPF 184 Neighbourhood
planning provides a powerful

11

11
11

11

Detail comments: Policy A3. The 5th bullet point - the getout clause - threatens to render the whole policy worthless.
If the proposal infringes the rules, and cannot be relocated
etc. etc., then never mind "unless": refuse permission.
Policy A6 It should not be necessary to include the last
sentence - but I for one am glad to see it there. Keep it.
"B" class policies, also D2 & D3. Welcome though these
ideas may be, they may not flourish due to lack of customer
demand. Have we hard evidence of people trying to come
and stay in Ripon, only to be thwarted by lack of
accommodation? If so, is such demand sufficiently nonseasonal to sustain businesses throughout the year?

A3

•

Suggests this bullet point
renders policy
meaningless

set of tools for local people
to ensure that they get the
right type of development for
their community.
The policy wording is in line
with Government guidance in
NPPF.

A6

•

Supportive of policy

Noted

D1
D2
D3

•

Questions need for policy

Similarly for new shops - are not many of the ones we have
struggling to survive?

C1

•

Questions need for policy

The Ripon City Plan includes
evidence of both, this being
an issue highlighted during
public consultations.
Research shows that there is
demand from hotel operators
for providing new facilities in
the city.
The Ripon City Plan includes
evidence that there is a
demand for new shops,
particularly large sized stores
attractive to missing brands
to complement our
independent retail offer.

11

"Regeneration" sounds a safer bet. Ripon has an unusually
B1
rich variety of building styles (many visible only above the
B2
boring shop-fronts on the ground floor) but few go to
admire them because (e.g.) North Street is so dilapidated.
* Clean up/tidy up * Dress up empty premises, Thirsk style * C1

•

Supportive of
regeneration

Noted

•

Suggests North Street is
dilapidated

Noted

•

Suggests projects for
environmental
improvements

Noted

Noted. This ginnel is shown
on the City Centre map and
has now been identified as
an area for improvement.
The management of car
parking is not an issue for the
City Plan, but additional car
parking spaces are proposed
(policy C.1).
The City Plan does not
currently propose an
alternative location for the
coach park, but this would be
determined as part of the
redevelopment proposal.
Parking should be seen as
distinct from drop-off / pick-

General
11

Attention is drawn to the ginnel between North St. and
Temple Garden, an interesting old inn entrance spoilt by
neglect and derelict meter boxes.

G2

•

Drawing attention to
North St / Temple
Gardens ginnel

11

Policy C1. Good ... but it all depends, as we all know, on lots
more car parking - free or at least cheap. I failed to find any
proposed new location for the coach park. This surely must
be located within tottering distance of the Market Square,
unless a "drop off and park elsewhere" system is
introduced.

C1

•

Suggests cheap / free car
parking needed

•

Queries new location of
coach park

11

11

11

11

11

Policy C4 Integration of Spa Gardens & Park is long overdue,
if only by a new gate to the Park and a zebra crossing. The
tennis court WCs need to be re -commissioned, too.
(Consider the age of both visitors and residents.)
Project C7 The existing signage, as illustrated, is probably
expensive. It is also sometimes misleading, because Ripon's
routes are not straightforward and some need signs at each
and every junction. I suggest you inset the route signs into
footpath slabs - no posts, no obstructions, no mischievous
re-alignment. Symbols could replace wordy descriptions of
destinations, but each route should always have direction
arrows for both directions.
"G" class policies G1 - Good! Also, within the city, thought
should be given to a rearrangement of the one-way system
to make it less frustrating (possibly using Marshall Way.)
G2 - NYCC Skipton has a proposal, dating back 5 years or so,
to find and declare all the public footpaths in Ripon: some
of them not mentioned in the Plan. They should all be
considered, plus any more links which can be contrived. The
more convenient it becomes to walk (and cycle) within the
city, the more pressure will be taken off the roads.
G3 - "Cycle Paths" is a phrase which rings warning bells, if
you're a cyclist. Any you put in must be an optional extra

up which could be done at
the bus station or other
location in the City Centre.
Noted

C4

•

Supportive of policy and
suggests ideas for
inclusion

Project
C7

•

Suggestion of an approach Noted
to signage

G1

•

G2

•

Suggestion of an approach Noted
to traffic management
Highways List
Suggests that some routes Noted
The City Plan Team will
are missing
follow this up to obtain
further information.

G3

•

Suggests priority areas to
improve the cycle network

Highways List
Noted

11
11

11

(no cyclist must be denied his legal right to use the public
highway) and a convenience to the cyclist - not the
motorist! Note also that cyclists and pedestrians do not mix
well (other than for very short distances) and that overall
cyclist safety is better served by keeping motorists familiar
with them than by segregation (because you can't
segregate all the time.) Personally I feel that the greatest
dangers to cyclists in Ripon are (1) the by-pass roundabouts
and (2) High Skellgate, especially if turning right at the top.
The greatest inconvenience is the one-way system. Please
refer to the responses made to the draft Cycling Strategy of
2005.
G5 - I see no chance at all that a railway reinstatement
G5
would ever pay for itself.
Policies H2/H3 H2 - Sounds self-contradictory. I hope the
H2
first sentence has priority over the second.
H3 - Revitalisation is welcomed. However, there is at least
one existing building which has "significant and compelling
adverse effects upon the environment" - the grim and
looming brick chapel on Coltsgate Hill. If it cannot find a
use, it ought to go - listed or not. (After the market place
setts, surely English Heritage owe us one?)

H3

Highways List

•

Queries deliverability

Noted

•

Suggests the policy is
contradictory

This Policy has been
rewritten

•

Supportive of the policy
and suggests additional
premises

The City Plan Team
considered the premises
suggested and decided that it
was not necessary to include
this because it was in use as
offices at the time of the
draft plan and was not
considered at risk.

11

H6 - Please add a requirement to avoid upward light spillage H6
(Dark Skies Initiative.)

•

Suggests adding to policy

12

Congratulations to all concerned it has reached most parts
of the city.
Important to have a 'working group' to tackle - 'name and
shame' owners of unloved buildings of importance,
Coltsgate Chapel, Ripon Canal warehouse, etc., mainly your
Landmark Buildings.
P02 Last bullet point - modify a place that can care for its
natural and built heritage facilitating healthy living and lifelong learning.
P20/21 and 23/24 Policy Map City Centre Landmark
Buildings in need of revitalisation include Coltsgate Chapel
and Ripon Canal Basin Warehouse. The warehouse is
outside the centre boundary but is an important building on
the canal with great tourist potential.
General comment: I think the plan is worded too much as if
things will happen rather than that they are suggestions &
ideas residents would like to happen. As I understand the
council has final say so could change or reject any ideas
offhand.

General

•

Supportive of Plan

The City Plan Team has
reviewed the wording of this
policy and the policy
justification explains the
upward light spillage.
Noted

H3

•

Supportive of policy

Noted

Vision

•

Suggested wording
amendment

Noted

H3

•

Additional suggestion for
inclusion

Noted
The Canal Warehouse has
been added to the Policy
Map.

General
Devilery

•

Questions deliverability

Policies approved at
referendum become part of
the Development Plan for the
Harrogate District carrying
equal weight to other policies
in the Local Plan.

12

12

12

13

13

On the same vein - I also think some ideas, while good ideas B1
need more back up. For example saying it would be possible
to clear the old Wolseley site and regenerate for new
business is good, but how will this be achieved? These units
have been empty for over 5 years now so what is the plan
to get business interested?

•

Questions deliverability

13

Also similarly with the Mallorie Park sports area suggested
move to Clotherholme village, I understood this was private
land so is this even possible and how will it be achieved?

•

Questions deliverability

B3 B4
B5

The Ripon City Plan seeks to
provide a more flexible
approach to this area and
support mixed-use
redevelopment schemes to
regenerate the area. This
approach will create a more
attractive investment
proposition than currently.
Policy amended to address
this site. Vacant premises
have been sold and are
available for letting as
business space.
The Ripon City Plan, through
policies B3 and B4, seeks to
ensure that the MOD sports
fields are available for public
use as part of the
regeneration of the site. The
Plan is the means available
for the community’s
expectations to be set out.
The requirement for a
masterplan is fundamental to
achieving these expectations

The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
13

I think in general what the plan could benefit from is a
section 'What can you do' where it can be made clear what
residents and business can do to help achieve these aims.
Even if it is just leisure or perhaps against certain housing
plans and links to these I would like to know how I can
achieve these aims rather than just have the ideas of a plan
written down.

General

14

Hello. Policy B.5 refers to the potential for development of B5
the rugby club and football club grounds. It is noted that the

•

Presentation of the Plan

•

Strongly against – should
be kept as green space

If the examiner recommends
that the Plan can go forward
to referendum, then
residents will have the
opportunity to vote on it. If
approved, then there will be
opportunities for all to help
realise the complementary
protects which could deliver
some of the planning
objectives
Th e policy has been
substantially rewritten in

adjacent cricket pitch is identified as a protected open
space. The various housing / regeneration policies make
ample provision for future housing needs in terms of
development of new housing developments and even urban
villages. Being a visitor to Ripon and the dales area before
living here, the existence of open/green spaces including
F1 F3
the rugby and football pitches so close to the city centre,
lends a very rural feel to the city for visitors and residents
travelling along Mallorie Park Drive and Studley Road. This
amenity would be significantly damaged were building ever
to be allowed on this green space. These sports clubs also
play a massive part in contributing to local community
cohesion and economy. As has been seen with other sports
clubs who relocate outside of town centres, and often
outside reasonable walking distance (e.g. Harrogate), the
benefit of the "on the doorstep" location is largely lost
when clubs move away from town-centre proximate
locations. I strongly request that consideration is given to
appointing the rugby and football club grounds as protected
open space in the same way such status has been given to
other green spaces proximate to the city centre including
the cricket club. Were development space at a premium it
may be justifiable in not doing so, however given the
intended development of the Army barracks and other
sites, sufficient development land is secured for a long time

•

Football / rugby pitches
should be protected open
space

recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

to come, and we must protect our open spaces for the
benefit of the whole community.
Thank you.
15
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15
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Democracy is EXPENSIVE - how many people will even open
the booklet, let alone study it, let alone consider and
respond to the contents? We elect counsellors to take on
this burden so long as we are allowed to contribute.
17 G3: Cycling - provision of 'Sheffield' stands NOT stands
geared to front wheel locks. Why not liaise with the cycling
experts?? eg Sustrans (Sustainable transport) tel 0300 303
2604 E. supporters@sustrans.org.uk www.sustrans.org
They aim to have everyone within one mile of a cycle track /
quiet road. They have access to funds as well as vision and
expertise. e.g. Way of the Roses - cyclists stop to look
round the cathedral but there are NO stands. I use the
notice board legs.
Visitors want toilets, but unless one asked one doesn't
know there are toilets opposite the cathedral / or up near
the HSBC bank / or in Sainsbury's car park (I know there are
signs there, but none near the cathedral.
17 G1: Park & Ride A loss maker? This is not York! Just a
small minibus would be sufficient.

General

•

Approach being taken to
consultation

G3

•

Suggests an approach to
improving facilities

Project
C7

•

Suggests additional
signage needed and what
should be signed

Noted

Project
G1

•

Queries deliverability

The City Plan Team do not
know whether park and ride
would work or not. This is the
reason for suggesting that a
feasibility study needs to be
conducted.

The City Plan Team is
following the process
identified by government for
Neighbourhood Planning.
The City Plan Team consulted
with Sustrans during the
early stages of developing
the proposals. Detailed
proposals are part of project
C3.

15
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G5: The single deck bus passes my house. With the previous Project
contract the bus was every half hour 6 days a week. The
G5
current bus only comes on a sporadic basis (= no fixed
frequency eg hourly) and I believe usage has fallen. Often
there are only 3 people on board. I can't see the company
wanting to renew their contract.... Thoughts - 1) a mini bus
is large enough?
2) every half hour 51/2 days a
week? or hourly? ie avoid variability It would be DREADFUL
if we lost this bus service as people need to be able to travel
for free with their bus passes and get out of the house.
LEISURE – Swimming pool 1) 6 lane pool – 25x 2) Does
F7
not require to be deep! 3) Learner pool – warmer 4)
LEISURE CENTRE: Climbing wall – a corner somewhere
(bouldering) 1 squash court Sauna Café – modern type

•

Outlines concerns about
the current bus service

Noted.
The City Plan proposes
Project G5 Bus Connectivity
Improvement Plan

•

Suggested facilities at
leisure centre

This is a thoughtful and well presented plan for the future
of our city.
However, one vital building has been omitted - a theatre. If
Ripon is to develop and grow as a tourist centre a theatre is
essential. It is not necessary to state the case for such a
cultural icon. Pateley Bridge, Helmsley and Thirsk have
theatres. Please would you let me have your thoughts on
this subject. I would be happy to join or take part in any
consultative or planning committee regarding the above.

General

•

Supportive of plan

The City Plan Policy F.7
supports the expansion of
the leisure centre to provide
additional facilities but
cannot be too prescriptive
about what should be
included.
Noted

ProjectF
1

•

No mention of need for
theatre

The City Plan identifies this
project in order to support
this concept but given there
isn’t currently a deliverable
project it is felt that it isn’t
possible to include a specific
policy about this.

18
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A well researched and readable document if you ignore the
bureaucratic language which inevitably creeps into this kind
of document.
Pleased to hear support for keeping iconic façade of Ripon
Baths.

General

•

Supportive of plan

Noted

C5

•

Support for retention of
facade

Noted

D3: I would not build an hotel in Bondgate. Best place
junction of by-pass / Boroughbridge Road. The Premier inn
on the 1900 housing development at Sowerby (Thirsk) has
now reached roof height!

D3

•

Not in favour of Bondgate
site

•

Suggests alternative
location

G5: Current railway plan is 'pie in the sky' and more
importantly not financially viable. Station is in wrong place
meaning engineers will have to tackle Hutton Bank. Best
place for station is to the west of city. Should support a
plan for the railway to be extended to beadle / Richmond
and then further north to join main east coast line south of
Darlington, or even Northallerton if costs are prohibitive.
Northern Power House will create more freight
requirements which could use this line and free up main
line for more passenger trains. Just like the Settle / Carlisle

G5
Project
G4

•

Queries deliverability

The locations identified in
City Plan Policy D.3 are a
result of a review of the
published requirements of
hotel operators, an
assessment of suitable sites
in Ripon of which Bondgate
Green is one, (which is
different than Bondgate), and
a mixed-use approach to our
regeneration areas.
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no

18

19
20
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does at the moment. As with all plans all it now needs is
someone with vision and shed loads of money (most
important) to implement it. As always it all boils down to
money.
PS Glad you hope to keep the spa bath façade, but some of C5
us remember how the developers assurances about keeping
the Victorian façade - now Boots Chemists - but of course
they reneged and made sure it would fall down.
Developers!!!
No comments
We have looked at your City Plan & think one point of Ripon General
has been overlooked, being eight derelict houses along Low
Mill and Grainger road, near Hillshaw Park Way at the side
of the By-pass. Some of the houses have had the roofs
stripped off. The site, facing the back of our houses is an
eyesore and a disgrace. They are covered in trees & ivy &
someone has barricaded the site in & it looks a mess. We
understand it has got planning permission. We have lived
here for 38 years. Surely something could be done with this
land who owns it? and does it come in with the city plan.
Someone should come down and have a look.
Page 15, Project F1 RIPON MUSEUM: Ripon has excellent Project
Workhouse, Courthouse and Police & Prison museums. But F1
it does NOT HAVE A TRADITIONAL LOCAL HISTORY
MUSEUM. And it does have such a long & rich history.

longer seek to identify a site
for railway station.

•

Support for retention of
façade but questions
whether it will be
effective

The building is a listed
building and planning
controls are now more
rigorously applied than they
were at the time of the work
to the Café Victoria.

•

Asking for someone to
visit site

Agree. The City Plan Team is
familiar with the site but
because sites are not being
allocated we are unable to
address it. It is understood
that the site has been
advertised for sale.

•

Establish local history
museum

Noted

21
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Knaresborough and Pateley Bridge are excellent local
examples. I have spoken to Richard Taylor. He is interested.
Yet to speak to -----------. The location is a given - the
original workhouse buildings behind the present
workhouse.
RIPON FEVA - ART, MUSIC, DRAMA, DANCE For 10 days in
General
August each year Knaresborough puts on its FEVA festival at H3
various venues. In Ripon, we have the International Festival
each September at the other end of the cultural scale. A
Ripon FEVA would be a great attraction to both residents
and visitors. the Knaresborough FEVA is run by a
permanent committee or 12. If we set it up in Ripon, it
should be run in August but not clashing with
Knaresborough.
G1 / P16 CONNECTING RIPON There is a bit of a flaw here. G1
New roads are fine, but there are some serious problems
with some existing roads. The worst case by far is
Blossomgate between the roundabout and its junction with
Kirkby Road, and the first 200 metres of Kirkby Road. Don't
just take my word, a lady cyclist suffered serious injuries on
this stretch of Kirkby Road. She was taken to hospital by the
air ambulance. The case appeared on TV recently. 2 cars
cannot pass each other at either end of this part of
Blossomgate, let alone vans and lorries. this stretch of
Kirkby Road has cars parked on one side of it during
working hours. Thus it becomes 1 way. Lorries and tractors

•

Project suggestion for
inclusion in Project H3

Noted

•

Traffic management

Noted
Highways list

22

make it even more chaotic. There have been angry clashes.
The locals are fed up. It must be one of the worst stretches
of road in Yorkshire. We suggested to Cllr Bateman that
both roads should be made 1 way. Heard NYCC
investigated. The school objected on the grounds it would
be busier!!! (The teachers & governors have less brains than
the pupils)
A6 / B2 – Policy
A6
There is a contradiction - the land at the Station Hotel /
B2
Auction site is unstable.

•

Suggests contradiction
between these two
policies

Noted.
The City Plan Team have
drawn distinctions between
the Auction Mart site and the
Station Hotel site and believe
that some development
could take place where
existing buildings have stood
for a large number of years.
The Plan will seek to fund (as
may be required) the
implication of the
complementary projects
through planning obligations
and agreements.
Complementary projects may
be funded in partnership
with other bodies having
similar aims and objectives
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D1 - Policy
This is a poor list. Employment land has been steadily lost
over the decades. The statement 'proposals are encouraged
' is meaningless unless proposals come forward. The sites
on the list are either full / poorly accessed apart from
Boroughbridge Rod. Suggest using part of MOD land at the
old barracks and building / improving the roads. We lose
out to the other towns which have designated industrial /
business areas.
D3 - Policy
What has happened to the idea of a hotel accessed from
the bypass e.g. near Morrisons

D1 B3

•

Suggests that additional
employment land needed
but has not recognised
the regeneration areas as
providing sites

D3

•

Queries previous
development proposal
providing hotel

and when timing can be
agreed. Planning permission
has now been given for
housing on part of the site
Noted
The City Plan proposes
employment land as part of
our regeneration areas
although at this stage and in
advance of masterplans
being prepared the actual
amount isn’t quantified.
Project B3.
Noted
The City Plan Team
understand that the planning
application for near the
Morrison’s site has now
expired.
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Project F1 / F2 / G5 Policy Project G1 / G4 / G5
We have paid for many feasibility studies for areas where
we cannot directly influence the decision. in particular, I am
strongly opposed to the railway feasibility study. I am pro railway, but this has been done twice already and the
evidence presented. Bus connectivity is a non-starter- the
budget is controlled by NYCC and is continually being
reduced. A commercial company would be unlikely to take a
chance. In the same way, a costly park and ride feasibility
study would be a waste of money as the decision is out of
our hands. Put more effort into car parks first, especially for
coaches. It is wrong that the small coach park on Victoria
Grove is always full of service buses.
Policy F6
This is a statement not a workable policy as no land has
been earmarked for this facility. South Ripon is poorly
served with community facilities, children's play areas,
schools etc.

ProjectF
1
ProjectF
2
Project
G1
Project
G4
Project
G5

•

Not supportive of studies
and strategies as
complementary projects

Noted.
The City Plan Team believe
that further studies and
strategies are required to
support the aspiration of the
Plan and enhance
deliverability.

F6

•

Suggests needs to be
more specific

Project C4
HBC has proposed this on several occasions and been
turned down by Ripon. So get on with it. We do not need
to pay for the study - HBC want to do it.

Project
C4

•

Not supportive of the
study, suggests needs to
be delivered

Noted.
The City Plan Team have
reviewed this policy and have
firmed it up to relate
specifically to the Harrogate
Road employment area.
Noted
The City Plan Team
understand that HBC are not
convinced that there is a
business case for further car
parking in Ripon. The study
would address this, and also
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Policy F7
This should have been passed years ago. (Ripon - the place
which likes to say no)

F7

•

Suggests should already
have happened

23

I am writing to express my concern regarding the Ripon City
Plan especially the failing of the Council to designate the
grounds of Ripon Rugby Club as a protected area. It has
been noted that the Spa Gardens, Spa Park and the Cricket
Club are all green space, but the Rugby Club isn't. As an
active member of the rugby club, with both my sons playing
for the club, being on the Executive Committee as well as
being one of the main sponsors (of the rugby club, football
club and cricket club) as well as a resident of of Aislabie
Garth, overlooking the great sporting facilities that Ripon
has to offer, it does not make sense that the land isn't
designated as a green space and be protected. The rugby
club has no intention of relocating as it continues to
develop the facilities at Mallorie Park with currently 867
members from the community, along with the Ripon
Runners who use the space too. I would urge you to
reconsider the status of the area so that future generations
can enjoy rugby at Mallorie park as generations before
have.
See I D Planning on behalf of CFK Developments

B5
F3

•

Suggests that the Rugby
Club should be protected
recreation space

24

look to start the process of
design and costs.
Noted

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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I'm gravely concerned to learn that Ripon Rugby Club does
B5 F3
not enjoy the same protected status as given to the Cricket
Club, Spa Park and Gardens. I beseech you to reconsider.
Since moving to the area I was welcomed at Mallorie park
like an old friend and it has become a huge part of my life.
The club is thriving through all age groups, men and women
alike, not to mention the more recent and very welcome
addition of the Ripon Runners every evening and weekend
the club is awash with local people coming together to
create a very real sense of community, togetherness and
pride in the club, spot and city we represent. So many of
the values you wish to promote through the city plan are
already alive and well at Ripon Rugby Club. I have known
many other clubs to relocate out of their home towns to
green field sites only to become faceless behemoths, devoid
of their former glory, history and links to the town they now
serve in name alone. Please don't allow this to happen to a
club I love and give it the same protection and security as
already afforded to other important city institutions so that
we may continue to prosper, as part of the Ripon
Community.
I am concerned and alarmed at the intended consequences B5 F3
of designating Spa Gardens, Spa Park and Ripon Cricket Club
being designated as protected areas and my club, Ripon
Rugby Union Club has not? Ripon Rugby Club is just as
special to us members. Surely it is not a 'brown field site'

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

and there are other sites that can be added to your list
without this worry being placed upon us?

27

I am shocked to hear in your newest plans re Ripon RUFC
has not been deemed a protected area when the spa
gardens, spa park and cricket club all have ..... especially
when the cricket club is literally a few yards from the rugby
club! I am not sure why you are treating the club unfairly
but I would like to raise my concern, as I am sure others are
doing, and I object to you treating the club in this way as it
is a big part of the City.

B5 F3

•

Suggests that the Rugby
Club should be protected
recreation space

27

As part of a family that owns a retail shop in Ripon, I am
getting more concerned about Ripon council driving visitors
away.

General

•

Suggests that RCC is
driving away customers

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Noted
The City Plan Team have a
number of policies and

but no further details of
how
28

Having just seen the plan for Ripon Rufc I am shocked to see B5
what you have in mind. When was the club consulted on
this? as to wether or not it would like to move or doesn't
that matter. I appreciate this is only a plan but will help the
Rugby club to oppose this at every opportunity.

•

Doesn’t support approach

29

Could I please draw your attention to the lack of 'protected B5 F3
status' within the proposals for the Ripon City Plan for the
sports club which provides more facilities and has more
participants than any other in the city? I refer to Ripon
Rugby Club at Mallorie Park and would urgently ask you to
reconsider and grant the Club protected status in the same
way it has been extended to the cricket club, the Spa
Gardens and Park. Given the level of support for the club try visiting on a Sunday - and the fact that it caters for a
wide range of age groups as well as providing social facilities

•

Suggests that the Rugby
Club should be protected
recreation space

projects proposed to
enhance the City Centre to
attract more visitors.
Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports

in the local area. It is baffling such exemption has not
been granted!
30

30

31

club were to decide to
relocate during the life of the
Plan (to 2030).
Noted

As a life long, born and bred Riponian I am thrilled to see
plans that aim to breathe some life back in to what was
once a thriving, bustling city.
However I am flabbergasted to see that the Ripon City Plan
will lead to the rugby club having to relocate. This simply
cannot be allowed to happen. The club is at the centre of
the community for hundreds of people of all ages. The
junior section of the club is one of the best run, organised
and attended in Yorkshire and part of the reason for that is
its location. I also struggle to understand why the rugby
club has not been included as a protected area when the
Spa Gardens, Spa park and the Cricket Club have been. This
seems completely nonsensical to me and if I'm honest has
an unsavoury whiff about it. I know that many people
share these views and I sincerely hope that the Ripon City
Plan will be revised to allow the club to remain at Mallorie
park.

General

•

Supportive of the
aspirations of the Plan

B5 F3

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Sirs, I write to you because of an unfair part of your city
plan which I'm sure is an oversight. You have given
protected status to Ripon Cricket Clubs ground and yet you
have totally missed Ripon Rugby Club. Surely if you
protect one club in the plan you should protect both. Ripon

B5 F3

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

Rugby Club is a huge part of Ripon, you just need to look
down on a Sunday morning to see hundreds of kids learning
and enjoying rugby. I would ask that you reconsider this
part of the plan and give the Rugby Ground the same
protected status as the Cricket Ground
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I am writing with regards to the recent announcement that
Mallorie park (aka Ripon Rugby Club) has not been
identified as a protected area, whereas the cities cricket
club and spa gardens have. RRUFC is a huge part of the city,
drawing in and making connections within the county of
Yorkshire. It also has a social, thriving community of which
contribute hugely to both the younger age groups and older
ones, ensuring that both remain united within ripon. I am
hugely disappointed b with this news and sincerely hope
that it is reconsidered as I believe the heart of the sporting
community in ripon would be destroyed. We will not be
moving locations so a new resolution would undoubtedly
prevent any forthcoming issues.

B5 F3

•

Suggests that the Rugby
Club should be protected
recreation space

33

I am writing to register my disgust at Ripon RUFC not being
designated as a protected area in the local plan. This space
is responsible for more recreation and exercise for Children

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Noted
Th e policy has been
substantially rewritten in

and Adults from the local area than probably any other
private space in the city! this has been recognised by the
RFU in awarding the club special status as well as hosting
county age group games and regional training events and
private functions. Not to protect this space is incredibly
short sighted.
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I am writing to express my disgust that the Ripon City plan
has failed to recognise Ripon Rugby Club as a protected
area in the plan and as such leaves it open to possible
future development. As an active member of the rugby club
I can assure you that we have no intentions of moving from
Mallorie Park and have lately spent a great deal of our hard
earned money developing the club house and pitches to get
them to the standard that they are currently at. The fact
that the City planners have named Spa Park and Gardens
and the Cricket club as protected areas but fail to include
the Rugby club beggars belief. As a thriving sports club with
getting on for 1000 members I feel that the city planners
should recognise this fact and ensure it is designated as a
protected site for both the current and future rugby players
/ fans in the Ripon area.

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted.
Th e policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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I would like to register my objection to your proposal to
F3 B5
relocate Ripon Rufc to an out of town location. Ripon Rufc is
a very successful club with 3 senior teams and a full junior
section which provides top quality coaching to over 250
local kids. An important part of any club is the atmosphere
that is created by its members and the grounds / facilities
and many members enjoy been able to walk to Ripon Rufc.
An out of town 'sports village' would be the death of Ripon
Rufc as I have seen happen to many rugby clubs which have
to relocate to the extremities of their town. I can't
understand how the cricket club, spa park and gardens are
protected but possibly one of the most successful clubs in
Ripon isn't.
Dear Sir/Madam,
F3 B5
I respectfully wish to voice my dissatisfaction regarding the
Ripon City plan and the unfair treatment of Ripon Rugby
Club which has not been designated a protected area unlike
Spa Gardens, Spa Park and the Cricket Club. Ripon Rugby
Club is a thriving, well attended club providing great social
benefit to the community young and old, and following
great investment and support the club and supporters have
no intention or desire to leave its location at Mallorie Park. I
respectfully request that the Ripon City Plan be revised to
designate the Rugby Club a protected area. I am sure this
short term oversight can quickly be rectified and would
welcome any discussion or dialogue with the committee

•

Suggests that the Rugby
Club should be protected
recreation space

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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should you feel it necessary. Please can you reply
confirming the amendment is to be made to make the club
a protected area or the reasons/justificaitons as to why this
is not the case?
Dear Sir/madam,
I am writing to you in relation to the latest iteration of the
Ripon City Plan. I was surprised to observe in the plan
that the Spar Gardens, land around the Spar Hotel and the
Ripon Cricket Club have been identified as protected space
and Ripon Rugby Club and Ripon Football Club have not.
This seems at best inconsistent and unfair. I know that
there is considerable community concern about this issue
and I am asking for two points to be addressed: The first is
the rational for this decision and the second is the process
to challenge it. I know ---------has written on behalf of
Ripon Rugby Club and my email is in support of his
perspective.

Dear Sir/madam,
I am writing to you in relation to the latest iteration of the
Ripon City Plan. I was surprised to observe in the plan
that the Spar Gardens, land around the Spar Hotel and the
Ripon Cricket Club have been identified as protected space
and Ripon Rugby Club and Ripon Football Club have not.
This seems at best inconsistent and unfair. I know that

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should

there is considerable community concern about this issue
and I am asking for two points to be addressed: The first is
the rational for this decision and the second is the process
to challenge it. I know ---------has written on behalf of
Ripon Rugby Club and my email is in support of his
perspective.

happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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As myself and family are members of Ripon Rugby Club, we
object to the Ripon City Plan in so much as it impacts upon
on our Club. The club has no intention of relocating from
its current location and we are both disappointed and
surprised that our grounds have not been identified as a
protected space. I would ask why the Spa Gardens, Spa
Park and the Cricket Club have been designated as a
protected area and we have not. I look forward to your
response.

B5 F3

•

Suggests that the Rugby
Club should be protected
recreation space

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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To whom it may concern. I object that, in the new plans
for Ripon development, Ripon Rugby Grounds have not
been designated a protected space. I hereby object most

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

Noted.
Th e policy has been
substantially rewritten in

vehemently to any plans to make Ripon Rugby Club move
from their existing grounds.

41
42
42

See Ripon Rugby Club
Although the plan has many good elements there are some
key issues I believe are not included:
Page 14 and Map Page 20. Although the plan recognises the
need for protecting our open spaces and providing
community facilities, it places insufficient emphasis on the
availability and protection of sporting and leisure facilities.

recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
General

•

Supportive of many of the
proposals.

Noted

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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Other than a proposed project (F2) it fails to provide
support for activities which are of incredible importance
particularly in the engagement and retention of our young
people.

General

42

I am therefore very disappointed that the plan is almost
F3 B5
dismissive of the need to protect areas such as the Ripon
Rigby and Football Grounds on Mallorie Park Road. I recall
meeting one of the individuals hosting the open days
concerning the plan so I am not entirely surprised that this
is not considered well, given the attitude of the individual.
However, I would point out these clubs are a vital source of
provision to the city and should be supported and not
treated as some sort of private entities in which the city has
little interest. In pointing this out I also raise the inequality
that is evident on Page 20 - Why is the Cricket Club deemed
important enough to receive protection but the Rugby and
Football Clubs not? This smacks a bit of protectionism from
those involved in the Cricket Club and their connections and
not only does nothing to engender collaboration and good
relationships, but is plainly wrong. I therefore submit that
this inequality should be reconsidered as a matter of
importance.

•

Suggests there is little to
support engagement and
retention of young people
except project F2

•

Suggests that the Rugby
Club should be protected
recreation space

Noted
The City Plan seeks to
provide a long-term
development strategy for the
future of the City across all
age ranges including young
people.
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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Page 13: I am disappointed that the plan feels that 190 new General
dwellings are the limit of new homes development. This is a
very limited view given the location of Ripon and potential
available land. I would point you to the recent
developments at Sowerby in Thirsk and note that these will
enable Thirsk to grow and regenerate as a result of the
increase in population. Ripon does not sufficient mass to
enable the plan to achieve many of its outputs and the
proposed increase does little to enable that to happen.
Ripon appears to be reluctant to allow growth but then
seems to think its of sufficient important for businesses to
relocate here. In short that's incorrect. I think there needs
to be some courage in making decisions that enable growth.

•

Suggests that the growth
aspiration of the Plan is
not sufficient

42

Page 16: Would those involved in the plan please stop
thinking that a road by Kwik Fit is the answer to traffic
issues on Low Skellgate?! It isn't, it would just move the
traffic issues 200 yards down the road. A more radical
approach is needed but as this would impinge on the South
East of Ripon (i.e. connecting Whitcliffe Lane/Lead Lane etc

•

Suggests a more radical
approach to addressing
AQMA

G1

Noted.
There seems to be some
confusion here. When the
City Plan was published,
planning permission had
been granted for a further
190 new dwellings which had
not yet been started (Red
House and Doublegates). The
approach of the City Plan is
to provide further housing
through the redevelopment
of brownfield sites in our
regeneration areas (policies
B1 – B4) and on smaller sites
(policy E1). As stated on page
03 this means the Plan could
deliver housing growth of up
to 1,500 new dwellings.
Noted
The City Plan approach is to
suggest that a number of
schemes need to be
explored. The specific link
mentioned could help to

43
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round the back of Hell Wath to the Pately Bridge Road) I
don' t think fiddling round the small roads would help.
As a proud member of Ripon rufc, my 3 sons play rugby
B5 F3
there, as does my husband; I was disgusted to hear this area
was not protected, unlike the cricket club & spa gardens
and ask why this is so? We also live on Mallorie park drive
and the road is terribly busy as it is without pushing further
traffic to the area. We strongly oppose any development
here and the movement of the rugby club.

I am responding having read the full version of the draft
plan. Having seen the draft plan I feel:
- That you have the plan about right
- I do have comments I wish you to consider
There are things that you have over looked
Clotherholme
Particularly in favour of:
- The proposal for a new school to take pressure off
existing schools in this catchment.

General

address this issue but is not
the only solution needed.
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

•

Suggests that the Rugby
Club should be protected
recreation space

•

Considers the plan is
about right

Noted

Supports new school

Noted

•

B3
•

-

Retention of any leisure facilities within the barracks
site.
Archaeological interest in the military site and that
of the Laver banks training area.

G1
Concerns:
- Opening of the military road from Clotherholme
Road to Galphay without due to concern of the use
either side of it, especially as part lies outside the
boundary of this plan.
- Extending the road without protecting the land
either side without protecting this land as green
space could very well lead to further urban sprawl.
- Plans are required to minimise the impact of
additional traffic on Clotherholme Road. Parking on
Clotherholme Road needs to be addressed,
especially around schools.
44

Clotherholme Development Strategy
The statement regarding Laver Banks training area needs to
be strengthened to ensure this land remains as public green
open space and cannot be used for housing or other
development.

B4

•

Supports retention of
leisure facilities

Noted

•

Supports Archaeological
interest in the military site
and that of the Laver
banks training area.

Noted

•

Concern regarding use of
land on either side of
proposed new road

•

Noted
The new road is an aspiration
and is not shown on the final
draft proposals map.
Consideration will be given to
protection of the route if and
when it becomes a firm
scheme.

Suggests plans are
required to minimise
traffic on Clotherholme
Road

•

Suggests statement
regarding Laver Banks
training area needs to be
strengthened

Noted
Highways List
Noted
The proposed masterplan will
address the maintenance,
conservation and
enhancement of woodland,

44

Mallorie Park Drive / Studley Road
What provision will be made for the additional traffic at
Skellgarth traffic lights if further housing is added here?

B5

•

Questions what provision
will be made for the
additional traffic at
Skellgarth

44

Ripon City Centre
Significant emphasis needs to be drawn to Kirkgate. This
ancient street should be to Ripon what the Shambles is to
York. Considering it provides the link between the City’s
“central meeting point” and the primary tourist attraction,
the Cathedral, in my opinion Kirkgate is a disgrace.

C1

•

Suggests significant
emphasis needs to be
drawn to Kirkgate

44

Ripon Hospital/ Spa Baths Regeneration
I would strongly oppose the Ripon Hospital ever being used
for residential use. This building should always be kept for
public use, preferably as a hospital.

C5

•

Opposes the Ripon
Hospital ever being used
for residential use.

44

Amenity Open Space and other open land

F1

•

Whole hearted support

open land and riparian
environments.
Noted

Kirkgate has been identified
as an improvement area and
designated as an action area
along with Kirkgate yards
with suggestions for
rationalisation of roads, yards
and parking areas that could
offer alternative vehicle
access to Kirkgate properties,
and pedestrian circulation
Noted
The proposal for residential
planning permission is only in
the event of alternative
hospital premises being
provided elsewhere in Ripon
and the site not being
required for alternative
health services.
Noted

44

While I whole heartedly agree with this statement, I fear
that using phases such as “contribution to the visual
amenity and character of the city” mean nothing in planning
terms. Visual amenity is subjective. Developers and HBC
planners will find ways to overcome it
if that is all it stands in the way of an application being
accepted. Amenity open space needs to be sacrosanct.
Cycling
This falls woefully short. The area referred to as
G3
Doublegates Quarry, the land at the end of Doublegates
Project
Avenue and Bellman Walk, has as planning permission for
G3
up to 150 new dwellings. As part of the section 106
agreement with the landowner, significant emphasis was
placed on ‘sustainable transport’ to the extent of offering
new households £500 towards bus passes or a bicycle!
There needs to be a specific plan for developing a cycle way
down Clotherholme Road to protect cyclists from the
dangers of traffic, made worse by coaches, buses, army
vehicles, and parked cars. Particular attention should be
drawn to the congested and often dangerous junction at
Lark Lane. It is perfectly feasible to draft a plan to place a
cycle way from the Grammar School gates through to the
rear of the primary schools on Church Lane thus avoiding
two dangerous junctions: The City is small enough to
develop well –considered and comprehensive cycle routes
north- to- south and east to west taking cyclist off busy

•

Suggests Amenity open
space needs to be
sacrosanct.

Noted

•

Suggests a specific plan
for developing a cycle
way. (Map included)
north- to- south and east
to west.

Noted
Highways List
The complimentary Project
G3 will produce and
implement a cycling strategy
and action plan.

44

44

narrow roads using roads such as: Cricket Lane, Borrage
Lane, Borrage Green Lane, Bishopton Lane, Pathway
adjacent to the River Skell, The canal pathway along
Bondgate Green and Boroughbridge Road, Skelldale Close
to Fisher Green and Priest Lane, Across Hellwath to Borrage
Green Lane, Palace Road to Little Harries Lane or the
pathway behind the cemetery. Pathway linking Spring Bank
road with Riverview Road. If the City truly becomes
sustainable then real effort and action needs to be made to
reduce car journeys. If land at the barracks and Highfield
Business park is to be promoted for improving the City
industry, then an interconnected cycleway is a must.
Railway Reinstatement
If thought is given to this ‘pie in the sky’ thinking then
certainly far more consideration should be given to realistic
and more cost effective cycle schemes!
River Corridors
I whole heartedly support the sentiment, but in reality –
and in my experience- telling developers they need to
“demonstrate their environmental impact and the
measures proposed to protect and enhance the rivers
natural quality”- are at best, weak, in practice, pointless.
We need to stop development on our river corridors and
the policy should be worded as such. Developers and
planners alike consider the positioning of bat boxes enough
to ensure ecological security. Without cast iron security,

G5

•

States this policy is
unrealistic

H1

•

Supports this policy

Note: Highfield Business Park
has been renamed to College
Business park
Noted

Noted

44

44
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areas of ecological importance will be lost, just like the area
at Doublegates.
Undesignated Heritage Assets
Perhaps include High Dam on the River Laver. This ancient
river feature needs attention.

H2

General comment
General
During conversations at the Town Hall exhibition of the City
Plan I was told that, when agreed and ratified, this plan will
be absolute and no objections from Harrogate Borough
Councillor can usurp its policies. I very much hope this is the
case. If so this needs to be published far more. Having
worked hard to resist the planning application to build on
the land at Doublegates I am well aware of the apathy
people show to planning applications. Much of this is down
to a belief that Harrogate will do what they want.
Irrespective of local opinion. If this plan will truly stop this,
then sing it from the rooftops! And very loudly!
C1
Incentives need to be put in place to improve the mix of
shops and thus the City’s appeal. There are far too many
hairdressers, tearooms and charity shops.
To Whom This May Concern, As a member or Ripon Rugby
B5 F3
Club, I am very concerned about your plans for the city.
Ripon Rugby Club is a thriving community that has no plans
in relocating. So why isn’t protected in your plans? Like
the Spa Gardens, Spa Park and the Cricket Club have been?

•

Suggests including High
Dam

Noted

•

Suggests publicity and
promotion of advantage
of adoption of the City
Plan

Noted

Suggests improved mix of
retail premises

Noted
This will be addressed with
the proposals in C1

Suggests that the Rugby
Club should be protected
recreation space

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

•

This seems like we are unjustifiably being mistreated
unfairly. Why can our status not be updated too? I await
response. Wishing you continued success

46

Hi
I was shocked to learn that the Rugby Club and for that
matter the Football club have not been designated as
protected spaces in the latest Ripon City Plan. Sports clubs
are the heart and soul of every city and should not be
allowed to relocate to the outskirts of the town where they
become soulless destinations where they are only used for
the duration of the actual activity and accessibility is
restricted. Ripon Rugby Club is a vibrant club because part
of the city not something tagged onto the outskirts. Real
vision would be to look at the possibility of creating a viable
sports club that incorporates the rugby, football and cricket
at the centre of all of these playing fields. Given the high
levels of participation in sport in the area this could become
a real community hub and bring people together, breaking
down the social divides for example between rugby and
football players and long term could be used by the schools
to break down some of those barriers - could they play

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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under the banner of Ripon schools? There are an enormous
number of grants available and if the clubs pooled these, an
excellent facility for use by all could be built.
If there is one thing that Ripon needs more than anything
Project
else it is a decent Arts Centre. We already have millions of
F1
£s worth of sports facilities but virtually nothing in terms of
dedicated and purpose built facilities for the arts, especially
the performing arts. A good Arts Centre would massively
increase the tourist and visitor footfall in the City, providing
a major boost to the whole economy and also creating
numerous jobs for local people. It would also enable us to
create, market and export our own arts "product", rather
than merely importing it from elsewhere. It would vastly
improve the quality of life in the City and play a significant
role in improving education across the local community. I
have already supplied numerous examples of Arts Centres
in various towns and cities around Europe, often in places
significantly smaller than Ripon. It is important to note (and
the same applies to many other aspects of Ripon's
development) that we must not adopt a parochial view by
considering this merely in terms of what it can provide for
the local community. We have the potential to attract
visitors and tourists from a very wide area. There can be
few places in the UK with so many visitor attractions and
superb countryside within 1 hour's drive time. Ripon is
never going to be the shopping centre of the north - but it

•

Suggests the importance
of an arts centre and the
impact it would have.

Noted
The City Plan Team support
the aspiration for an
appropriate arts centre in the
City. However, as there isn’t
currently a viable proposal
there is a need to carry out
this feasibility work.
Allocating a site is not
appropriate as there is
insufficient evidence at this
stage to justify its inclusion.
Project F1

48

49

could very well, with a bit of imagination, become the
"Cultural Capital" of the region - a concept which has been
on the table for many years now but nothing has been done
to develop the idea. It's time to move this idea forward!
14: Community Facilities
Catholic education, both junior & nursery, is provide on one
site on Church lane i.e. St Wilfrid's Primary School. The old
Nursery School on the site of St Wilfrid's Church is currently
being transformed into a community centre to act as a 'not
for profit' support hub for the whole of Ripon.
C1 Do not agree with development opportunities for
Victoria Grove car park (rear of Post Office). Lack of car
parking already & new build on existing not likely. Coach
park needs to move urgently!

F6

•

Outlines the proposals for
St Wilfrid’s Community
Centre

C1

•

Not supportive of
proposal

Noted
The City Plan Team
recognises that there are
community facilities located
all around the City but have
identified the lack of facilities
in the south of the city.
Noted
The City Plan identifies this
site on the basis of space
being needed for additional
retail space. Having
considered a number of
alternative sites it is deemed
that this is the best city
centre development location.
The relocation of the coach
park, with drop off and pick
up facilities at the current
bus station would allow
better utilisation of this land.

49

C4 Access to existing car parking via Rotary Way &
Stonebridgegate v poor. Ditto access to town via
Allhallowgate.

Project
C4

•

Suggests that access to
the existing car parking is
poor

49

G1 Need new link road (possible western bypass) to A61
from former army camp development site - provisions in th
plan are pathetic and incompatible with removing large
traffic flows from Mallorie park Drive and Water Skellgate.
Link from MPD to Studley Road will become a rat run &
rugby not likely to move anyway. A valuable city centre
green space!

G1

•

Suggests a more
comprehensive scheme is
needed to address the
traffic issues arising from
Clotherholme
regeneration area.

B5

Noted
The City Plan proposes
investigation of a number of
highway schemes to improve
access and movement.
Having considered a number
of options for the provision
of additional car parking it
was deemed that increasing
capacity on the site of the
current car parks would seem
to be the best option.
Noted
The City Plan identifies a
number of highway
improvement schemes
including the one mentioned
which will help to get some
traffic onto the B6265 and
avoid some of it coming into
the city centre. A more
comprehensive scheme
cannot be taken forward in
the City Plan as it is outside
of the Neighbourhood Plan
area. Anyway, any proposed

western bypass would also
necessarily be within the
World Heritage Site buffer
zone and numerous other
landscape designations.
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G5 Railway reinstatement welcomed but no room for it on
east of city - consider moving west - extend line in from
Wormald Green - no obstacles to station & park & ride on
former army camp!

G5
Project
G4

•

Suggests relocation of the
railway to incorporate the
Clotherholme
regeneration area.

50

B3 Clotherholme - precautionary allocation of a site for a
primary school. Holy Trinity Junior school already
oversubscribed, has admission problems and overcrowded
in certain year groups. This should be a priority.

B3 F5

•

Supports school
precautionary allocation.

Highways List
Noted
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.
Noted

50

B5 Mallorie Park Drive / Studley Royal Pleased to see in
Enjoying Open Space (F) that certain local green space
identified. The proposal to construct a new road through
Mallorie park Drive to Studley Royal through current 'open
space' seems a travesty. This is a beautiful open area and
welcomes visitors to Ripon. Another housing estate and
service road would detract from the quality of life in Ripon
and this area. It should not be lost to development, and
seems a contradiction to F3. Protection and replacement of
recreation open space.

B5 F3

•

Suggests contradictory
approach between policy
B5 and policy F3.

50

C1 There appears to be a presumption that the postal
sorting office will close or be moved. The current post
Office has just been redeveloped if this was not a long term
project would this have been undertaken? The
opportunities to develop this area for hotels and shops is
overstated, the parking requirements for a new hotel would
be significant and large scale retail development would be
more likely to be progressed out of town - such as M&S
development where space and parking at not as
constricted.

C1

•

Suggests that the
opportunities are
overstated.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The City Plan refers to the
vacation of the postal sorting
office rather than the Post
Office.
If this should happen then
this site, on the basis of
space being needed for
additional retail space and
having considered a number
of alternative sites, is
deemed to be the best city
centre development location.

50

50
50

C1. C4 The idea of increasing car parking is essential there is not enough in Ripon particularly long stay - 3 hours
is not enough if visitors are to be encouraged 'to stay awhile
amidst the ancient charms'. The coach park would be better
used for this - never really see this being used well - it is not
able to be used by Motor Homes where do they stay
overnight or park up in the day if visiting Ripon? Weight
allowances are important for these vehicles.
C7 Agreed - the signs in Ripon merge into the environment.
Not as helpful or obvious as other city signage.
D3 Victoria Grove - not really an appropriate site or pleasing
outlook. Very noisy with the bus station / Sainsburys and
car parks and would also require significant space for the
hotel and it's car park. Where would these spaces be
replaced? Seems to defeat the object!

The relocation of the coach
park, with drop off and pick
up facilities at the current
bus station would allow
better utilisation of this land.
Supports the proposals for Noted
increasing car parking
capacity especially longstay spaces.

C1
Project
C4

•

Project
C7
D3

•

Supports the project.

Noted

•

Does not believe the site
to be appropriate.

Noted
The City Plan Team have
identified the requirements
of hotel operators and have
assessed a number of
potential sites. The identified
site is believed to be the best
within the city centre, and
any of the issues outlined can
be address through design
guidance.

51

04 Whilst a referendum may be held, I do question its value
as the plan talks about having 'more control' whilst the City
Council is only a Parish Council and has limited powers. Our
Neighbourhood plan will remain subservient to the District
plan on which our representation numbers are a small
minority.

Delivery

•

Suggests the
Neighbourhood Plan will
remain subservient.

51

06, B5 The plan refers to 'either of the sports pitches at
Mallorie park Drive. I assume therefore that it excludes the
cricket ground which is subject to restrictive covenants and
would be unsuitable for housing development.

General
B5

•

Clarification of the
reference to “either of the
sports pitches”.

51

B2 The land south of the river - e.g. cattle market, Station
Hotel - are surely unsuitable for hotel and residential
development due to the gypsum content. We have only
relatively recently seen a house in the area collapse.

B2 D3

•

Suggests the Auction Mart
/ Station Hotel sites are
not suitable for
development.

Noted
The legislation for
Neighbourhood Plans states
that if supported by the
majority of the community at
referendum they become
adopted planning policy for
the area.
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The City Plan Team have
drawn distinctions between
the Auction Mart site and the
Station Hotel site and believe

51

51

08 The city is already well blessed with food and drink
outlets (and hairdressers!) and priority should be given to
shops. It is disappointing to note the number of shops
which have closed in the recent past.
C1 I hope this does not mean that we are going to lose our
city centre based Post Office - unless plans for another
central site is envisaged. Where are the coaches we hope to
attract going to be parked to enable visitors to visit the
market place and the Cathedral?

General

•

Comment about the retail
mix and recent closures.

C1

•

Queries the proposed
relocation of the post
office.
Queries the coach parking
arrangements.

•

that some development
could take place where
existing buildings have stood
for a large number of years.
Planning permission has
recently been given on part
of this site
Noted

Noted
The City Plan refers to the
vacation of the postal sorting
office rather than the Post
Office.
If this should happen then
this site, on the basis of
space being needed for
additional retail space and
having considered a number
of alternative sites, is
deemed to be the best city
centre development location.
The relocation of the coach
park, with drop off and pick

51

51

51

C5 The suggestion of additional space for our Hospital is
C5
very welcome. We have seen gradual reductions in the
service they provide over the past few years and these must
be reversed or we will be in danger of losing our local
hospital altogether.
D1 It is difficult to see where extra employment space can
D1
be generated on Harrogate Road - a clearly residential area.

•

Supports the policy.

•

Queries where
employment land can be
created on Harrogate
Road.

F2; F3 Hopefully any sizeable residential development will
be accompanied by a planning gain insistence for open
spaces.

•

Using planning gain for
creating open spaces.

F2 F3

up facilities at the current
bus station would allow
better utilisation of this land.
Noted

Noted
The area referred to is
adjacent to the Morrison’s
site as shown on the policies
map on page 20 / 21. Whilst
not on Harrogate Road this is
the historical name which has
been used by Harrogate
Borough Council in the
District Local Plan and has
been used in the City Plan for
consistency.
Noted
The City Plan contains Policy
J.1 which sets out an
approach to planning
obligations and agreements.
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G1 it is vital that an alternative highway is Low Skellgate is
found - in the meantime why not open Borrage Lane one
way from Glovers Bridge to reduce traffic in the area?

G1

•

Suggestion for revisions to
the existing traffic
management
arrangements

51

G5 I personally believe railway reinstatement is a pipe
dream. The overall land and subsequent development will
be prohibitive. Hopefully a Park & Ride scheme is being
considered as part of this plan.

G5

•

Queries deliverability

Noted
The City Plan Team would
hope to provide the Highway
Authority with this and other
suggestions put forward for
further investigation.
Noted
Project G1 identifies a park
and ride feasibility and
viability study to ascertain
whether this is a viable
consideration.
Highways List
Noted

My thanks to all those who have worked so hard to bring
this plan into existence. My remarks are not intended to be
critical - merely comments on the plan to date.
Overall sensible development plans.

General

•

Gratitude for producing
the plan

General

•

Noted

52

Building outside Ripon boundaries should not be allowed as
plenty of opportunities with City boundaries.

B6

•

Sensible development
plans
Supports policy to prevent
development outside of
the City boundaries

52

Huge development at top of Whitcliffe Lane / Lead Lane by
'Gladman' should not be allowed as it will cause flooding to
houses in South Grange. Also the proposed amount of
water going into local rivers from this proposed

General

•

Opposed to Whitcliffe
Lane development and
scale of Choir School
development

Noted
West Lane is outside the City
Plan area and thus outside
the competence of this plan.
It is the subject of an

51

52

Noted

development will cause flooding in Borrage Lane, Firs
Avenue area. it must be stopped. Housing also at Choir
School needs to be reduced as Whitcliffe Lane will become
a rat race.

52

53
53

53

undetermined planning
appeal and is an allocation in
the draft Harrogate Local
Plan.
Planning permission has been
granted on the Choir School
site and it is now shown as a
housing commitment.
Noted

B1 B2
B3 B4
E1
H1, H2, A2 Important to conserve river banks and footpaths A2 H1
and the heritage.
H2
A4 Concerned that developments proposed at West lane
General
will impinge in these with excess surface water drainage.
A4
Also noise pollution on the 'bridle' section of Whitecliffe
Lane.

•

Supports regeneration /
brownfield approach.

•

Supports approach.

Noted

•

Impact of West Lane
development on surface
water drainage.

B6 Agree with proposals to keep development inside the
city limits

•

Supports the approach.

Noted
The proposed development
lies substantially outside of
the City Plan area. The City
Plan proposes housing being
developed on brownfield
land as part of our
regeneration areas within the
city and therefore doesn’t
propose development at this
site.
Noted

I am pleased to see that derelict areas around Ripon City
are proposed for development.

B6

53

A3 Again concerned West lane development of 400 houses
with associated paths will disturb and destroy the wildlife in
our SSI at Quarry Moor & LNR at Hellworth. It may also
affect the geological features which are very rare.

54
55

See Ripon Cathedral
You do not need a hotel on the site of the Victoria Grove
Car & Coach Park, one on the outskirts would be more
sensible, perhaps on the site of the Station Hotel. Instead
why not create a park with a cafe, a natural habitat with
pond, something which will look more attractive to area.

A3

•

Impact of West Lane
development on SSSI and
local nature reserve.

Noted
The proposed development
lies substantially outside of
the City Plan area. The City
Plan proposes housing being
developed on brownfield
land as part of our
regeneration areas within the
city and therefore doesn’t
propose development at this
site.

D3

•

Suggests out of town
locations preferential to
city centre

C1

•

Suggests creating a park
on the Victoria Grove site

Noted
The City Plan Team’s
research identifies that some
hotel operators are looking
for city centre sites and
others are looking for out-oftown. That is why both types
of sites are proposed. Having
considered various options,
the proposal for retail
development with hotel
above on the Victoria Grove
site is considered to be the
best city centre option.

55

What you should be doing to increase revenue in the
community is to reintroduce a train line from Harrogate.

G5

•

Supports railway
reinstatement

56

Overall I welcome the development of a plan that will lead
to a co-ordinated approach. It is hard to argue against the
numerous plans as they all sound "nice" and it is obvious a
lot of time has been spent on the plan, by a number of
clever and committed people, who should be thanked for
their efforts. However I have a number of concerns:
1) I have not seen anything in the plan regarding who will
implement it, what the timescales will be, what the
priorities are, what the benefits (financial and non financial)
are and what the costs are (it would be useful to know what
plans cost nothing to the taxpayer / resident (paid by
developer) and what plans do have a cost and for these
who will pay for them (Ripon residents, Ripon businesses,
Harrogate district taxpayers, UK taxpayers)

General

•

Welcomes the coordinated approach

Delivery

•

Queries how it will be
implemented.

56

Noted
The City Plan proposes policy
G5 and project G4 to support
this.
Noted

Noted
The City Plan as a
Neighbourhood Plan is a
strategic planning document
and therefore provides a
framework within which
public and private sector
developers can work.
The identified projects may
require a mix of funding, but
this may include developer
contributions, planning
obligations and agreements,
grant funding, etc. This would
be dependent upon the

56

56

56

2) Assuming the plan is passed at the referendum (the way
it has been presented then I would say that is bound to
happen), people will then assume that it will be
implemented. My concern is that other organisations
(Ripon council, Harrogate council, North Yorkshire council,
central government) will have their own priorities that will
overrule the Ripon CIC plan. Basically the Ripon CIC will not
have the authority to implement the plan.
3) If the plan is to be implemented by Ripon CIC then where
does that leave the various councils, where elected officials
(on a manifesto) may have different plans that may be
different to the views of a few unelected people that make
up the CIC

Delivery

•

Concern about the plan
being over-ruled by other
organisations.

Delivery

•

Roles in relation to
implementation.

4) I believe there needs to be total clarity so it is clear what
authority Ripon CIC has, so it can implement things in
certain areas without having to get approval from a council
and the CIC should concentrate on these matters and be a

Delivery

prioritisation and the funding
opportunities that exist.
Noted
The legislation for
Neighbourhood Plans states
that if supported by the
majority of the community at
referendum they become
adopted planning policy for
the area.
Noted
The process for developing
the City Plan is being led by
Ripon City Council as set out
in the Neighbourhood
Planning legislation, but is
constituted in such a way as
to enable the expertise of
knowledgeable and
appropriately qualified
volunteers to help drive the
process.
Delivery of the identified
complementary projects is a
separate process and there
are many organisations

pressure group on Ripon council, Harrogate council etc for
the things they are responsible for implementing, so the
performance of each organisation can be assessed,
congratulations given on what they have done well and
explanations sought for things they have either not done, or
done badly, within a certain timeframe. Without this every
organisation will claim success for anything done well and
dodge accountability for everything else.

56

56

5) Are Harrogate / North Yorkshire concerned that if Ripon
General
develops, then other places will suffer (more shoppers /
tourists in Ripon = less in say Knaresborough). Whilst Ripon
council should only be concerned with Ripon it is hard to
understand why Harrogate / North Yorkshire would spend
money to make one area better and another by default
worse, resulting in the overall district being about the same
and even if there is a gain within the area, another larger
area will lose out as people only have so much money /
time.
6) I believe people want to know when specific things will
General
start / be finished, so they know what to expect. The plan
has points in blue (planning policies) with specific projects
being in green. These specific projects still seem to be vague
and all concerned with planning (same as the blue in simple
terms) all using words like feasibility study, produce a

•

Queries whether the
proposals are supported
at other tiers of local
government because of
potential impact on other
towns.

•

More specific details on
complementary projects.

which could lead these.
However, in order to ensure
the greatest impact and also
a collaborative approach it is
suggested that a multiorganisation partnership
such as the Ripon CIC would
be best placed to lead on
certain aspects, if it was
willing to do so.
Noted
The Ripon City Plan as a
Neighbourhood Plan is about
delivering improvements in
our locality for the benefit of
our community.

Noted
There is more work to do on
the complementary projects,
but these are an optional
part of the Ripon City Plan
which we have chosen to
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strategy, producer an action plan, develop proposals. They
all seem a long way from actually doing something that will
benefit Ripon I would urge the next communication to be
more specific, have timescales, be clear on costs and the
projected benefits. There may be a certain "language" that
needs to be used for planning purposes, however when
communicating to the public a more plain english approach
would be better.
I understand that Ripon City Council are proposing a
development plan that designates certain areas as
protected. It is a great surprise that Mallorie Park, Ripon
Rugby Club, has not been designated as protected. This is a
huge asset to the City and should be protected in the same
manner that the neighbouring cricket club and Spa Gardens
have been. Every weekend hundreds of children between
the ages of 6 and 18 play and train at Mallorie Park. I hope
that the council will reconsider the plan and designate
Mallorie Park as protected land.

As a parent of 4 children who all play age grade rugby at
Ripon, I am petitioning the council to make Ripon Rugby
Club a designated protected area.

include as they are an
important part of achieving
the overall vision and
aspiration. The main part of
the Neighbourhood Plan has
to be the planning policies.

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space.

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

59
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Hi, having gone through your draft plan I would like to ask
whether there is going to be any opportunity for Ripon
residents to buy their own land and do a self build?
Having watched programmes like Grand
Designs/Renovation project I feel as though this could be an
ideal chance for people to fulfill their dreams and build a
suitable home for themselves or their family. Also there
was a project down in Bristol that gave residents an
opportunity to develop there own street with completely
different designs, instead of the normal run of the mill
properties by building companies. This is called Ashley
Vale action group in Bristol/Redland housing association. I
would be interested in getting involved with this and could
offer my help in the above matter. Thank you
It has come to my attention that the Ripon Rugby Union
Football Club grounds are not protected under the current,
or even the latest proposed Ripon City Plan. As a member
of the club and a father of players at the club (past and

E3

•

Queries about self-build
opportunities.

F3 B5

•

Suggests that the Rugby
Club should be protected
recreation space

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The City Plan includes an
approach to support selfbuild housing (policy E3).

Noted
The policy has been
substantially rewritten in
recognition of the concerns

present), I think it is a fantastic resource for the City and
should be protected for future generations. It therefore
seems appropriate to designate the club and its grounds as
a protected area, which I believe is the case for Spa
Gardens, Spa Park and the Cricket Club.

61

I write regarding the Ripon City Plan – please could I
F3 B5
enquire as to why the Spa Gardens, Spa Park and the
Cricket Club have been designated as a protected area,
whilst Ripon RUFC Mallory Park has not been so. It provides
a crucial venue for the sporting development of children in
Ripon and the wider area.

•

Suggests that the Rugby
Club should be protected
recreation space.

62

I am aware that the sports facilities used by both the rugby
club and cricket club have not been included as a protected
area, therefore, at some point in the future, it would be
possible for the council to demand these sports facilities be

•

Suggests that the Rugby
Club should be protected
recreation space.

B5 F3

of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The policy has been
substantially rewritten in
recognition of the concerns

63

consumed for other uses. In a small town like Ripon who
have a thriving sporting culture, where some boys and girls,
men and women have gone on to representative levels in
their chosen sports should not have their enjoyment and
opportunity threatened by hedging of bets by the local
councilors and planners. Some things in the town, like the
cathedral and the market square, the Hornblower Tavern
pub et al are part of the culture and character of Ripon.
The rugby club has a proud tradition and puts Ripon on the
map, playing a weekly contribution to local news with
sporting results and activities that support the club and
charities. These are not the people you should be thinking
of; 'moving on'. This is a facility that should be promoted
not only by the club but by the council to encourage our
increasingly obese population (according to national
statistics) to engage in sporting activities. Technology has
made it a tougher choice to engage in team sport, when
playing computer games is the lazy alternative. Please
consider the options for people who if this facility is not
looked after may not have the ability to travel distance to
engage in sporting activities. Leave the rugby club and
cricket club in their existing locations and celebrate with
them rather than provide a destabilising agenda, through
not protecting their facilities.
I am writing to object to your proposals in the draft City
Plan to designate the land owned by the Rugby Club and

of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

B5 F3

•

Suggests that the Rugby
Club should not be

Noted

64

bounded by the Spa Hotel Gardens, Spa Park, and the
Cricket Club as “White-potential for development” rather
than “Green -protected open space” . I believe that this
conflicts with your draft policy for the protection of existing
recreational open spaces and ask that this be reviewed and
changed before publication of the final plan. It is the
Rugby Clubs intention to remain at Mallorie Park and
anything other than the suggested designation could give
rise to unnecessary and unwelcome predatory enquiries as
to the development potential on that land. The Rugby Club
provides community open space for over 1000 members
and is host also to Ripon Runners who have c200 members
using the facility on a regular basis as well as occasional use
by other Community third parties.
I am writing to you to express my objection to the Ripon
City Plan. Specifically, I object to the impact that the Plan
has on Ripon RUFC and Mallorie Park. My objections are
as follows;
• It is my understanding that Ripon RUFC have no
intention to relocate from Mallorie Park.
• Ripon RUFC and Mallorie Park have not been identified
and designated ‘protected area’ status yet other areas
such as Spa Gardens, Spa Park and Ripon Cricket Club
have. No explanation has been given.
• In not being designated ‘protected space’ status there is
an inference that Mallorie Park is going to be developed

B5 F3

•

identified as development
land but be protected
recreation space.

The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Suggests that the Rugby
Club have no intention of
relocating and should be
protected.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to

for use other than recreation and rugby. No clear plans
are available or communication forthcoming which
creates uncertainty, anxiety and unreasonable
disruption.
Ripon RUFC contributes a huge amount to the local
community, representing the city up and down the county,
bringing people into the city on match day, encouraging
local young people - girls and boys - to enjoy the benefits of
sport (i.e. friendship, competition, health) and embracing
the strong, solid values that come from participating in
team sports. The commitment and contribution of
volunteers at Ripon RUFC extends beyond the Club, with
coaches regularly going into Primary and Secondary schools
in the City and wider area to support the efforts of the
Education Authority in spreading the benefits of Rugby and
educating them in the joys of sport.
On the face of it, it would appear that Ripon RUFC is being
treated differently - maybe unfairly - in relation to some of
it’s neighbours (i.e. Spa Gardens, Spa Park and Ripon Cricket
Club). The lack of communication only goes to reinforce
that impression.

relocate during the life of the
Plan (to 2030).

I would urge you to reconsider your proposals as outlined in
the Ripon City Plan and designate Ripon Rugby Club and
Mallorie Park as a ‘protected’ area.
I look forward to hearing from you and your response to my
objections in due course.

65
66

This response contained no comments.
N/A
Ripon City Plans
The proposed Ripon city plans look impressive, however
D3
developments may not in retrospect, be appreciated by
future generations. As for example, it is bewildering that
planning permission was granted for the former College to
be converted into private dwellings rather than a hotel. The
site would have been ideal for a hotel large enough to
accommodate coach loads of visitors, something Ripon
needs. There would still have been spaces for housing as
well.

66

It is regrettable that the Calvert carpets store was allowed
to operate on a prime site which would have been just right
for a car park for parking on the ground and maybe on a
two storeys building. Carpets are not on anybody’s weekly
shopping list, so the business should have been confined to
the outskirt of the town!

C5

•

•

Noted
Suggests that previous
opportunities to develop a The City Plan Team cannot
change what has happened
hotel have been missed.
in the past but can plan for a
better future.
The City Plan Team think that
developing a hotel is a really
important part of our
approach, ensuring that it is
incorporated into other
redevelopment and
regeneration proposals.
Noted
Suggests that previous
The City Plan Team have
opportunities to develop
identified the Hospital /
additional car parking on
Swimming bath regeneration
the west of the city have
area as an important location
been missed
and have developed

66

A road from Clover Bridge was once proposed using Hugh
Ripley Hall land; it would make sense with the widening of
Firby Road converted into a two way traffic.

G1

66

But I fear the biggest mistake will be made in regard of the
C5 F7
swimming pool; it is not only the façade that needs saving!
Why can’t the Spa Bath be restored, restructured,
refurbished? It would need a National appeal for financial
help, but it is not impossible. It would probably be more
expensive but longer lasting. A family size swimming pool to
be used by future generations, in lieu of a new cheap
modern swimming pool with a lifespan of only a few
decades?! Imagine the Spa Bath with its imposing façade,
with a solarium or garden room, a café relocated there from
where it is now and with the adjoining car park! What is
wrong with having something that‘s elegant and not “a run
of the mill” type swimming facility?

•

Supports previous
proposals for a link road
between Low Skellgate
and Somerset Row and
the widening of Firby
Lane.

•

Prefers the restoration of
the current Spa Baths
rather than relocation.

proposals to support the
redevelopment of this area if
the opportunity should arise
in the future.
Noted. The City Plan Team
believe that this should be
investigated, and it is
included within this policy.
Highways List
Noted
The City Plan Team supports
the Harrogate Borough
Council approach of
relocation on a practical
basis, believing that
refurbishment would require
months of closure, whilst the
proposed approach ensures
the existing pool can remain
open until the new one is
built. The existing Spa Baths
is a listed building worthy of
a suitable new use to sustain
it and to benefit the city.’

66
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68
69

There are rumours that hospitals (such as Ripon’s) may in
future be converted to convalescence and rehabilitation
hospitals to relieve pressure on District hospitals, mainly
related to elderly patients; in this case the NHS would
redevelop the present site. Why should they move to
another site? Buildings can be adapted whilst knocking
them down is costly. The Physiotherapy building is an asset
and should be used by private patients as well.

C5

May Planners be inspired to great thoughts!
General
See Defence Infrastructure Organisation
This response contained no comments.
B5 I beg to understand that the football and rugby sports
B5 F3
fields are being considered for development. Neither club
has any proposals whatsoever to relocate nor do the Cricket
Club. This area of green leisure facility should be maintained
for its present use.

•

Expresses views about the
future role of the hospital
and its use of the current
site.

Noted
The City Plan Team are trying
to ensure that there is a
planned approach should any
one of a number of scenarios
occur.

•

Wants to understand why
the development at the
sports fields is being
supported.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

69

69

69

F7 The city is in dire need of a new swimming pool. The
F7
present facility is far from acceptable and it begs belief that
when the leisure centre was built the chance to build a
swimming pool then was not taken up. I support fully any
new proposal to provide a modern swimming facility sooner
rather than later.
G2 FOOTPATHS The footpath link from Somerset Row along G2
Belle Vue Terrace connecting to Westgate remains private.
The path has never appeared on the Count Council's
Definitive map, and proposals to add it few years ago were
quashed by objections raised by ALL the residents. There is
no objection at all to it being used by pedestrians and it is
open for them to do so. However due to increasing
amounts of anti-social behaviour (at night time) some years
ago which involved damage to properties, urinating and
other offensive behaviours, the gate at its Westgate end is
now locked at approximately 18:00hrs. This has resolved
the issue of the anti-social behaviour. I am given to
understand that North Yorkshire Police were fully
supportive of the resident's action. Any further proposal to
add this footpath to the Definitive Map would be vigorously
objected to by the residents as this would probably mean
that the gate would not be locked on an evening.
G 5 Although the thought of the railway being instated is
G5
one many would like to see, you need to ensure that such a
provision will be fast and usable, particularly with its link to

•

Fully supports the
proposals for a new
swimming pool

Noted The new replacement
swimming pool is now to be
built at the Leisure Centre

•

Does not support the
addition of the footpath
between Belle Vue
Terrace and Westgate to
the definitive map due to
previous anti-social
behaviour issues.

Noted

References the previous
report into the railway

Noted
The City Plan Team have a
copy of this report from the

•

Highways List.

Harrogate. Otherwise people will remain with the excellent
bus service we have with the 36. Having worked for NYCC I
do know that a feasibility study on the railway
reinstatement was carried out some years ago. I seem to
recall the results were favourable, but clearly this report
needs reading before you commit funds to pursue a second
feasibility study.
70
71

Duplicate of 69 submitted under a different name
B4 The new offsite highway infrastructure needs to include
a new relief Road connecting to the A61 at the Bypass
roundabout or further south or a Western Bypass. More
traffic cannot be left to come through Ripon.

B4

•

reinstatement feasibility
study.

2004 study, although given
the years that have passed
and the changes to the
strategic approach to railway
investment this needs
updating and is the reason
that this piece of work is
proposed.

Proposes that a new relief
road connecting to the
bypass is required.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Highways List

71

B5 Leave the Rugby and Football club fields where they are,
sports facilities right in the City Centre used by both adults
and many children. The Rugby Club have invested many
thousands in developing their facilities.

B5

•

Does not support the
relocation of the rugby
and football clubs.

71

C1 A pressing need for more car parking, do not think a
multi storey car park is likely. Why not a park and ride from
the City boundaries both north and south on the A61?

C1
Project
C4

•

Proposes park and ride
schemes at the north and
south of the city on the
A61.

72

Policy C.1 Ripon City Centre - Market Place Quarter
Victoria Grove Car Park Hotel/ Retail Development
Proposal:

C1 D3

•

Does not support
proposals for retail / hotel
development on the

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The City Plan Team do not
have sufficient evidence
currently to justify this as a
planning policy but have
identified carrying out a
feasibility and viability study
as one of the complementary
projects.
Noted
The City Plan Team know that
independent consultants
have identified the need for

STRUCTURAL Impact on existing Victorian terrace properties
i.e. increased construction traffic; foundation/ exploratory
excavation in a gypsum solution area.
ENVIRONMENT Contravention of present weight and
emission level legislation. Residential Amenity - impact on
social and physical environment for families and visitors.
Victoria Grove classed as a Conservation Area. Challenge to
attendance and accessibility for existing long running social
events and meetings. Larger retail outlets/ hotel present a
significant increase in noise and waste pollution. Loss of
privacy.
CONGESTION Residential properties will have no additional
parking alternative - already an issue on city event/
weekend/ race and market days. Increased traffic hazard
for elderly/ disabled church congregation/ tourists; youth
club/ organisations; arts and community organisations.
Potential re-allocation of well utilised disabled parking on
Moss Arcade. Significant development on a relatively
secluded minor tributary to Market Square.
FINANCIAL Loss of car park will remove valuable income
stream for Harrogate Borough Council's local area
investment. Introduction of larger retail units not
conducive to Market Square environment - many smaller
units vacant.
ALTERNATIVES Limit increased development. Incorporate
an open area more conducive to retaining and attracting

Victoria Grove car park
site.

more comparison retail
floorspace in Ripon and that
hotel operators are looking
for sites. Having considered
the sites available in the city
centre, the City Plan Team
consider that this is the best
available and that the issues
identified can be addressed
through the development
control processes.

72

tourists/ families and visitors within the Market Square
vicinity.
Regulate delivery and waste clearance times. Channel HGV/
Service vehicles through North Street from by-pass, (limit
HGV movement through Allhallowgate/ Victoria Grove
residential area.

G1

•

Proposes amendments to
the current highways
arrangements.

72

Introduction of Resident Only Parking or Resident
Designated Parking in existing car parks.

N/A

•

Proposes changes to the
car parking operational
arrangements.

72

Park and Ride service from outskirts of the city.

Project
G1

•

Proposes park and ride.

72

More relative site for hotels along bypass (Morrisons,
Wolsey and racecourse entry road to city).

D3

•

Suggests bypass location
for a new hotel.

Noted
The City Plan Team through
this policy promotes a review
of a number of traffic
schemes including changes to
the existing network and new
roads.
This is not a matter for the
City Plan, but it should be
addressed with HBC Parking
Services.
Noted
The City Plan Team do not
have sufficient evidence
currently to justify this as a
planning policy but have
identified carrying out a
feasibility and viability study
as one of the complementary
projects.
Noted
The City Plan Team, having
studied the requirements of
hotel operators, are

73

I wondered about plans for the vacant HMRC building at the D1 D3
back of the college site for a hotel or premier inn type
facility or for a park and ride location.

•

Suggests the former
HMRC building for a new
hotel.

73

I am concerned about the number of vacant shops eg North
Street and the viability of local business / independent
shops when there seem to be some very greedy and
manipulative landlords who control several properties but
are out for themselves which is at the detriment to
supporting shops and businesses to grow. How can fair
rents be agreed in such circumstances?

C1 C3

•

Suggests that landlords
and rents are the issue for
local / independent shops
and their viability

73

What proposals are there for the choir school? - this is a
good location for a small hotel.

D3

•

Suggests that the Choir
school site is a good
location for a hotel.

proposing both a city centre
location and two that are in
close proximity to the bypass.
Noted
The City Plan Team have
considered this long-term
vacant property and are
proposing the protection and
enhancement of existing
employment areas such as
this on College Business Park
to support the wider business
economy (policy D.1).
Noted
The business models of
landlords are not something
which the City Plan can
address.

Noted
The City Plan Team, having
studied the requirements of
hotel operators, are
proposing both a city centre
location and two that are in

73

I really hope there is no change of use for the Spa Hotel and
feel the Spa Baths could provide a location for spa type
activities (although parking is always tricky there).

D2 C5

•

Suggests that Spa Hotel
shouldn’t be used for
other purposes and that
there are opportunities to
link it with the Spa Baths.
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It would be nice if scruffy take aways could be limited and
more places like Wrens be supported so there is something
different for visitors to see.

C1

•

Suggests that take-aways
should be limited and
independent retail
supported.

close proximity to the bypass
that we believe are more
attractive investment
propositions. Residential
planning permission has
recently been given for the
site.
Noted
The City Plan Team are
proposing a policy to try to
ensure that hotels are not
changed to other uses
without there being evidence
of continued use not being
viable. A future use for the
vacated spa baths building
will be an important
consideration in any
redevelopment of this site.
Noted
The City Plan Team
considered the issues in
relation to this, but any such
policy would be in
contravention to the National
Planning Framework.
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The plan seems a very thoughtful and thorough one and it is
no doubt difficult to balance all the priorities but I think it
provides a really good start. I moved to Ripon one year ago
and I love it here! Good luck!
We desperately need to make Ripon more 'walk friendly'
with footpaths from the north to the south side of town eg
from Kirkby Road to Clotherholme Road would reduce the
use of cars for short journeys - particularly with
schoolchildren. There are other areas like from Harrogate
Road to Clotherholme Road where children currently cross
the Hell Wath - which is unlit in winter and 'unsafe'
(perception maybe?). Proper footpaths please.
We could also do with pedestrianisation of Skellgate /
Westgate area to avoid the queues and pollution on that hill
outside HSBC?

General

•

Supportive of Plan.

Noted

G2
Project
G2

•

Suggests a number of
schemes to make Ripon
more walking friendly.

C1

•

Suggests the
pedestrianisation of High
Skellgate / Westgate

Use of another route for traffic around Ripon centre? eg
Mallorie Park Drive through to Clotherholme Road?

B5 G1

•

Suggests Mallorie Park
Drive to Clotherholme
Road link road provides

Noted
The City Plan Team have
included both a planning
policy to encourage
improved accessibility and
permeability and a project to
look at better connectivity
across the city.
Noted
The City Plan Team have
identified within the Market
Place Quarter policy the
Market Place / Westgate
Improvement Area. This
could potentially be
considered as part of the
environmental
improvements.
Noted
The City Plan Team
understand that the rugby /
football clubs are constrained

another route for traffic
around Ripon centre
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Also need safe cycle routes as many cyclists travel down
Kirkby Road towards Grewelthorpe on high speed bikes the road is narrow, the footpaths are narrow and too small
for the size of vehicles (buses / Lorry / farm machinery /
tractor etc) that come into Ripon through Kirkby Road - I've
seen near misses and felt the touch of large vehicles when
I've been on the footpath walking my dog!

G3
Project
G3

•

Suggests the need to look
at Kirkby Road as part of
the approach to cycling.

by their current sites and
wish to support them should
either decide that they wish
to relocate to allow
expansion in the longer-term.
The approach of the City Plan
is to propose what should
happen in the best interests
of the development of the
whole city IF either were to
decide to relocate during the
life of the Plan (to 2030) and
it is thought that this would
be an opportunity to put in
place a new link road.
Highways List
Noted
The City Plan Team approach
proposes that financial
contributions will be sought
towards the preparation and
publication of a Ripon City
cycle strategy and
programme of works. This
strategy will identify the
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Finally, please can we have more affordable homes - I'm
renting and can't afford to buy, yet I love living here, and
contribute to my community in many ways. I want to stay.

N/A
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P21 Grid 43100 / 43200, 47300 / 47200 I should like to
A4
thank profusely all who have taken the time and the trouble

•

Suggests the need for
more affordable homes

•

Grateful for amendments
to the plan and suggests

location of off-road cycle
paths and co-ordination. and
integration with measures to
be provided within existing or
new public highways. This
could be considered as part
of these proposals.
Noted
The City Plan Team have
reviewed the proposed
approach by Harrogate
Borough Council in relation
to affordable housing and
believe that this approach is
appropriate to Ripon. As the
amount of affordable
housing is a percentage of
the total amount of
development on a site, our
approach to mixed-use
regeneration areas and
windfall housing sites would
expect to deliver affordable
housing for the city.
Noted

to investigate and redefine the position of my house and
half of my property out of the flood plain and within the
Ripon Development Area. I really appreciate the effort that
has been taken seeing as, I understand, many of the helpers
for Ripon City Plan are working voluntarily.
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I don't know if it matters, but although the Department of
the Environmet have constructed as access road to Pottery
Fields form River View Road (as per plans approved by HBC)
on the dafe side of their Flood Defence Bank, it is still
featured as being in the flood valley. Should this be changed
or is it immaterial considering that the River View Road
which is protected by the D of E bank is also registered as in
the flood zone?
P22 Grid 43700 near top St Wilfrid's Community Centre
N/A
I, as a member of the committee involved, should
respectfully like to draw your attention to the area close to
the Catholic Church and presbytery, situated at the junction
of Coltsgate Hill and Trinity Lane, which is labelled as St
Wilfrid's RC Primary School, this being situated on the
perimeter of the property against the Yorkshire Timber
Company. The RC Primary School and nursery was moved a
while ago and is now situated on the Spa Hotel end of
Church Lane. The former school, being a historic building
and worthy of preserving, is in the process of being
renovated with the help of grants and by volunteers, for use

•

that further changes may
be needed to the flood
zone as a result of the
work carried out.

Before publishing the draft
Ripon City Plan, the City Plan
Team were able to access
more up to date data from
the environment agency
showing the flood zone 3b
area.

Suggests that the map is
incorrectly labelled.

Noted
The City Plan Team is using
an Ordnance Survey base
map for showing the policies
map and city centre inset
policies map. The map will be
updated by Ordnance Survey
over time as they carry out
reviews.
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as a Community Centre for Ripon. Although the renovation
is not yet complete, we are awaiting further grants, there
are already groups in Ripon taking advantage of its facilities.
HBC has granted planning permission for a new and larger
kitchen to be built, this will give greater scope for its use for
the benefit of Ripon. I hope this information is helpful to
you.
I would support the plan if additional emphasis is placed:
Within the draft objectives, Point One notes "the meeting
place of choice for Ripon residents and visitors". There is no
mention of the hinterland which I see including Masham,
Dalton, Boroughbridge and Burton Leonard.
The draft provides an admirable wish list of improvements
and perhaps in the detailed plan there are mechanisms to
achieve one or all of these?

The thing I would most like to see is developing Ripon as a
pull for young people and families. The market is always a
huge draw for the town but having it effectively only one
day a week is extremely limiting. If it operated on more
days it would attract more people to the town centre. The
market should draw from the hinterland as well as Ripon.

Vision

•

Suggests that vision
should include reference
to serving the hinterland.

Delivera
bility

•

N/A

•

Queries whether there are Noted
The draft Ripon City Plan as a
more detailed delivery
Neighbourhood Plan contains
mechanisms.
planning policies. It is a
framework for encouraging
public and private sector
investment and
development.
Noted
Suggests that the market
needs to operate on more Although the City Plan cannot
deal with management and
days to attract people
operational issues such as
from the hinterland.
the market, there is work ongoing as part of Ripon City

Noted
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The market place should develop its potential in new ways:
investigation should be given to self-funding events and
daytime and evening educational and social purposes.
Rather than your suggestion after relocating the coach park, C1
I would like to see a multi-storey car park (possibly with
retail on the ground floor) and hotel accommodation placed
somewhere else in the city.

You can look to the future but the need for the current and
foreseeable future is that the number of cars is ever
increasing and Ripon does not currently have sufficient
capacity. City elders will know they can always find a

C1
Project
C4

Council’s City Development
Initiative to look at
opportunities such as this.
•

Suggests that retail, hotel
and car park should be
located elsewhere within
the city rather than on the
coach park site.

•

Suggests that there aren’t
sufficient car parking
spaces.

Noted
The City Plan Team have
looked at the suggestion for a
site for new retail
development put forward in
the Peter Brett Associates
2014 Retail Capacity Study;
the requirements of hotel
operators and also land
available in the city centre.
We believe that there is
strong evidence that the
Victoria Grove site is the best
available subject to being
able to relocate the coach
parking and continued
dropping off within the city
centre.
Noted
The City Plan Team have
identified the need for
parking improvement as part

parking space but just think of the potential thousands of
shoppers who no longer come to Ripon because they rightly
or wrongly think parking is so difficult.
76

I cannot see your reason for encouraging ever more cafes
C2
and eateries into the city centre. If you want better or lower
quality or a greater range this is more changes to the offer
rather than needing more.

•

Suggests that the reason
for more flexibility on
building use is not obvious

76

It would be pleasing to see a vibrant team seeking
implementation of the proposals for hotel sites and
hospitals etc.

•

Suggests the need to
support implementation
of the hotel and hospital
proposals.

C1
Project
C1
C5
Project
C6
D3

of Policy C.1 and have also
suggested the need for
further feasibility work as
project C.4.
Noted
The City Plan Team are
seeking to ensure more
flexibility to the use of city
centre premises in line with
the vision; in order to reflect
modern retail and leisure
expectations and to ensure
that premises are not
unnecessarily kept vacant
when other types of
businesses are interested in
using them.
Noted
The draft Ripon City Plan as a
Neighbourhood Plan contains
planning policies. It is a
framework for encouraging
public and private sector
investment and
development. This is
supported by suggested

project work to encourage
delivery.
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.
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I would also like to see city elders ask government if a train
line can be placed into the city to compensate for the army
leaving and to give Ripon the infrastructure to move ahead.
A good starting point for this discussion would be ----------- I
would have thought.

G5
Project
G4

•

Suggests that railway
reinstatement is an
important infrastructure
project.

77

Whilst I agree with much of the plan, I am concerned about
the increase in public parking in the centre of Ripon. I
understand that lack of parking is seen as a disincentive for
those considering a visit to Ripon however the city does not
have the infrastructure to manage more traffic. It would be
preferable to look to a park and ride scheme and to
encourage maximum use of the public transport available
plus supporting more.
I doubt that the railway we come to Ripon though I think it
is an important aspiration however the site for the station is
on the flood plain. This seems unwise.

C1
Project
C4 G1
Project
G1

•

Suggests that park and
ride would be preferable
to more car parking

Noted
The City Plan proposes that
both additional car parking,
new highways and park and
ride need to be explored for
the future development of
the city centre.

G5
Project
G4

•

Suggests that delivery of
the railway is unlikely but
an important aspiration

Noted
The City Plan identifies a site
on the edge of the flood

77

and queries the site
shown.
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I am particularly supportive of Policy E.3 regarding support
for self build housing. I must declare a personal interest in
this matter as we are considering just such a project. Whilst
agreeing with your proposal to reserve self build capacity
within residential developments; I would also like to see
encouragement for self build developments on smaller
plots, particularly on brownfield sites within the city.
I am also particularly supportive of the desirability of
railway reinstatement. Apart from the self-evident benefits
of local travel to Harrogate, etc, as someone who travels
frequently for business, a rail connection to York and Leeds
in particular (with connectivity to the east coast mainline
and airports) would be of considerable use.
See Persimmon Homes
See Strutt and Parker
I do not agree with the proposal for a road scheme which
cuts through Ripon Rugby Club. This is an unnecessary
appropriation of the Rugby Club land, which will result in a
further decrease in outdoor sports facilities. Ripon Rugby
Club is of great importance to both adults, youths and
junior players of the game and as such should be

plain, but this would need to
be subject to further work
including the identified
railway reinstatement
feasibility study.
Noted
The City Plan considered the
approach in relation to this
policy and feels it is
appropriate.

E3

•

Supportive of the
proposed approach to
self-build housing and
suggest that this should
be encouraged on other
and smaller sites too.

G5
Project
G4

•

Supportive of railway
reinstatement.

Noted

B5 G1

•

Not supportive of the
proposals for a new road
through the rugby club
site

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is

encouraged. It is also a valuable social centre for members
young and old and it's all round importance can not and
should not be underestimated. It's proximity to the City
centre makes it's position easily accessible and engenders a
strong feeling of a place within the city community.
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I feel very strongly that green space should be protected,
whilst fully appreciating the need for new housing. To this
end I am opposed to developing green field sites whilst
there is ample development potential on brown field land.
It is unclear from the published maps where the former
Ripon Cathedral Choir School (which is presently subject to
a Planning Application) fits into the City Plan proposals. I
would welcome information to be made available in this
regard. In light of my comments above, I wish the green
spaces to be preserved and the buildings to be
redeveloped.
It has recently become common knowledge that Moorside
Infants School is being readied for privatisation via the
schools academies route. I wish to voice my concerns at this
early stage regarding any future proposals to sell off the
school playing field for development.
First of all I want to say great work in pulling all the
different elements together to produce the plan, which I
understand has developed over the last couple of years and

F1 F3

•

Strongly supports the
protection of greenspace
and the provision of new
housing on brownfield
sites

N/A

•

Suggests that Moorside
Infants School is to
become an academy.

General

Support for the Plan.

to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
The Ripon City Plan adopts
this approach of brownfield
development first and seeks
to protect amenity and
recreation open space. The
sports fields at the Cathedral
Choir school are proposed as
protected open space.

Noted
The City Plan cannot deal
with management and
operational issues in relation
to education.
Noted
Your comments and
suggestions have been noted.

following an initial consultation (the responses received
document which I have read recently). I was not here for
this initial consultation.
I am a relatively new resident to Ripon, having lived in
Leeds previously, am originally from the wider Yorkshire
area originally but know the North Yorkshire/ Dales area
well, but I have also lived abroad in different countries and
so am able to look at things from an exterior perspective,
and have input from how different towns work abroad. But
I have to add that I due to lack of job opportunities I have
chosen Ripon as a base but work away a lot.
I will make some general comments about Ripon, the
strategy for the future and make some specific comments
on the proposals. If they don't quite fit with the specific
consultation in the way you require they should be
forwarded to other departments to be used constructively.
I chose Ripon as I place to live as it has many good points,
but as has been identified there are various ways to gain
significant improvements. It has potential just needs a big
push to reach where it should be, and as a new resident I
would like to input into this.

Many of them fall outside the
scope of the City Plan but will
be considered and borne in
mind as the projects are
developed.

82

The plan & strategy in general is great and a really good
idea. I like the urban villages idea, and opportunity to
develop individual areas of the city independently which
when put together combine to make Ripon the city you and
the residents want. Its adds growth to the city in different
areas. To add for the plan in general, I really think you need
to think “outside the box”, something big, modern, bold,
take ideas from abroad, other cities.
TRANSPORT
A strength is that as a small town, small ideas &
improvements can make a significant difference. In that I
mean, and comparing to Leeds, you do not have the chronic
traffic gridlock they have on a daily basis, taking an hour to
travel just a few miles. So this strength should be built on.
The 36 bus is great, and especially for a small city
(compared to other rural towns where bus services have
been continually reduced & withdrawn). But to me
connections to other places should be significantly
improved, and this could be relatively easily. Connectivity is
one of the keys for Ripon to develop & be the city you and
its residents want It to be.
Thirsk station is a 15 mins drive away with mainline direct
connections To York in around 15 mins (very cheap fares
with Grand Central), Leeds, Manchester, as well further

General
G5

•

Suggests a number of
ideas in relation to
transport

Noted
Although the City Plan as a
Neighbourhood Plan dealing
with land, premises and
development can have
limited involvements with
management and operational
issues in relation to
transport, your comments
have been passed on.
Project G5 Bus Connectivity
Improvement Plan will
develop proposals for the
improvement of the current
bus services to benefit those
residents less well connected
with the city centre.

south to London. As well as northern connections to
Durham, Newcastle & Scotland.
I really can see no reason why there is not a shuttle bus to
Thirsk station to connect with trains are scheduled arrival &
departure times. Better connections like the 36 bus to
Thirsk/ (maybe York but if links in with train at Thirsk ok),
Skipton, Otley (40 mins), Leeds Bradford Airport 45mins.
You are only 45 mins (and can avoid busy Harrogate) from
an international airport. Improve buses to Northallerton (25
mins away).
With these better connections more people would choose
to live here to go into York or other places for day trips,
evening and be able to return, or work in different places
like York more easily, or when more jobs are created in
Ripon to work in Ripon and travel for leisure or business.
As a mentioned before a good strength of Ripon is it’s
relatively rural location doesn’t get clogged in traffic and
fast access to Harrogate, Leeds/ Bradford airport / NW side
of Leeds, and NE part of Leeds via A1, York.
If don’t get reinstatement of train line (which would not
happen anyway for a very long time), MUST improve bus
links, new proposed Leeds hub parkway station at
Micklefield, from Ripon with a bus, you could be there in

82

35-40 mins via A1, with good onward access to large
amount of jobs in Leeds. This should really be promoted to
businesses/ tourists. It really is a must for tourists in/out of
Ripon, residents & prospective residents & businesses (to
know there are good transport links local/ wider
area/nationally/ internationally via airport), and this should
be marketed.
If not a standard council subsidised service by a private
company, then a community run bus with fundraising in
other ways by local business/ residents. Other consultation
comments I have read, about shuttle bus to join up Ripon’s
outlying attractions (Fountains, Racecourse, Newby,
Brimham Rocks, racecourse). Market these attractions from
city centre
Improve bike connectivey – good idea in plan, cycle paths
etc, city bikes to use. Make bike trails inventive, arty, with
pictures on way of attractions leading to etc.
What is Ripon’s Unique Selling Point- Gateway city to Dales?
Etc. It needs to develop an identity different/ to
complement neighbouring York, Harrogate. For me it’s
scenic rural setting, preserved walkable city centre, green &
outdoor spaces, leisure amenities, canal, racecourse,
Fountains proximity, small town appeal, cafes. But it needs
to define, create, and market a more specific or several key

N/A

•

Suggests improved bus
services.

We have noted your helpful
and detailed suggestions but
as they fall outside the Parish
boundary cannot be included
in the City Plan.

82

82

identities. What do people or would people come to Ripon
for? Could it become a city of art & culture? Build a theatre
venue.
Various cultural events use the market square: more
markets, choirs/ bands (traditional & modern) performing
in the square each weekend. It needs to become vibrant
and give people more reasons to come, and something
different to other places, have a sing-a-long music session
etc.

As I said an asset its outdoor spaces, as I have seen
mentioned develop a sporting village. But think “big” not

C1

•

B3

•

Suggests cultural events in Noted
The City Plan Policy C1 states
the Market Place.
The Market Place is the
central meeting place from
which Westgate provides the
link with the Spa Quarter.
Regeneration of this area will
be assisted by upgrading and
enhancement of the public
realm, management of space
for events and markets and
outside extension of
premises in A3 use for the
regeneration of the Market
Place. This approach also
gives direction to other
regulatory codes and byelaws approval which may be
required for the use and
enjoyment of the meeting
place.
Approves idea of sporting Noted
village.
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just run of mill facilities, something for national events/
training, input from Leeds Beckett, Horsforth Trinity sports
orientated unis.
I don’t know the history but think it’s a tragedy original
college closed, and even more so that it was developed into
flats, and not put to community use for other education/
cultural/ business to improve the city.
Housing is not everything, people need jobs first & be
educated to develop skills for the jobs. Don’t make the
same mistake again with the Barracks sites. It seems you
are not but make sure otherwise the city will die.
To me the barracks, should be developed (subject to its
layout & buildings) mainly into an education facility,
cultural, business centre (or military museum ect retaining
its historical army use) as its primary purpose (housing
comes second).
Ripon doesn’t have a strong economy to attract people. You
really need to attract businesses & young people (school
leavers/ professionals/graduates), as well as tourists with a
museum/culture centre and provide for current residents.
Develop a new college that takes into account Ripon’s
already strengths (army connections, agricultural college,
outdoor sports & activities, beer & brewing, food & drink
catering courses / fine dining using local produce), if not a
brand new separate college an outpost of an existing

N/A

B3 B4

We are unable to address
past decisions.

•

Suggests uses for the
Barracks

Your comments have been
noted.
The area of the military
estate will be on opportunity
for a comprehensive
redevelopment as a
Regeneration Area. A
masterplan needs to be
prepared by Harrogate
Borough Council, Ripon City
Council and the Defence
Industry Organisation.
The Barracks will be a major
brownfield site, but the
policy also states that the
Regeneration needs to
include reuse of good quality
buildings for a range of

university/ college (York, Askham Bryan, Leeds Beckett
(Sports orientated), Harrogate). Leeds based unis have
enterprise incubation facilities renting out office space of
start-ups & with business mentoring, develop links with
them to promote business park facilities here.

business, educational and
community use.

Strengthen links with similar cities/ towns in wider area,
country, or abroad, twinning activities. As a start promote
joint or cross events or work more in conjunction with
Thirsk (only 20 mins away).
See this cross border network (the 4 towns in Luxembourg/
Germany/ France border regions) that work together to
promote joints events and events in each others cities.
http://www.quattropole.org/en
http://www.quattropole.org/fr
(Thirsk, Knaresborough, Harrogate, Otley, Northallerton,
Richmond etc.)

Noted
Falls outside the remit of the
City Plan.

•

B2 D3

Auction Mart site & pub – yes needs redeveloping urgently
– but not houses, cultural/ green space site
Good idea- develop cafes & events on market square (get
inspiration from towns especially abroad- see how they do
it in France, Belgium, Germany), like I said before music in
market square.

Suggests links with other
districts

Noted
•

Project
C2

Agrees but as a green
space

If Ripon is the Cathedral city & gateway to the Dales, Make
it that! Big continual art exhibition in Market square huge
photos/ posters/ paintings of surrounding dales area,
photos of Fountains and other very close and further away
Dales locations. Display changing once a month, make
something interactive activities for children. Think
inventive.
Bike stands to rent bikes to go down to canal or photos.
Racecourse – underused I think, provide shuttle bus from
city centre, add value/ diversification for Racecourse of
regular weekly events gatherings/ promote, music venue ,
bands, sporting events, 10km runs. Conferences or large
scale events – but different more unique ideas than
Harrogate, bringing people into the area. See
http://festivals.lcto.lu/en/summer-in-the-city/main-page
Due to Ripon’s proximity to Dales, linked to what I said
before use that, maybe I should of added talking about
barracks, create some attraction with animals on barracks
site for children as part of a Dales Museum etc or on
Auction Mart site. Linked to education for school children/
new college for animal related courses. Local farms to
sponsor or promote. Middleham has its horses, make
something for Ripon.
Promote canal/river attraction (canoe events), I’ve seen
canoe trips there, but needs PROMOTING to residents &
potential visitors. Boat trips. Sporting village incorporate

Noted
•

Provides a comprehensive
list of ideas for the
promotion of the City

watersports (build new/ or link into river/ canals). Animate
canal area with events. Get young people involved from
local schools (what improvements they want) Use town hall
for events/ exhibitions
Link to nearby Masham breweries, tasting events every Sat
mkt square. Cathedral beer festival was great, develop on
this idea – other ideas & events, diversify (but must be
promoted right – associated day before food festival not
promoted right)
Promote Lightwater Valley as part of Ripon package– what
does the name mean? Why not Ripon Adventure &
Amusement centre or at least incorporate Ripon into the
name?
Think “Brand Ripon”. Promote it from city centre as an
attraction & vice versa (promote Ripon city centre at other
nearby attractions from Fountains, Racecourse etc).
Ripon needs core identity & core attractions, core
businesses Reason I like Ripon not boisterous like Leeds/
hen Parties problem in York. We need to market it in right
way to right people, nightime ecomony needs to improve
restaurants, food & drink, but good its not like Leeds city
centre on Sat night, but it does need more vibrancy.
Maybe promote links to other northern cities (further
away), Northumberland/ Scotland – twinnng, or get ideas
from them Promote river based events North side and Ure
bank top

D3

•

Favours development of
Hotel

Noted

Needs good signage from A1, and promote what it has from
a distance.
Covered market
Development of hotels – great idea. Think this would really
help
Quality of life/ green rural/ relaxed environment
Outdoor summer sports racecourse summer event
Outdoor exercise market place or other area with
instructor– etc. think different!
Ice skating/ Christmas or all year as part of new leisure
facility (to bring people in- think big)
Cycle paths to canal/ fountains/ walk (attraction on way for
children)
Animals in canal basin
Spruce up city centre) older or disused buildings)
Enterprise/small business culture/ Business park on
barracks site or close to A1, promote Ripon from there as
well
Develop entrance corridor A61 or Racecourse, photos of
Ripon/ sculptures/ Scaled down model Fountains or Ripon
Cathedral or roadside, signs for pubs restaurants, hotels
“Ripon – Dales business/enterprise city of arts & culture,
food & drink” or something similar- needs slogan to
promote and give focus and to work on.

C5

•

Suggests site for Hospital
development/cultural
activities

Noted

Spa baths – I read keep façade and rest to hospital or if
hospital closes – housing – NO. Hospital/ Baths area would
be great for cultural activities/ conference/ learning centre/
community hub.
Wine festival – everyone seems to have beer festivals these
days, how about a wine festival in market square or at
racecourse, sponsored by majestics (promote wines from
different countries, showcase wines from abroad, invite
producers from different countries, education process of
wine making etc. Inspiration Moselle/ Rhine valley around
Luxembourg/ Germany area I know well.
ust ideas, various multitude of other events possible.
Promote links with colleges & universities, schools (get
groups to come here – schools educational visits, university
students say on a Sat from Leeds or York, Harrogate, music
orientated to sing, dance, performers, sports students
organise mini sports events for children, agricultural,
agricultural students, middleham horses & riders,
entreprise university hub businesses from Leeds, volunteer
groups, associations & charities (this happens a lot abroad
in market squares not mainly for what we think as tin
rattling fundraising but mainly to promote awareness with
displays/ info etc, educate. , Plenty of other ideas to be
considered to increase vibrancy, numbers of people &
younger people ).

83

83

Not only is this developing cultural events it is bringing in
much needed younger people & creating vibrancy
For me key: - businesses, jobs, young people/ professionals,
education facilities, leisure, hotels, marketing, culture &
arts, food & drink, connectivity & transport, “think
different” & modernise
I realise some of my comments may not be so specific a
response to individual details in the plan but plesae take
them on board where appropriate or pass to the areas they
concern.
I just wanted to give my input to improve the city and from
a new resident perspective, and someone who appreciates
the area but has seen how towns work in other countries. It
may not be so co-ordinated but at least I have contributed.
Generally I think the plan shows it has been well researched
and then reacts well to the various needs and opportunities
that Ripon has. Amongst those covered but which I feel
require special emphasis are:
Rail - removing this link was a cruel blow as it can clearly be
seen that in spite of the criticism the private operators
often attract, passenger numbers continue to grow. Once it
is all electrified rail will be the greenest way to travel fast
and when Leeds receives HS2 then a rail-linked Ripon could
be just over 2 hours from the capital and beyond. It won't
be cheap though and the best route available must be
safeguarded now until the money can be found.

General

•

Supports Draft Plan.

Noted

G5
Project
G4

•

Supports railway
reinstatement.

Noted

83

The others are hotels (I believe a brand such as Premier Inn
or Holiday Inn Express is required in the mix;

D3

•

Supports the need to
attract a hotel.

Noted

83

the swimming pool is a no-brainier

F7

•

Supports the approach to
the swimming pool.

Noted

83

Finally all of the road opportunities.

G1

•

Supports the approach to
new roads.

Noted

83

Not sure we are big enough for Park & Ride

Project
G1

•

Queries the viability of
park and ride.

83

It would be great to pedestrianise the Market Place as long
as it didn't drive tourists and local shoppers away.

C1

•

Supports
pedestrianisation of
Market Place as long as it
didn’t have an economic
impact

84

Road needed between Palace Road and Kirkby Road to link
with Galphay lane!! Which would - help connect Claro
barracks

G1

•

Suggests extension of
proposed road link to

Highways list
Noted
The City Plan Team have
suggested that further work
needs to be done on this to
establish feasibility and
viability, and therefore have
proposed a project to
consider this.
Noted
The draft Ripon City Plan
proposes that environmental
improvement projects are
needed in the Market Place
Quarter.
Noted
The draft Ripon City Plan
does not support this

connect Palace Road and
Kirkby Road.

84

What does special Landscape area mean? This land floods
on a regular basis. Does it mean to be left alone?

A2

•

Queries the meaning of
special landscape area.

84

What is red box at Ure side of bypass op. marina way. No
building here!!

G5
Maps

•

Queries the map.

proposal as we do not
believe that it is feasible or
viable without large scale
housebuilding on land
adjacent to this new road.
Noted
The Special Landscape Area is
designated by Harrogate
Borough Council. Our
approach to this is set out in
policy A.2.
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.

84

More employment areas needed and small business
workshops.

B1 B2
B3 B4
D1

•

Suggests more
employment areas
needed and workspace for
small businesses

84

What about Land below Morrisons next to bypass (nothing
marked). Good road for employment area.

D1

•

Queries the approach to
the employment land
adjacent to the Morrisons
site.

84

Gypsom areas should only be on map with solid proof, a lot
of areas inside green line are not affected.

A6

•

Suggests that only solid
proof should be used to
define gypsum areas.

Noted
The draft Ripon City Plan
proposes that
redevelopment of Bondgate
Green, Ure Bank and
Clotherholme military estate
should all include business
premises. Furthermore, it
seeks to protect a number of
current employment sites
from other uses.
Noted
This is highlighted on the
policies map as a
development area in the
adjoining parish as the
designated Neighbourhood
Area (the area to which the
Neighbourhood Plan applies)
has been designated as the
Parish of Ripon.
Noted
The draft Ripon City Plan
adopts the Harrogate
Borough Council approach
and uses the maps which

•

Suggests comparing Ripon
with Thirsk’s
development.

G1 Why not open Borrage lane with minimal expense rather G1
than construct a new road with the fact that the entrance
to it will be blocked most of the time by traffic waiting at
the lights. This would also take off traffic from Mallorie
Park Road. Borrage Lane could be made one way from the
bridge (Harrogate Road) to High Cleugh
C5 Trusting that any changes will not mean that the
C5
hospital closes. Even while work is going on, as that leads to
the habit of places not re-opening.

•

Suggests re-opening
Borrage Lane rather than
a new road linking
Mallorie Park Drive and
Studley Road.

•

Hopes that the hospital
will not close.

C4/C1 The obvious place for more parking is a multi level
car park at the back of Sainsurys.

•

Suggests additional car
parking at the rear of
Sainsbury’s.

84

Please take a close look to see how Thirsk has developed /
puts Ripon to shame!!

85

85

85

General

C1
Project
C4

identifies zones which
represent the greatest risks
of known ground stability
issues.
Noted
The Ripon City Plan seeks to
put in place an appropriate
framework for the long-term
development of the city
informed by our particular
circumstances.
Noted
Highways List

Noted
The draft Ripon City Plan
outlines a number of
scenarios should either the
swimming pool, the hospital
or both relocate.
This is proposed in the draft
Ripon City Plan.

85
86

86

87

F3 Put new Swimming pool at Dalamires Lane by Leisure
Centre.
I like most things about most of the options. Having an
overview, a bigger plan is very useful, the details can be
worked out later but getting different schemes to integrate
for the overall benefit is most important. More working
together, less selfishness would be a welcome change in
Ripon.
Project B3, Policy B3 & B4 I think that it is difficult to
prioritise beyond achieving the best use of the army camp
site. This is such a fantastic opportunity to improve Ripon, it
must be grasped and decided on quickly. Many of the other
proposals will be helped and made more achievable by the
expansion of Ripon in this sustainable way. More housing,
including plenty of affordable housing and rented. Better
sports and leisure facilities. More employment land.
Improved education options - maybe an agricultural and/or
engineering training college. The town centre will perhaps
be improved by having more residents and more visitors.
The MOD / government should not sell the land to the
highest bidder without getting the best outcome for this
area.
B3 Clotherholme. The redevelopment of the entire military
estate is good, but the new road is vital. It will also be
necessary to extend the bus service from Lark Lane P. Office

•

Suggests new swimming
pool at the leisure centre.

This is proposed in the draft
Ripon City Plan.
Noted

B.3 B.4
Project
B3

•

Supports the approach
suggested in relation to
the barracks site.

Noted

B3

•

Suggests the importance
of new highways and bus
accessibility to the site.

Noted
The draft Ripon City Plan
recognises that a number of
management and operational

F3
General

to the existing camp, especially if a new school is built to
lessen the impact on traffic, especially at school time.

87

B 4 A hotel near to the racecourse and marina should be
considered.

D3

•

Suggests a hotel close to
the racecourse and
marina should be
considered.

87

B2 Ure bank needs tidying up and a new business park
there needs better road access than station road gives.

B2
Project
B2

•

Suggests improvements
needed including better
road access at Ure Bank.

87

C1 Ripon does not need MORE shops, but a better mix of
exist in shops. There are too many hairdressers, nail bars,
charity shops, building societies and estate agents. What is
needed are: - decorative / paint shop(s), good quality ladies
fashions, good household fabric shops to name a few.

C1

•

Suggests that Ripon does
not need more shops but
a better mix.

issues will need to be
resolved as part of proposals
for the redevelopment of the
barracks.
Noted
The City Plan Team have
reviewed the business
models of a number of hotel
operators and also
considered a number of
different sites and believe
that the sites put forward are
the best available in the City
for this type of development.
Noted
The draft Ripon City Plan
suggests the need for a
masterplan to be produced
to look at all of the issues and
opportunities at this location.
Noted
The City Plan Team have
evidence to suggest that
more shops are needed to
expand the comparison retail
offer. As a Neighbourhood

The areas behind some shops and alleyways are often
littered and seedy, not welcoming and attractive. A few
oasis of planted areas with seats would be an improvement
- at little cost. These areas could be redeveloped at a later
date, as and when the need arises.
C3 North Street needs a face-lift!

General

•

Suggests the need for
environmental
improvements in the city
centre.

C1 C3

•

Suggests environmental
improvements needed to
North Street.

87

Footpaths (well lit please) linking Aldi to Allhallowgate and
others would be useful.

G2

•

Suggests the need for a
footpath between Aldi
and Allhallowgate.

87

C4, C5, C6, F6 Spa gardens are a delight and using the Spa
Baths to extend facilities at Ripon Hospital would be an
excellent use. I am 80 year old, without transport, and no
family so to have diabetes, physio, cardio/pulmonary clinics
there would be excellent.

C4 C5
C6 F6

•

Supports the approach to
expanding hospital
facilities.

87

87

Plan, the Ripon City Plan is
limited in management and
operational issues such as
the type of shops.
Noted

Noted
The draft Ripon City Plan
proposes a North Street /
Allhallowgate improvement
action area.
The plan proposes to protect
the existing unofficial path
from Aldi through Princess
Close and the Sharow View
site to Allhallowgate.
Noted

87

F2, F4, H1 Lastly, open spaces and allotments are essential
for good health.

F1 F2 F3
F4 H1

•

Supports the approach to
open space and
allotments.

Noted

87

G 5 I feel re-instating the railway is but a pipe-dream and
the cost involved would be too great.

G5

•

Noted

87

if you wish to attract more visitors to Ripon, more car
parking is essential. The land behind the Station Hotel
would be ideal, especially coaches & a park and ride
scheme.

C1 B2
Project
G1

•

Suggests that railway
reinstatement is not
deliverable.
Suggests more car parking
is necessary and could be
provided at Auction Mart
with coach parking and
park and ride.

87

I have lived here for 30 years and Ripon has had the Bypass
opened, Marshall Way and the bomb-site that was to the
rear of Woolworths improved beyond recognition. Please
continue the good works!
See Ripon Chamber
Pg 03 My issue is with the city centre aspect of the draft
C1 pg 8 New shops: will destroy smaller companys /
independents when larger corporations move to the
facilities. Only chance for larger companys due to 'luxury'
location. Already established shops which will lose trade.

General

Suggests that new shops
will have a negative
impact on existing
businesses.

Noted
The City Plan Team have
evidence to suggest that
more shops are needed to
expand the comparison retail

88
89

C1

•

Noted
The draft Ripon City Plan
proposes the need for more
city centre car parking; the
masterplanning of the Ure
Bank regeneration area and;
a park and ride feasibility
study to look at these and
other options.
Noted

89

Already is areas such as Highland business park where a
C1 /
park and ride system could make it easier to access & bigger Project
floorplan / space for larger businesses.
G1

•

Suggests that College
Business Park could
provide floorspace for
new shops and park and
ride facilities.

89

Already is areas such as Highland business park where a
C1 /
park and ride system could make it easier to access & bigger Project
floorplan / space for larger businesses.
G1

•

Suggests that College
Business Park could
provide floorspace for
new shops and park and
ride facilities.

offer, and this would capture
spend from other towns.
Noted
Highland Business Park has
been renamed as College
Business Park.
The draft Ripon City Plan
suggests that College
Business Park should be
protected and improved to
provide new (non-retail)
business workspace. It is also
suggested that feasibility
work is needed to establish
the viability of park and ride
(Project G.1).
Noted
Highland Business Park has
been renamed as College
Business Park.
The draft Ripon City Plan
suggests that College
Business Park should be
protected and improved to
provide new (non-retail)
business workspace. It is also

89

A hotel & development will push trade away & not enough
travel links to make it a success against Harrogate etc. Also
will devalue properties around that area due to
development disturbances, and late night disturbances with
deliveries.

C1 D3

•

Suggests that a hotel and
retail development will
have a negative impact on
trade.

89

Road quality already poor HGV will only worsen it!

C1 D3

•

Suggests that a hotel and
retail development will
have a negative impact on
the roads

suggested that feasibility
work is needed to establish
the viability of park and ride
(Project G.1).
Noted
The draft Ripon City Plan
proposes this because we
believe that it would provide
a significant economic boost
for the tourism sector and
that operational and
management issues could be
addressed.
Noted
The draft Ripon City Plan
proposes this because we
believe that it would provide
a significant economic boost
for the tourism sector and
that operational and
management issues could be
addressed.
Highways List

89

Lastly the parking is always tough to find spaces especially
on weekend & Thursdays (market day). The loss of spaces
will only worsen this.

C1

•

Suggests that the loss of
car parking spaces would
have an impact.

90

We, as residents of Victoria Grove have concerns regarding
the proposed building of retail units and a hotel (as detailed
in Project C1 Victoria Grove Retail and Hotel Development
within Policy C1 Ripon City Centre - Market Place Quarter)
on the site of the current post office, postal sorting office,
car park and coach park. Although we have no objection to
the building of a new hotel in Ripon, in fact we would
welcome this for the growth of the city, we do not feel that
this location would be most suitable.
Our concerns are as follows: 1) There are a number of
vacant retail units in the City that could be better utilised
before the development and construction of further units.
This will help develop the city and keep the market place a
vibrant location

C1 D3

•

Expresses concern about
the proposed site for the
retail / hotel
development.

C1

•

Suggests that vacant units
should be filled first.

90

Noted
The draft Ripon City Plan
outlines the need for parking
improvements and additional
parking at the Cathedral / St
Marygate car park. This
would more than offset any
loss of car parking spaces at
Victoria Grove.
Noted

Noted
The City Plan Team have
evidence to suggest that
more shops are needed to
expand the comparison retail
offer and believe that this is a
better site as it offers more
opportunities that other

90

90

90

2) Parking is of a premium in the city centre and is already
difficult for residents at busy times such as market days,
race days and weekends. The car park is also used on a daily
basis by a number of community groups which use the
Church Hall at Allhallowgate Methodist Church. The Sunday
congregation of this church are in the main elderly and
would struggle to access the church without the benefit of
the car park. This car park also generates an income to
Harrogate Borough Council which can then be used for local
projects to benefit the community.
4) Loss of the coach park will have a significant impact on
tourists and visiting groups, effecting local shops and
businesses. Groups of children attend workshops at the
Workhouse Museum, the coach Park provides nearby, safe
access to these facilities. Coaches having to park on
Allhallowgate for drop off etc. will cause traffic issues on a
small and narrow road. The coach park is also heavily used
by groups of visiting tourists, many of whom are older and
more frail.
3) Victoria Grove has been designated as a conservation
area. The building of a hotel would significantly impact on
the character of this street and neighbouring Allhallowgate.

C1

•

Suggests that there will be
impacts from the loss of
car parking spaces.

C1

•

Suggests that the loss of
the coach park would
have a significant negative
impact on tourism and
visitors.

C1

•

Suggests that there would
be a negative impact on

potential locations. Existing
vacant units are too small for
the retailers looking to invest
in Ripon.
Noted
The draft Ripon City Plan
outlines the need for parking
improvements and additional
parking at the Cathedral / St
Marygate car park. This
would more than offset any
loss of car parking spaces at
Victoria Grove
Noted
The City Plan Team recognise
that this proposal would
require the identification of
an alternative coach park site
and suitable drop-off
arrangements, which could
make better use of the
current bus station.
Noted
The draft City Plan simply
seeks to allocate this site for

Increased noise with deliveries and increased numbers of
people will impact on this very quiet residential area. There
is also a risk that our homes and those of the bungalows
which face the current sorting office will be overlooked by
the hotel.

the conservation area and
the residential area.

90

4) Increased traffic, particularly of heavy vehicles accessing
the proposed service entrance on Victoria Grove, may have
a structural impact on the road which may in turn have an
effect upon our houses. Also, building work and digging of
foundations etc. for new buildings and the proposed car
park between St. Marygate and Cathedral carpark, will be
close to our properties and in a gypsum area, may have a
negative impact structurally on the area.

C1

•

Suggests that the
construction of the
development could have
an impact on their
property.

90

Alternative proposals. 1) Limiting increased development
in order to incorporate an open area more conducive to
attracting and retaining visitors, tourists and families.

C1

•

Suggests that an open
area would be an
alternative use for the
site.

this type of development.
Proposals for the actual
designs for the development
would need to take a number
of factors into account and
would be subject to public
consultation as part of any
planning permission process.
Noted
The draft City Plan simply
seeks to allocate this site for
this type of development. All
of the factors mentioned
would be taken into account
and would be subject to
public consultation as part of
any planning permission
process.
Noted
The City Plan Team have
analysed a number of options
in relation to a retail / hotel
development and believe
that this is a better site as it
offers more opportunities

90

2) Regulate delivery and waste clearance times in the area,
which are already causing some issue without the
introduction of further facilities. Channel HGV and Service
vehicles through North Street from the Bypass to limit HGV
movement through a residential area.

C1

•

Suggests a number of
traffic management
changes and operational
ideas to limit the impact.

90

3) Hotel, we feel any proposed hotel would be better sited
just out of the City centre, with easier access from and to
the bypass. The empty Wolseley site on Boroughbridge
Road is a case in point. This would be within walking
distance from both the City centre and the racecourse, as
well as being easily access from the bypass.

D3

•

Suggests that other
proposed hotel sites are
better located.

91

Thank you for your production of the City Plan. I strongly
endorse the fact that you want to build on brown field sites
and redevelop historic but unused buildings within the city.

B1 B2
B3 B4
E1

•

Supports the brownfield
approach to housing.

that other potential
locations.
Noted
The draft Ripon City Plan
recognises that a number of
management and operational
issues will need to be
resolved as part of proposals
for this development.
Noted
The City Plan Team have
reviewed the business
models of a number of hotel
operators and also
considered a number of
different sites both within
the city centre and on edgeof-centre locations. We
believe that the sites put
forward are the best
available in the City for this
type of development.
Noted

91

91
91

91

91

The development of the old Cathedral Choir School,
currently subject to a planning application, should be
granted to develop the brown field section, but retain the
playing fields and the triangle of land to the front of the site
which would retain the heritage value of the location. I do
not want to see green site development, unless as garden
infill.
Open space should be maintained as green lungs within the
city.

F1

•

Supports the development
of the Choir school
buildings and the
protection of the playing
fields.

F1 F3

•

Supports the protection of Noted
open space.

Sustainable Development, Protecting the Landscape
Character, Biodiversity and Geodiversity, Managing Flood
Risk and Sustainable Drainage Sustainable Drainage and
protecting the Skyline are vitally important.
The current planning application for land adjacent to West
Lane which would adversely effect the drainage into the
River Skell, should not go ahead.

A1 A2
A3 A4
A5

•

Suggests that sustainable
Ripon is important.

A4

•

Suggests that the
proposed West Lane
development would
adversely affect drainage
into the Skell.

In light of the proposed reopening of the road through Claro B5 G1
Barracks, I can see no reason for a new road which would
destroy Ripon Rugby Club.

•

Noted The draft Ripon City
Plan identifies the playing
fields as protected open
space.

Noted

Noted
As a current planning
application, the developer
will be required to provide
appropriate information
about the impact of their
proposals.
Noted
Suggest that the Mallorie
Park Drive / Studley Road The draft Ripon City Plan
proposes that the Highway
link is not required if the
road between through the Authority should investigate
a number of schemes.
military estate between
Kirkby Road and

Clotherholme Road were
reopened.
91

The Club does not want to move or have the land
developed.

B5

•

Suggests the rugby club
does not want to move.

91

Then proposed road would do little to "reduce congestion
in the city centre"

G1

•

Suggests that the Mallorie
Park / Studley Road link
would do little to reduce
congestion.

Noted
The City Plan Team
understand that the rugby
club is constrained by their
current site and wish to
support them should either
decide that they wish to
relocate to allow expansion
in the longer-term. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either were to
decide to relocate during the
life of the Plan (to 2030) and
it is thought that this would
be an opportunity to put in
place a new link road.
Noted
The draft Ripon City Plan
proposes that the Highway
Authority should investigate
a number of schemes which

would include looking at the
impact of this proposal.
92

I wish to comment on Policy C1 Ripon City Centre - Market
C1
Place Quarter. I am very unhappy about the proposal to
build a retail and hotel premises on the grounds of the
sorting office, Victoria Grove car park and coach park. My
objections are for the following reasons; There would be a
massive, negative impact on residents. Have the structural
implications being thoroughly examined? I believe there
was a problem in the past with HGVs causing damage using
the road so I can only imagine the impact of extensive
building works would be much worse. This might damage
existing structures. There would be increased traffic with
a negative environmental impact and it would be very
detrimental to those of us who have our homes here. The
social and physical environment would be so significantly
altered for the worse for residents. The addition of retail
and hotel space would increase noise and traffic and alter
the character of the area from a good mix of residential and
commercial to overwhelmingly commercial. This would
entail increased traffic, noise and a real loss of privacy.
Access for vehicles would possibly be up Allhallowgate
which is already often congested. Increased traffic would
be damaging on this road too. It is simply not designed for
HGV usage. If Victoria Grove is to be the service access
then I would assume we will be subject to delivery trucks

•

Against proposal for retail
and Hotel development of
Victoria Grove and
concerned re loss of
residents’ parking and
increased noise.

Noted
The draft City Plan simply
seeks to allocate this site for
this type of development.
Proposals for the actual
designs for the development
would need to take a number
of factors into account and
would be subject to public
consultation as part of any
planning permission process.

*

arriving at all hours and increased levels of noise and
disturbance from hotel guests. Victoria Grove is a
Conservation Area. How can the proposed development be
consistent with this status? The car park and coach park
are well used spaces. Parking in town is already difficult so
the loss of these spaces would have a massive impact. One
would also assume a significant income stream would be
lost to HBC if the car parks were to go. Residents already
struggle to park near their homes so if this parking were to
go all local residents in the area would be in an impossible
position trying to find somewhere to leave their vehicles.
The car park is also well used by those visiting the
Methodist Church, where would these people be able to
park? Is more retail space really needed? I would like to
see more resources put into developing and improving
existing properties not just building more space to
eventually stand empty or be occupied by another charity
shop or low end retailer. Is more hotel space necessary? If
so, what type?
There is a lot of land on the outskirts of Ripon that could
house a hotel. If placed further out it would not have the
negative impact outlined above but magic also serve the
Racecourse better and be convenient to business traffic
coming off the A1.

D3

•

Suggests Racecourse
alternative site for Hotel

Noted
The City Plan Team have
reviewed the business
models of a number of hotel
operators and also
considered a number of

different sites and believe
that the sites put forward are
the best available in the City
for this type of development.
93

93

93

We support: Policies A1 to A6, B1 to B4, B6, C2 to C4,C6 &
C7,D1 & D2,E1 to E3,F1 to F7,G1 to G4,H1 to H7 and also:
Projects B1 to B3,C2 to C7,F1 & F2,G1 to G3 and G5,H1 to
H3.
Comments:
Policy B5: All of the land between Mallorie Park Drive and
Studley Rd. should be maintained as an open, green space.

Policy C1: We do not see the need for new shop units.
Ripon will not be a "shopping destination" per se. Shopping
habits are changing for good. The existing shop units need
to be fully utilised, refurbishing as is necessary.

•

Supports these policies

Noted

B5 F1

•

Against any development
of the sports ground and
wishes to maintain it as
open green space.

C1

•

Does not see need for
more retail shops.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Comments are noted but the
proposal for new shops sited
in Policy C1 has been
recommended in the

Harrogate District Retail
Study 2014.
Noted

The Post Office and sorting office buildings could be usefully D3
converted into/replaced by a (budget) hotel. If the Victoria
Grove car-park is deemed to be superfluous it could be used
for in character city-centre housing.
We agree with the identified Improvement Areas and
Footpath plans. Parking Improvement: the first 60 minutes
should be free (with a disc) to encourage quick shopping
and increased footfall. The second hour could be charged at
a higher rate than at present.

•

Agrees site could be used
for Hotel and City Centre
housing.

•

Agrees with suggested
Improvement Areas.

Noted

•

Highways List

93

Policy C5: The Spa Baths building could be regenerated as
an up-market destination tea-room with restaurant.

C4 C5

•

Suggests alterations to
parking regulations.
Suggests use for Spa Bath
Building

93

Project C2: The Market Place could be made even more
attractive with far better seating and more greenery. The
northern end of the square should have space for cafes to
serve food and drink to outdoor tables. The Market Place
should be a strong focal point as in many French & German
towns.

Project
C2

•

93
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The City Plan proposes that
Project C6 will produce and
implement an action plan for
the integration of Spa
Gardens and Spa Park, and
viable and sustainable
proposals for cultural use of
front range of the Spa Baths.
Suggests improvements to Noted
the environment of the
Market Place and an
introduction of open air
cafes.
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Project C6: This should be linked with Policy C5 above.

C5, C6

•

93

Policy G5 & Project G4: The railway reinstatement is
certainly not possible without expensive, unaffordable land
acquisition and costly engineering. There is no really
convincing economic case for it. It would be better to have
a direct/express bus to and from York railway station 6
times per day to link with the national rail network.
Policy B1: Where will the existing builders' yards & trade
counters be relocated to?

G5
Project
G4

•

B1

•

94

Support for this policy and
project.
Against railway
reinstatement suggests
bus link instead.

Noted

Asks where the existing
builders' yards & trade
counters be relocated to?

The City Plan Policy D1 refers
to all employment land in
the city and includes “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 E1, or is for a hotel.”

Project G4 proposes a
feasibility study to ascertain
the costs and viability.
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Policy B3: Point 10. what do you mean by physical
measures? Point 11. Aren't Landmarc (a private company)
already responsible for the woodland?

B3

•
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Policy B5: We strongly object to the idea of building on the
sports pitches on Mallorie Park/Studley Rd. This would be a
disastrous loss of green open space close to the centre of
town. Relocating the sports clubs to the army camp will
inconvenience the vast majority of citizens who enjoy sport.

B5

•

94

Policy F1 contradicts B5 and supports our objection.

F1, B5

•

Asks what do you mean by Measures required for the
continued operation and
physical measures?
security for those parts of the
military estate that remain
after the other parts have
been vacated.
Noted
Against loss of sports
The policy has been
pitches and loss of open
substantially rewritten in
green space for
recognition of the concerns
development. Not in
favour of relocation to the of the rugby club. The
approach of the City Plan is
army camp.
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted
Suggests contradiction of
See the paragraph above. In
policies.
these circumstances a
decision between two
competing policies would
need to be decided for the
benefit of the City.
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Policy C1: We are concerned about the implications of
increased traffic on Allhallowgate due to; development of
Post Office/sorting office, new hotel, increased car & coach
parking.

C1

•

Against Policy C1 as it will
increase traffic to the
area.
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Policy C4: Please explain how Spa Gardens & Spa Park can
be integrated better. (In plain English)

C4

•

Would like more detail.
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Policy C6: Please explain what the traffic measures are in
the Cathedral Precinct.

C6

•

Requires information on
proposal.

Noted
The draft City Plan simply
seeks to allocate this site for
this type of development.
Proposals for the actual
designs for the development
would need to take a number
of factors into account and
would be subject to public
consultation as part of any
planning permission process.
The City Plan addresses this
with Project C6 which
proposes the production and
implementation of an action
plan for the integration of
the Spa Gardens and Spa
Park, and viable and
sustainable proposals for the
cultural use of the front
range of the Spa Baths.
Proposals for the precinct
were published by the
Cathedral Chapter in 2016.
The strategic opportunity is
to see car –borne visitors
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Policy D1: This seems to contradict Policy B1 re
Boroughbridge Rd.

D1

94

Policy G1: How does linking Mallorie Park Drive & Studley
Rd reduce congestion? After all they are already linked at
the mini roundabout at Bishopton. Where is the alternative
road to Low/High Skellgate going? Traffic management
measures in Spa Quarter & Cathedral Precinct may improve
the public realm??? for tourists but will severely

B5 G1

Project
C6

•

Suggests contradiction of
policies.

arrive at the St Marygate Car
Park and enter from the
north.
Integration of the Cathedral’s
land interests either side of
Minster Road would create a
safe, quiet traffic free
environment, reduce the risk
to the historic fabric from
traffic vibration and better
integrate this green
infrastructure.
B1 Bondgate Green has a
boundary with D1 Dallamires
Lane existing employment
area at Firs Avenue.
Bondgate Green highway is
within B1, Boroughbridge
Road highway commences at
Firs Avenue within D1.
Noted
The City Plan requests the
Highway Authority to
investigate in partnership on
with Ripon City Council, the
District Council, transport

inconvenience the local residents. As far as we are aware,
having lived in Ripon most of our lives, there has never
been any congestion on the roads included in the Cathedral
Precinct. But there soon will be if you want to pedestrianise
Minster Rd. We strongly object to this proposal.

C6

•

Strong objection to the
pedestrianisation of
Minster Road
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Policy G5: This is utterly ludicrous!

G5

•

Strongly against railway
reinstatement.
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Policy H1: We support the idea of protecting & enhancing
the rivers' quality. We suggest the council or environment
agency carry out a maintenance programme on the river
banks, so that people can actually see the river when
walking along the river banks.
In summary, the city plan is a well organised attractive
document. However, we have found the use of
'management speak' somewhat baffling at times and also
quite patronising. Is this a ploy to discourage residents from
reading the whole document, and raising objections?
It would seem to us that the policies regarding
development of car parking, hotels, housing, new schools,
as well as the proposed 'open space integration' of Minster
Rd & Park St, will exacerbate the existing congestion/

H1

•

Supports policy.

94

94

General

General

providers and local user
groups, the feasibility,
practicality and deliverability
of new highways (see Policies
Map and policy G1)
suggested to improve
circulation and accessibility,
reduce congestion, and
improve air quality.
Noted
Noted

Noted

•

Concern that suggestions
in the plan will exacerbate
traffic congestion.

Noted
Highways List

94

94

bottlenecks at Somerset Row/Firby Lane;
Blossomgate/Marshall Way.
We feel the current proposals are far too heavily weighted
in favour of the Cathedral Precinct. Trust us, there is far
more to Ripon than the Cathedral.
We found the use of phrases such as 'urban village', and the
demarcation of Ripon into 'Quarters', extremely
pretentious. We are not Leeds, Manchester or Liverpool!!!

C6

General
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I would first like to request an extension in which to provide
a full consultation response. I only received notification on
17th October instead of 19th September, and as I have
been away, this has only given me a few days to fully read
the plan, its implications and what the City Council are
proposing. I request that I have an extension until the end
of November to provide a full response and allow an
opportunity for me to appoint the relevant professionals to
assess the plan. Can you please confirm that this extension
is granted? In the meantime, this is my interim response.
Policy F.7 I feel that this policy lacks in its evidence base.
The City Plan does very well in trying not to be
controversial. This includes the lack of allocation for
housing. A rough brown dotted circle around the centre
ensures that there is no windfall housing areas and very

Noted

•

Objected to terminology.

•

Incomplete entry – only
postcode given. No
comments.

General

F7

Noted

The period for responses was
extended to align with the
Draft Local Plan.

•

Feels lacking in evidence.

Harrogate Borough Council
are responsible for the
housing allocation. The City
Plan Policy E.1 Windfall
Housing sites only applies to

little opportunity for new dwellings. It merely includes the
majority of the city's conservation area and protected green
space, thereby ensuring the City Council can object to any
proposed housing in the city plan area. However the City
Plan seems to have little problem in determining where a
new indoor swimming pool and outdoor all weather playing
surface, with lighting should be located. The only evidence
base that I can find to justify this policy is that the residents
of Moorside Ward and Minster Ward are more deprived
than the rest of Ripon and therefore health facilities should
be located closer to them. I find this reasoning at best to be
illogical and at worse the City Council attempting to locate
controversial developments in areas where the local people
are deprived and therefore find it more difficult to object.
There is already a publicly assessable leisure centre located
adjacent to Camp Close. This leisure centre includes a gym,
fitness classes and an indoor sports hall and it is my
understanding that this is the largest leisure centre in
Ripon. The justification to Policy F.7 is that Moorside and
F7
Minster Wards are more deprived than other parts of Ripon
and therefore health facilities should be located closer to
them. I fail to understand the link between deprivation and
health facilities. These 'deprived' wards are already located
close to the leisure centre, so why would a swimming pool
and all weather sports pitch make them less deprived?
These 'deprived' areas already have some of the best access

the redevelopment of
brownfield sites – Whilst the
City centre should be an area
in which new homes are
provided though schemes
such as “Living over the
Shop” a further area of
property lies beyond the city
centre which is within 10
minutes walking distance of
the Market Place. This area
includes sites and premises
to which should they become
available preference should
be given for redevelopment
and use for housing.

The City Plan Policy F7 is
about a suitable location for
a new swimming pool given
the poor condition of the
existing Spa Baths. It
supports an efficient location
offering the potential for
wider recreation benefits to

to health facilities in Ripon, yet they are still deprived.
Would a sports pitch and swimming pool make them less
deprived? Would the residents of Moorside and Minster
have cheaper access to the new facilities?
The currently
designated and protected Open Space known as Camp
Close already has a public facility with a gym and indoor
sports centre. If the protected open space that is currently
extremely popular with dog walkers, footballers and young
people to meet and socialise is lost, then where do these
people go. Looking at the policies map, Camp Close is the
only green space that is accessible in the south of the city.
The remaining green areas are allotments, Gallows Hill
(which is impassible due to the thick vegetation) and
schools. So by losing the Green Space at Camp Close, you
are forcing the 'deprived' residents of Moorside and
Minster, to the Whitcliffe Sand and Gravel Open Space for
informal recreational activities. This is a considerable
distance. If the residents of Moorside and Minster cant be
bothered to walk/cycle to the existing swimming baths in
the city centre, they surely wont want to walk a further
distance to make use of this green space. Questions also
have to be asked about the existing swimming baths. If this
is no longer used then what happens to this important
historic building? It cant be demolished due to its listed
status and who would/can convert the building to

counter the threat of closure
of the Spa Baths without its
replacement. The connection
between deprivation and
health and the advantages of
recreation is well established.
User charges are not a
planning matter.
Management of the
recreation centre could see
differential charging for
different user groups to
address accessibility. All
weather pitches extend the
use of an otherwise
conventional grass surface.
There would still be land
within the recreation
grounds for informal walking.
The wider area is well
connected to walking routes.
The policy does not prevent
the development of allweather pitches at the
secondary school.

residential/commercial with the significant costs involved
and the restrictions with its listed status.
Policy C.5 is not sound, no developer would try and convert
the Swimming Pool, it would not make commercial sense.
F7
Is this building just left vacant? Any outdoor playing
surface may well be a public facility, however it will not be a
free facility. Therefore will it be the 'deprived' residents of
Moorside and Whitcliffe that will benefit? Logic would
suggest not given their deprived status. It is more likely to
be more prosperous residents of Ripon that would benefit.
Given the location of Camp Close, these residents would
need to drive to the facility from other parts of Ripon, which
would be contrary to the aims of sustainable development
which all the policy aspirations should include. Ripon has a
number of schools, however most pupils of a secondary
school age look to travel to Harrogate for their education. A
community facility such as the all weather pitch would be
more sustainable, have greater use and increase the
popularity of Ripon's Schools (in particular the college) if
the facility was located on a school site. Locating the
floodlit pitch towards the Grammar School would ensure
that the floodlights can stay on longer as there are no
residents that would be effected by lighting and noise. This
would create a more popular and sustainable facility which
could be used later and therefore making it more accessible
to everyone (including those that work full time). By
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locating the facility at Camp Close, the planners would seek
to restrict the operation time to protect residential amenity
of the residents on Knaresborough Road, Aismundby Close,
Quarry Moor Lane and Dallamires Lane and therefore the
facility could not be in use for as long as what would be
hoped.
With regards the development of industrial areas on Ure
Bank/Former Goods Yard, local residents should be
considered first and any industry that generates noise
should not be allowed. This is after all a residential area.
Station Drive residents are having to deal with an incredible
amount of anti social noise from current users, and any
further development should be limited to non noise
generating users.

B2

•
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If there is any regeneration of the empty Wolseley building,
could more fir trees be planted along Firs Avenue as
currently there are only two.

B1

•

98

I really don't like the idea of the Spa Baths / Hospital
buildings becoming residential.

C5

•

Noted
Suggests that primary
The draft Ripon City Plan
consideration should be
given to existing residents. recognises that this is
currently an area of mixed
uses and the proposal to
produce a masterplan would
seek to enhance the site for
residents, whilst also creating
new business opportunities.
Noted
Suggests that more trees
should be planted as part The draft Ripon City Plan
proposes that a masterplan
of the scheme.
be produced which would
include looking at the
landscaping.
Does not support the Spa Noted
Baths / hospital becoming The draft Ripon City Plan
seeks to plan for a number of
residential.
scenarios.
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The swimming pool could do with updating and it is
probably more cost-effective to build a new pool elsewhere
but not the hospital as well. It is currently central to Ripon
and relatively easy to get to on foot, but there is a decent
dedicated car park nearby as well.

C5
F7

•

Accepts new pool should
be built elsewhere but
wants to keep central site
for the hospital.

Noted

The hospital could also do with updating and maybe
expanding and into the Spa Baths seems ideal.
There is a red square on the policies map for 'proposed
railway station' but nothing to suggest 'proposed swimming
pool' locations. Surely a new swimming pool is likely to
happen long before reinstatement of the railway?

C5

•

Favours expansion of
hospital site onto Spa
baths.

Noted

Ref Policy B.1 and Project B.1 Bondgate Green Regeneration B1 D2
area As a resident of Firs Avenue I am hugely concerned
D3
as to the regeneration of this area - particularly in respect
to an 'urban village' and 'hotel'. We have lived here since
2007 and despite being an area of light industry it is a
beautiful and tranquil part of Ripon.

•

Alternative site for
swimming pool favoured
but asks where?

•

Against Regeneration of
Bondgate Green.
also Hotel site

•

See City Plan Policy F7.
Planning permission will be
granted for further
development of Camp Close
Leisure Centre to include the
provision of an indoor
swimming pool.
Noted
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We regularly see visitors to Ripon walking by the River;
children out feeding the ducks; and people out in their
lunch hours soaking up the peace and quiet... a very
precious commodity. The riverside also is home to many,
many species from trout, kingfishers and dippers, to heron
and otters. My fear is that installing an urban village, hotel,
coach parking etc into this area will dramatically change
that for the worse. Not just for the residents already living
here but also for the wildlife and the sanctuary that so
many people that live and work here already enjoy

B1 H1

•

Concern about
disturbance of riverside
environment.

99

Is there really a need for another hotel in Ripon? We
already have the Spa Hotel and Old Deanery plus many
other B&B's? Surely anything else would detract from their
business... particularly if it was a budget

B1 D2
D3

•

Questions need for new
hotel.

99

I feel that more emphasis should be placed on regenerating
the centre. I am sure that the last thing the town centre
shops need is another 'out of town' area competing for
dwindling business? We have some amazing restaurants
and bars in the town centre already, plus a plethora of
coffee shops and tea-rooms... why would we need to
encourage any more out of town?? We need to help

C1

•

Suggests emphasis should
be on regeneration of the
City Centre.

The City Plan seeks to protect
riverside environments. See
Policy H1. Riverside Corridor
Development proposals that
border the City rivers will be
required to demonstrate
their environmental impact
and the measures proposed
to protect and enhance the
rivers natural quality,
character and public access.
The City Plan Team has
identified the need for
additional hotel
accommodation and have
identified a number of
potential sites see Policy D3.
Policy D2 seeks to protect
existing hotels.
Noted
The City Plan Policy B1 States
that this would be a good
location for a hotel well
connected to the City centre
and cultural and arts spaces
could be provided in some of
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businesses stay profitable in the centre, to encourage new
ones in and to have better guidelines in what Ripon allows
to represent them on the high street in terms of street
furniture and signage. Plus looking at what has happened
at the canal basin as an example does not offer much hope.
This could have been a thriving area and just isn't. There are
shop units there which are now empty and are opposite
buildings that have massive potential. Shouldn't we be
investing and improving what we already have before
looking at new areas?
But further to all that one of the biggest concerns in
B1
planning of that area is flooding. The footpaths either side
of the river still flood and last Christmas the car park by the
ford was underwater. Any regeneration of this area
seriously needs to take into consideration the risk of
flooding and also the implication of their actions further
downstream. Any more surface water run-off into that area
is going to have serious consequences for homes in the area
along Priest lane, Firs Avenue, Fishergreen and Skelldale.
See Gladmans
See The Coal Authority
Increased parking spaces are urgent as is good hotel
C1
accommodation.

the modern vacant
substantial warehouse
buildings. Owing to the
proximity of the city centre
retail use other than ancillary
is not supported in this
location.

•

Concern of flooding in the
area.

•

Agrees need for additional Noted
The City Plan Team have
parking and hotel.
identified the need for
parking improvement as part
of policy C.1 and have also

See City Plan Policy A4
Managing Flood Risk and
Sustainable DrainageDevelopment. Proposals will
not be permitted where they
would have adverse effect on
watercourses or increase the
risk of flooding elsewhere.
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The Plan is admirable. Congratulations on all the work

General

•
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CARRY ON THE GOOD WORK! Some Pointers 1) Open up
BOARRAGE LANE again, 'with restrictions' to improve traffic
flow & air pollution in this area at traffic lights etc. 2)
20mph speed limit on ALL ROADS into city. 3) Reduce
FREE 2 HR parking on Allhallowgate, Finkle St., etc. to 30
mins for non residents 4) Bus Station Area & Coach Park:
Clean up area - improve tree & flower beds - make a good
first impression. 5) ALLHALLOWGATE Redevelopment:

G1

• Support for plan
• Suggests:
- road improvement and
parking regulations

C1

Support of plan

- improvements to bus
station

suggested the need for
further feasibility work as
project C.4.
Noted
Noted
Comments will be added to
the Highways List.
See City Plan Project G5.
Seeks to develop proposals
for improvements of the
current bus services.
Noted

White boarding around site could be painted by schools etc.
showing Ripon City development?
105

GROWTH & REGENERATION PAGE 06 /07 B2 Policy &
Project Agree derelict land between Hutton Bank Old Road
& property on Ure Bank, served by cul-de-sac, currently Ure Bank Top should be developed for more industrial /
business premises.
However FIRST priority must be a new relief road from
Hutton Bank to the industrial, and also holiday park at the

- site boarding around sites
B2 D1

•

Agrees use of area for
industrial / business

Noted
See City Plan Policy D1
Protection and Enhancement
of Existing Employment.
This suggests a policy which
seeks to promote and
encourage Ure Bank as a
business location and to

top of Ure bank Top. This must also not reduce 'enjoyment'
of the owners of the houses on the station development.
this is an immediate and long overdue requirement. NYCC
must be receiving one of the very largest returns / receipts
of tax from this very productive area & therefore should
invest in a road to protect, enhance & increase viability of
this wasted derelict area, at the entrance to our city.
PROTECTION & ENHANCEMENT OF EXISTING EMPLOYMENT
AREAS
Page 12, Policy D1 Would be GLAD (B8) use is not
permitted on any future development land - (old railway
land) between Hutton Bank & Ure Bank Top / Holiday Park maybe this was a printing error?! A road across this land to
the holiday park and business premises off Ure bank Top is
an ESSENTIAL PRIORITY. NB the wall of our houses up Ure
Bank Top are cracking due to heavy & increased traffic
daily!

•

Suggests new relief road
Hutton Bank -Highways
List

investigate the provision of
alternative highway access
through a feasibility study.
This an area where
designated and undesignated heritage assets
could be a powerful tool for
the delivery of regeneration.
Environmental
improvements both north
and south of the River Ure,
including North Bridge and
the former Auction Mart Site
would bring considerable
benefits to this part of the
city and would significantly
enhance the city's reputation
of being the gateway to the
Dales.
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Need negotiation with the bus companies to provide buses
to this forlorn outpost of Ripon. ? Shaun's Buses?

G1
Project
G5

•

Identifies need for public
transport and amenities
for this area.

105

Also maybe a pub / shop / post office to serve residents,
visitors & business / industrial workers. ? Cooperative
If Ebor Concrete was moved to Melmerby Industrial Estate
it would free up large site for a hotel. Great views or Ripon
& at entrance to city.

B2 D3
Project
B2

•

Suggests could be a site
for a Hotel.

105

Also cement dust pollution is an increasing problem with
increased business. This along with pollution from vehicles

B2

•

Industrial air pollution

Noted
See City Plan Project G5 Bus
Connectivity Improvement
Plan - Develop proposals for
the improvements of the
current bus services to
benefit those residents less
well connected with the City
centre.
Noted
See City Plan Project B2 Ure
Bank Regeneration Area
Masterplan - Produce a
masterplan for Ure Bank
which includes a feasibility
study to identify the
potential opportunities for
revitalisation of the Maltings
and other redundant
buildings. Also consider
environmental
enhancements at a key
gateway into the City.
Noted
Falls outside the remit of the
City Plan but is the
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is causing bronchial / chest problems for residents &
workers
I cannot agree more with the comment recently given that
parking in Ripon needs to be enhanced! Improving
convenience, properly accommodating our tourists and
appealing to our own community population to shop in
Ripon as their 'go to' choice, not Harrogate or
Northallerton, thus, utilising Ripon's own, improving,
numerous retail facilities. To site the proposed new;
Tiered Car park behind Sainsbury's is worthy, but requires
further consideration and depth of thought. I hope the
proposed 'Scope' will also include the derelict street that
was the Auction Mart, situated at the end of North Street,
reassigning that eyesore of some 3 years standing. May I
respectfully tender the following suggestions for
consideration during this period of research? 1) I am
confident that like my-self, other likeminded folk wold
prefer to reduce, as much as possible, any hassle associated
with shopping, leisure time and business, taking advantage
of 'convenience'. Underpinned by clear directions
effectively removing the headache of finding obscure
parking facilities, that often present the possibility of being,
city centre loaded, in other words; offensively expensive!
2) Where possible facilities should tender advantage to the
individual's personal comfort; beverages, free ablutions,

C1

•

Agrees with additional
tiered car park.

responsibility of the District
Council.
Noted
See City Plan Policy C1 &
Project C4
Parking Improvements –
Proposals to enlarge the
capacity of the car parks east
of Market Place will be
encouraged including the
feasibility of introducing
additional parking decks
between the Cathedral and
St Marygate car parks.
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buying local maps and books and partaking in free advice.
Or
surroundings. All tendering 'convenience'. 3) That the Car
Park itself is a presentation of welcome and hospitality,
offering spacious individual bays on a flat properly
constructed, drained, walk zoned tarmacadamed surface.
Tendering 'convenience'
The old Auction mart provides some very considerable
potential for all the above at significantly reduced expense.
the option not to build would lend to the suitability of the
Old Mart; taking its history into account. It would,
therefore, generate less expense leaving surplus to
renovate the building that was 'The Station Public House' to
become our Ripon Welcome Centre (RWC) Without doubt
Ripon City Centre and its immediate vicinity is not designed
to accommodate today's modern traffic and associated
vehicle weights. We all desperately need to respect and
recognize that Ripon's foundations cannot support
vehicular modernity and stop trying to make Ripon's
infrastructure withstand pressures, which it is clearly unable
to do. Complementing a rehash of traffic direction and
City Centre traffic free zoning, the proven concept of 'PARK
& RIDE' should be implemented with haste. Careful use of
Buses, reasonable charging, (reasonable being the operative
word), thorough marketing, enticements to businesses, our
Cathedral, Ripon open 7 days every week? People will come

B2
Project
G1

B2 C1

•

Suggests Auction Mart
used for car parking with
Park and Ride and Station
Hotel Site as Welcome
Centre.

Noted
See City Plan Project G1 Park
and Ride Feasibility Study –
Carry out a feasibility study
to establish the viability of a
park and ride scheme for the
City including identifying
potential locations and
funding models. Residential
planning permission has now
been granted on part of this
site
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and return! Ripon has so much to offer and would, in my
view, truly benefit. Hopefully, all of the above projects a;
'potential alternative car parking facility', engendering
reduced expense, creation of employment, justification of
pedestrianizing Ripon City Centre, reducing pockets of toxic
exhaust fumes. And! Above all: The creation of a convenient
shopping and leisure experience. Please be advised that I
first made these same representations some 18 months
(April 2015) ago; reacting to a feature in the Ripon Gazette.
did use some extraction from the original submission
causing this writer some small degree of achievement. This
historic mention is simply to justify references and the then
'Scope' of the research.
B 3/4 We have read the draft summary of the Ripon city
plan & attended one of the consultation events at the Town
Hall. We appreciated this opportunity to discuss the
implication of the departure of the military presence in
Ripon & the future of the military estate. We are residents
of that part of town and were concerned about the future
of this large area. The city plan proposals reassure us that
this area would be sympathetically developed.
It is very important to us that the existing playing fields are
preserved as green space or continue to be used for sports.
We support the plan to use the playing fields as part of
sports village.

B3 B4

•

Reassured by proposals
for the Military estate

Noted

B3 B4
Project
F2

•

Supports retention of the
playing fields as Sports
Village.

Noted
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We are pleased consideration has been given to the traffic
management for the new village and the road would
improve connection to the city centre without gridlocking
existing roads which are already busy with schools traffic.
Improved public transport is vital for this area & provide
alternatives to using the car to access the city centre.
Currently public transport only goes to the Clotherholme /
Lark Lane post Office and is very infrequent. We would use
public transport regularly if provided but have to use the
car reluctantly if there is no alternative.

B3 B4
G1

Additional local shops, schools and community facilities
would enhance the area and create the community village
ethos.
We are encouraged in reading the plan that thoughtful
consideration has been given to the City and that Ripon
may once again become a city of productivity and leisure
pursuits.
We have an ageing population (of whom I am one). Older
people no longer drive about the city. Many people of all
ages prefer to cycle. If more people could walk it would
release scarce parking places for those who will not or
cannot. Traffic has increased and will continue to do so if
the plan to develop Clotherholme comes about. All this

Noted
Highways List
•

Supports New Road

•

Suggests Public transport
improvements

B3 B4
Project
B3
General

•

Suggests need for shops
schools and community
facilities.
Supportive of plan.

B3

•

B3 B4
Project
G5

•

Noted
See City Plan Project G5 Bus
Connectivity Improvement
Plan - Develop proposals for
the improvements of the
current bus services to
benefit those residents less
well connected with the city
centre.
Noted
See City Plan Policies B3 B4
and Project B3.
Noted

Noted
Concerned that
development of
Clotherholme will increase Highways List
traffic in the City Centre –
Suggests a number of
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increased traffic will have to come through Ripon because
most employment is to the East & South.
There are several places where pedestrian footways are
discontinuous (eg Spa Baths). There are too few pedestrian
crossings. E.g. Harrogate Road, bus-stops on either side and
no way for pedestrians to cross safely e.g. Borrage Bridge.
Mallorie Park Drive - Skellbank Traffic lights After traffic
lights - No safe crossing place at all. Much used by walkers
getting on to the several footpaths in the area e.g. the path
to Studley Royal and Fountains. I have seen teachers with a
class of children trying to get to them across to that path
near the caravan site at Bishopton. There is also need for a
crossing at High Cleugh - another much loved open space.
In general we are supportive of the plan, and are grateful
for those that have put their own time into bringing it to the
citizens of Ripon. We do have some constructive
comments. Cycle access to the centre of Ripon is a good
idea, but should focus on encouraging residents to cycle
rather than accommodating the weekend leisure cyclists. In
addition, this should not come at the expense of the
motorist, whose convenient access to the centre generates
the most revenue for Ripon rather than a few individuals in
lycra.

G2

•

improvements for
pedestrians and cyclists.
Concern about footpaths
and crossing

Noted
Highways List

G3
Project
G3

•

Supports the plan

•

Agrees suggested cyclist
access to City is good idea

Noted
The City Plan Policy G3 states
Cycling is an essential part of
sustainable transport for
accessibility and health. It
can also be a significant
option for travelling to work
or to school. Whilst many
cycle routes are provided
within the highway it is
extremely likely that for
routes of any length off road
cycle paths will be necessary.
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On the market place quarter, the buildings behind North St,
and indeed all of the dilapidated warehouses and other
such buildings in city, should be preserved at all cost. These
are the scant remaining evidence of Ripon's industrial past
and are an important part of the city's heritage reflecting in
our emblem but sadly now long forgotten. This fingerprint
must be preserved for future generations without the focus
being simply on one or two buildings.
New buildings or art should not by default be of a
contemporary design. Such modern buildings tend to
support the vanity of the current local council members,
but when you look at most towns around Britain they tend

This is the case in Ripon
where many routes, into and
across the city centre are
restricted by the historic
street pattern. A significant
shift in cycling in Ripon needs
better connectivity and offroad provision and this can
be sought through
incorporation in
development proposals and
bespoke projects supported
by a comprehensive cycling
strategy for the city
Noted
The City Plan Policy C3 states
Regeneration will be
encouraged to bring back
into use vacant, derelict and
underused buildings.

C3

•

Suggests all old buildings
and warehouses in the
City Centre and Northern
Quarter should be
preserved.

H2

•

States new buildings or art Noted
The City Plan Policy H2
should not be of
States – Proposals for new
contemporary design.
development within Ripon’s

to have dated easily and quickly become unpopular. Should
you ask anyone except those involved in such projects most
people prefer buildings that look and feel like they fit in
with and add to their neighbours rather than "contrasting"
with their surroundings.
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We like most of the traffic management proposals. The
Skellgate lights do not immediately need a second route, for
now simply more intelligent phasing would work wonders.
We often see a prolonged light from the direction of Pateley
Bridge that is not needed based on the level of traffic, and
yet from Harrogate Rd anyone past Kwik Fit will not get
through the light at any time of the day. Surely this is easily
fixed in the 21st century.
We would not like to see the Minster Road pedestrianised,
as this would push too much traffic through the square, but
instead think Kirkgate restaurants should have more tables

G1

•

Supports traffic
management proposals.

C6 G1
Project
C5

•

Against pedestrianisation
of Minster Road.

Conservation Areas will need
to demonstrate a clear
regard to the street scene,
townscape and landscape, in
terms of scale, materials,
enclosure, public realm, and
views. These should be of the
highest architectural quality
and exemplify the best of
contemporary architectural
aspiration and achievement.
Accordingly, they are not
required to follow the
architectural style or
language of a previous era.
Noted
The City Plan Team will add
this comment to the
Highways List for
consideration.

Noted
The City Plan - Project C5 is
that this proposal is part of

outside in the summer. Improving the walkways is also a
great idea.
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Bondgate Green proposals sound excellent in making better
use of the canal and riverside access, however again we feel
the older industrial buildings should be preserved. Closer
links to the marinas may also help, such as advertising boat
hire for cruising holidays to York and back.

B1

•

Supports Bondgate Green
proposal

the Cathedral Masterplan
prepared by the Cathedral
Chapter that will be subject
to consultation and
discussion with the Highway
Authority. Project C5 of the
City Plan seeks to work with
the Cathedral Chapter.
The City Plan has proposals
for the redevelopment of
Kirkgate Yards and the
enhancement of the public
realm.
Noted
The City Plan Policy B1
States that the area is
suitable for a mix of
residential, small scale
workplace, hotel, cultural,
uses and coach parking.
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Relocating the football, cricket and rugby fields is a good
B5
idea, however we should be encouraging children to cycle
to activities and taking these out of the centre undermines
this, so careful thought should be given. In addition, a more
central location does provide a certain amount of soul that
you do not get from housing, which ensures such areas are
at the forefront of future passing generations.
We welcome the encouragement of self builders. The
housing density seems high, and although often considered E3 B6
impractical, some protection should be afforded to the
E1
traditional rear yards within the central policies map.

•

Supports relocation of
football rugby and cricket
field with consideration of
new site and cycle way

Noted

•
•

Supports Self –build
Comments housing
density high Requests
retention of rear yards

Finally, more protection and priority should be afforded to
the feel of Ripon and her streets, whether to encourage
traditional windows and doors or the use of traditional
materials, and not simply focussing on individual buildings.
Kirkgate, Westgate, North St are in our view the most
attractive streets in Ripon. Each has few noteworthy
buildings, but neither do they have new ones to spoil their

•

Requests protection of
traditional buildings and
materials and sympathetic
design of new buildings.

Noted
See City Plan Policy E3.
All proposals for residential
development of sites for
above 20 units should
reserve minimum of 5% of
plots for disposal to selfbuilders. Other policies of
particular significance to self
build are: B6 Development
Limit & Windfall housing
priority area Policy E1
Noted
The City Plan Policy H2
States - Proposals for new
development within Ripon’s
Conservation Areas will need
to demonstrate a clear
regard to the street scene,

H2

feel. Such atmosphere should be sought for in all new
projects, with designs paying as much regard to the
neighbouring buildings as those proposed. It is ok to design
a new building that looks old to enhance the feel of a street,
square or road, it is only "cheating" to architects and
building enthusiasts as the rest of the public quite like
them.
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now that the feedback time is about to end for the
Neighbourhood Plan. I don't have a lot of feedback to give
just a general disappointment that there is almost no
mention of shopping and specifically independent shops. I
think a lot could be done in this area which would enhance
the city. I think independent shops are very different from
the national chains on every high street and they add
something unique to a town. I'd be happy to go into the
details and the research etc. re the importance of leisure
shopping in visiting market towns etc. but I just think that
the Ripon planners are not on board shops and shopping maybe they don't themselves shop at all? Anyway I think a
lot could be done and the plan could be enhanced to help.

C1

•

Disappointment no
mention of shopping and
independent shops.

townscape and landscape, in
terms of scale, materials,
enclosure, public realm, and
views. These should be of the
highest architectural quality
and exemplify the best of
creative and innovative site
specific architectural
aspiration and achievement.
Accordingly, they are not
required to follow the
architectural style or
language of a previous era.
Noted
See the City Plan Policy C1.
Recent development has
provided the City Centre with
a good range of convenience
shopping. Additionally, this is
where new comparison
shopping would be
located, the provision of
which has been
recommended in the
Harrogate District Retail
Study 2014.
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Page 13 My husband and I have, with others, been
campaigning for approximately 2 years to stop (altogether)
the proposal to build on the land adjacent to West Lane.
We have attended planning meetings and sent our written
objections to the Harrogate Council planning department.

E2

•

Against the development
of West Lane

We feel that the brown field site, the former army camp
land, should be used for new houses and not the West Lane
site. The infrastructure is already at the camp as far as
services (gas, electricity, drainage, water etc.) go and to
build on the West Lane site would be totally wrong.

B3 B4

•

In favour of use of brown
field sites and army camp.

Objection noted.
Allocation of Housing Sites
for development is the
responsibility of Harrogate
Borough Council.
With the exception of a very
small strip of land the West
Lane development lies
outside the parish boundary
and the competence of the
City Plan. If within the City
boundary it would be
affected in particular by City
Plan Policies:
A2, Protecting the Landscape
Character
A3, Biodiversity and
Geodiversity.
A4 Managing Flood Risk and
Sustainable drainage
A5 Skyline
Noted
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112

On a separate note I feel that the run down, or in fact
closed shops, houses and other such dwellings and areas
need to be addressed. Ripon has the potential to be a
pretty, busy, prosperous, tourist, interesting, historic and
vibrant place - but to see waste land and shuttered
premises detracts from the description above. It is a shame
that money cannot be spent to at least tidy up these areas even if the areas are not going to be taken over by
individuals or businesses for a while yet. It is pleasing to see
new houses on Harrogate Road at the site of the derelict
house, and also the removal and re-build of the flats at
Allhallowgate. Keep it up! Thank you!
I consider that the draft Ripon City Plan is well formulated
and covers all aspects of concern to residents. There is little
point in repeating extracts but I do say that I have
underlined numerous passages on my copy expressing
agreement!

C1 C2
C3

•

Concerned at vacant
shops and untidy waste
land.

Noted
These issues will be
addressed in the City Plan
Policies C1,2,3, & 6 and in
new guidelines C2 for change
of use and E2 Windfall
housing.

General

•

Supports City plan

Noted

A4 I do, however, in the context of the proposed
development of land adjoining West Lane and the intention
to discharge surface water into the River Skell make the
following comments: It will offend policy A4. The expensive
and extensive report commissioned by Harrogate BC in
2006 called 'Ripon Flood Alleviation Scheme' made it
abundantly clear on pages 27 and 28 how the River Skell
could not be improved at this point while water discharge is

E2 A4

•

Concerned re
development of West
Lane and the effect of
drainage causing
increased risk of flooding
of the River Skell and
adversely affecting
benefits to wildlife.

Noted
Allocation of Housing Sites
for development is the
responsibility of Harrogate
Borough Council.
With the exception of a very
small strip of land the West
Lane development lies

proposed and would not withstand additional water. (By
the way Harrogate in preparing their SHELAA admitted that
they were not aware of this report and did not refer to it!!)
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G2 The National Trust has stated that it is working with the H1 A2
Nidderdale AONB and Yorkshire Wildlife Trust to create a
A3
living landscape which benefits wildlife along the River Skell.
Such plans will be thwarted and offend policies A2 and A3
In addition to the above comments relating to a current
General
proposal I would like to make the following comments - I
feel there is not sufficient emphasis on Ripon's special
history both for protection but also for tourist promotion.
Harrogate B.C. should be proud that they have within their
bounds a City with so much involvement in the country's
historical background! Apart from the Wakeman and the
Cathedral how many towns can boast that Charles 1, James
1 and Mary Queen of Scots have stayed overnight (referring

•

Feels there should be
more emphasis on history
and tourist promotion.

outside the parish boundary
and the competence of the
City Plan. If within the City
boundary it would be
affected in particular by City
Plan Policies:
A2, Protecting the Landscape
Character.
A3, Biodiversity and
Geodiversity.
A4 Managing Flood Risk and
Sustainable drainage
A5 Skyline
Noted
However, Policies A2 and A3
would be enhanced by
partnership working.
Noted
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to Thorpe Prebend House). A very important turning point
in democracy and parliament involved the Treaty of Ripon
(a plaque set in the wall in the road linking St Agnesgate and
Minster Road). The boundary area of S***** Way was
established in 937 and had separate courts until 1956 with
administrative functions changing in 1889 by the Local
Government Act 1888, section 48. Horse racing can be
traced back as far as 1664 in **** green and Britain's first
horse race with female jockeys occurred in 1793. I
appreciate that this is not a planning matter but
nevertheless taken in context must inform (*?*) the
decision to retain as far as possible the proud history and
existing character of the City in all planning proposals. It is
one of the reasons people retire to Ripon and brings in the
tourists.
The two statements that I am most interested in the plan
achieving are: page 2 Ripon City Plan Vision …. facilitates healthy living….
Walking and cycling will be encouraged by the quality of the
public realm and careful and innovative management and
maintenance of highways, footpaths and bridleways.
page 3 Community Facilities Growth ...and better
connectivity in the City for those on foot, on cycles, in cars
or with mobility impairments.

G2, G3
Project
G2
Project
G3

•

Supports proposal for
encouragement of walking
and cycling and for those
with mobility impairment.

Noted
The City Plan Project G2
proposes an Action Plan for
the protection and
improvement of footpaths.

113

113

113

Market place – make it mixed flow – a very good new idea.
No kerbs, no designated road/highway space, no speed
bumps, 10mph speed limit, marked out taxi rank & parking
spaces. More 20mph speed limits on residential streets.
We have no cycle lanes or segregated cycle and pedestrian
routes in Ripon. There are still no safer crossings of the
roads many school pupils need to cross on the way to
school when on foot or cycle. Safer routes were talked
about 10 years ago and we still have none. Cycle parking –
none of it is covered.
Also bike boxes by the library (and bus station) are required
so that bikes, and bikes with luggage, can be left more
securely. Could be useful for people who cycle to the bus
station and wish to leave a cycle there all day in a more
secure place. Improvements required to the “Way of the
Roses” are required, including cycle lanes on Malorie Park
Drive/Skellbank, lower speed limits on the Pateley Bridge
road (B6265) from before the Studley Roger junction all the
way to Ripon 30 limit. There is currently no (sensible/easy)
off highway route from Fountains Abbey to Ripon.
Pavements in many places are not wide enough - High
Skellgate, Low Skellgate, Duck Hill, Westgate – all are
popular pedestrian routes into town. Pedestrian crossing
on Skellgarths is poorly positioned, and so many people do
not use it! Should it not be at the bottom of Duck Hill? Also
crossing Skellgarths (from King Street) to get to Bedern

C1 G2
G3

•

Support pedestrianisation
of the Market Place and
cycle routes and
footpaths.

Noted
Project C3 Proposes a Cycling
Strategy and Plan.

Noted

G1 G3

•

Suggests bike boxes and
improvements to the Way
of the Roses.

Noted

G1 G4
B3 B4

•

Suggests improvement to
pavements and roads and
some concern re new link
road to Galphay Lane.

Noted
This is also an accessibility
issue which needs
addressing.
Highways List

Bank could be improved (poor sight lines when crossing
from Bedern Bank to the central island).
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Should Skellgarths and Water Skellgate both have 20mph
speed limits on them? Suggest that the air quality in Ripon
City is improved by making it subject to the Clean Air Act
1993.
B3 & B4 page 6 & 7 New link road to Galphay Lane and
G1 B3
changes to Galphay Lane/B6265 junction. These changes
B4
should not allow the increase in traffic to make Galphay
Lane less attractive/less safe as a cycle route. Also opposite
the Galphay Lane junction, with the B6265, is a bridleway to
Whitcliffe Lane which is used by cyclists and horse riders.
B4 page 7 Very concerned that “bringing this highway to
adoptable standards” will be to the detriment of cyclists –
short cycle lanes, cycle dismount signs; all the stuff devised
by motor vehicle drivers and not approved by the majority
of cyclists.
Page 8/9 No mention of cycle routes to the city centre – to
the cycle parking. Contra flow cycle lane on Westgate, for
C7 G3
example. Or a route via the rear of Boots to access the
Market Square. Also page 11 C7 is linked to this.
Page 17 G3 We need a joined up cycle route plan, not just
the odd cycle facilities on new developments. Current
cyclists (like me) need to be planning this! What can (and
has happened) is that cycle provision money spent on

•

Noted
General and particular
concerns noted and added This area is already subject to
the Clean Air Act 1993 and is
to the Highways List.
monitored by Harrogate
Borough Council. The City
Plan requests the Highway
Authority to investigate in
partnership with Ripon City
Council, the District Council,
transport providers and local
user groups, the feasibility,
practicality and deliverability
of new highways (see Policies
Map and policy G1)
suggested to improve
circulation and accessibility,
reduce congestion, and
improve air quality.
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planning is not then available to do the projects, and cyclists
end up with nowt!
Dear Sir/Madam I have read with great concern, that
B5 G1
there are plans in place to regenerate the Ripon area but
the Ripon rugby grounds Mallorie Park are not protected
from development?? My son has played at these grounds
since he was 6 years old (he is now 13) and the loss of this
club to both him his fellow players and the club would
detrimental, we have had a player who has played for
Yorkshire and has since played for England under 21s to
name but one, you should take pride in this club and what
it provides for girls and boys as yes girls also play ruby at
Ripon, we are a family and have great pride in our club. I
hereby object to any prospect of any development of these
grounds...these grounds are not only home to our rugby
family but cricket takes place here and next door is the
football grounds...Ripon should be celebrating the clubs
they have not trying to destroy them.

Highways List
•

Against relocation of
Rugby Club

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
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Where possible re-use derelict buildings for housing etc.

C1

•

Agrees with the re-use
derelict buildings.

The City Plan addresses the
re-use of derelict buildings
for housing in Policy E1
Windfall housing sites and
states ‘Permission will be
granted to redevelop sites
and convert buildings not in
residential use within the
area shown in the policies
map.’
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Develop additional parking - 2nd level at the bottom of
Marygate Open up far end of Market Square either for
parking and/or make use in the summer with seating etc.,
pop up stalls / events. Implement signage for all areas of
Ripon in the next 6 months.
Develop a position / people who can approach new
business for Ripon. Approach new developments i.e.
Marks & Spencer to suggest the other units are filled with
what we are lacking i.e. clothes shops, homeware. With
new out of town developments - to encourage people back
into the town centre - offer free parking in the centre.
Encourage landlords to maintain their properties both
inside and out whether full or empty to improve kerbside
appeal.

C1

•

Agrees with additional car
parking.

Noted

•

Implement signage.

•

Suggests promotion of
new business and
retailers.
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C1, C2,

The City Plan favours the
continuation of the City
Centre as the main meeting
and shopping point and
Policies C1, and C3 suggests a
number of sites for the
development of new shops
and a hotel should the
opportunity arise:
– the Post Office Sorting
Office / Victoria Grove and

the rear of North Street
including proposals to form
new display windows and
orientation of existing shops
towards Marshall Way. The
plan has also identified the
Market Place/Westgate/ and
Kirkgate Yards as
Improvement Areas
115
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Restrict the amount of classifications of retail to encourage
a wider mix i.e., we are saturated with charity shops /
estate agents / cafes / hair and beauty. It only dilutes trade.
With the increase in housing in the future to ensure the
road infrastructure can cope & in a safe manner.
Maintenance of pavements, and there is a need for lower
pavements for wheelchairs & mobility scooters and even
extra crossings.

I would like to record my support for the draft city plan as
published in September 2016. I feel that both the
summary and the full version are "about right".
See Church Commissioners

C2

•

Restrict classification of
retail.

G4 C1

•

Suggests attention to road
infrastructure/ lower
pavements and
accessibility.

General

•

Supports the City Plan.

Noted
Following a series of
occupancy surveys, and in
consideration of the
recommendations in the
Harrogate District Retail
Study, greater flexibility has
been sought in Policy C2.
Highways List
Noted
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Broadly I support the plan and thank and commend all
those involved in putting it together.

General

118

B2 Ure Bank as per B2 consists of 3 contrasting areas - (1)
B2
employment site on Hutton bank / Ure bank Top, (2)
residential area and river / meadows and (3) south of the
river station hotel / auction mart. It feels muddled to look at
this as a regeneration unit as it is hard to see how such
different areas could be integrated successfully. Perhaps
these should be looked at as 3 distinct zones with distinct
character and related development plan for Project B2
which relates to Ure Bank only perhaps reflecting this?
Project B2 Wuold suggest that an area of derelict land on
the south aspect of Hutton Bank be designated green space
for tree planting to provide environmental enhancement to
screen regeneration area from traffic / sight lines from
North Bridge. (Triangle on bank between Hutton Bank &
Station Drive). Protecting the environment and heritage. I
welcome the areas proposed as local greenspace.
Generally I was hoping for a stronger focus on not only
protecting but enhancing the environment & heritage.
Therefore wold suggest a new complementary project produce & implement a strategy & delivery plan for
greening our City including streetscape tree planting &
other appropriate environmental enhancements.

•

Support the City Plan.

Noted

•

Suggests Ure Bank Top
should be looked at in
three contrasting areas.

Following comments
received these policies have
been expanded to include
more detail.

•

Suggests a new project to
produce and implement a
strategy & delivery plan
for green our city

The HBC Green Infrastructure
SPD proposes an approach to
greening of Ripon. This could
fulfil the request. A Riverbank
Habitat and Improvement
Plan is suggested as a
complementary project.
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As an extension to Policy G1 and Policy G2 The city plan
should be aligned with a highways review & plan, which
includes the following aims Seek & recognise
opportunities for pedestrianisation and for pedestrian
thoroughfare routes, to segregate walkers and vehicles
wherever possible. E.g. pedestrianise Westgate, Market
Place. Connect the pedestrian infrastructure to transport
hubs and parking. Require / provide the design of
townscape, the treatment of pedestrian routes, to define &
illuminate the infrastructure. Identify & encourage
commercial opportunities along the pedestrian
infrastructure, to enhance its use & viability & vitality.
Reverse the market Square, placing cars at the south end
and give the north end to pedestrians, with more planting.
A consolidated pedestrian network would greatly underpin
many other aims & policies in the City Plan.
I am strongly in favour of your proposals to allow flexibility
on land use in the city centre. i.e. your windfall housing
proposals. Whilst regeneration of our city centre is to be
sought I fear that national tends are against us. Massive
retail job losses are forecast in the next 15 years.
If your target of 1,500 new homes cannot be met from
brownfield sites including the barracks we would really
need a rethink. Given Britain's great failure in
housebuilding over the past generation is 1,500 really a high

G1 G2
C1

•

Suggests City Plan should
be aligned with Highways
Review Plan.

Noted

•

In favour of
pedestrianisation of
Market Place & Westgate.

Noted
Highways List

E1

•

Fully supports windfall
housing policy.

Noted

General

•

Questions if 1,500 houses
will be sufficient?

Noted
Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local plan. The 1,500

enough target Remember, the unthinkable is only
unthinkable until it actually happens.
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Overall this is a professional, well thought out, excellent
piece of work.

General

•

Supports City Plan

Policy G1 Traffic management is a priority, especially
where air quality is currently very poor. How will
encouraging more cars into the city centre improve air
quality? How will traffic be managed to avoid raising
damaging emissions and lowering them to safer levels? If
the aim is to improve visitor experience and raise quality of
life for residents, traffic free streets and areas are essential.
This more than anything could make Ripon a lovely place to
visit and stay in. It will require imagination, resolution, and
determination to overcome these problems as other places
are already discovering, and would provide huge benefits.

G1

•

Traffic management
required to improve air
pollution.

dwellings come from
informal guidance from HBC
to look at the number of
homes that could be built on
brownfield land. In 2017 the
Government proposed a way
for neighbourhood plans to
obtain a housing target in the
absence of an up to date
local plan. Using this
approach, the 1,500
dwellings appears to be more
than sufficient as Ripon’s fair
share of the districtwide
housing target.
The City Plan asks that the
Highway Authority is
requested to investigate, in
partnership with Ripon City
Council, the District Council,
transport providers and local
user groups, the feasibility,
practicality and deliverability
of new highways (see Policies
Map and policy G1)
suggested to improve
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I have already submitted comments here on-line concerning General
the Ripon City Plan. However I now have some further
comments to make and also note the new deadline
extension. I mentioned that for a key aspect is to
regenerate the different Ripon however the focus should &
must be on economic growth and jobs for Ripon to flourish.
To comment further, Housing, although important, to me is
not the main priority. We need to attract people to Ripon as
tourists, locals from the more immediate area and wider
region, attract businesses, and increase numbers of people
in general in the city.
The barracks focus should be on business, education,
B3 B4
employment opportunitues and not housing (although
housing could be a small part). We have this amazing
opportunity with signifcant land & buildings to create
something different for Ripon. This opportunity should not
be lost to another housing development.
In my previous submission, i gave some details of what the
site could be used for and focusing on its key strengths &
environment to do this (college or businesses, musem
linked to regional economy & setting - agriculture, food &
drink, natural environment, sport etc.), and also suggestions
to improve Ripon in gerneal, also using some examples of

•

Further to previous
submission wishes to
stress need for economic
growth.

•

Suggests Barracks focus
should be on
business/education/and
employment
opportunities not housing
(or only small part).
Uses: College, businesses.
Museum, agricultural,
food & drink, natural
environment and sport.

•

circulation and accessibility,
reduce congestion, and
improve air quality
Noted
The City Plan through all its
policies and projects seeks to
do this.

Noted
The area of the military
estate will be an opportunity
for comprehensive
redevelopment as a
Regeneration Area. A
masterplan needs to be
prepared by Harrogate
Borough Council, Ripon City
Council, and the Defence
Industry Organisation.

other places I am familiar with abroad. Here I want to give
another example here in the wider Yorkshire region of
somewhere I know.
http://www.doncaster.gov.uk/services/businessinvestment/national-college-for-high-speed-rail We
really need to get focused on what is happening in the
region, country, and other countries (despite Brexit). To me
the barracks needs to be something like this (obviously a
different sector, and probably smaller scale). But here we
have Doncaster using its historical train industry, and
getting with the modern times and taking a bold step
forward in a major project for country. Ripon really needs to
focus big, bold, modern (while retaining its ancient charm).
Also around Leeds there is the Kirkstall Forge project
underway near Horsforth http://www.kirkstallforge.com/ (
new train station, business park, housing) in a natural green
environment. This is forward thinking, innovative and using
the natural environment & location as a strength. The
barracks really could be developed in similar way attracting
businesses, or creating a higher education college/
university outpost, but I really fear this vision & fantastic
opportunity will be lost unless local residents, concillors in
Ripon & Harrogate, MP, NYCC, business leaders, Transport
groups, developers, work together to realise a bold vision
like this on that sort of scale. Ok, Ripon is not next to a big
economy city like Leeds, but as I mentioned in my initial

The Barracks will be a major
brown field site, but the
policy also states that the
Regeneration needs to
include reuse of good quality
buildings for a range of
business, educational and
community use.

submission, is linked very closely to Harrogate which for its
size has a strong economy, and good road transport, and if
improved bus links (especially to train stations & other
towns), possible rail was introduced Ripon really could get
moving. Improving not only transport links but business,
economic, leisure & tourist links between other towns in
the area (Knaresborough, Harrogate, Thirsk, Northallerton,
Skipton, Otley...Horsforth, Leeds, York.. or others etc.)
Again, as I had mentioned, the new planned sports/
swimming facilities, need to have a bold bigger vision to
attract people into the city, the canal, the racecourse area
the same. Ripon has a lot going for but it needs a vision &
development in key areas, and not just focused on
providing these facilities for locals, but providing a unique
selling point to attract more number of & wider range of
people into the city on a daily basis during the week at
weekends business, leisure & education linked both during
the day (and for evenings events, concerts,restaurants,
theatre etc.) I am realtively knew to Ripon and have seen
that the Cathedral is used as a venue for some events,
music related small concerts etc., but big theatre type
productions might work great in Cathedral (or in the Spa
baths if the facilities are due to be relocated), if a purpose
built venue is not on the cards, and these should be
marketed in the right way. I wasn't around but I heard there
was the Ripon International Festival recently, I had no idea
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123

123

what this was exactly or that it was taking place especially
from the wider region myself or other people I know had
never heard of it. Discussion should be made about
introducing bus service at very least from Harrogate to
Skipton (I believe there was one in the past but there is no
route now as far as I am aware), but even a route from
Ripon should be lobbied for. A similar size market town in
the edge of the Dales (OK I know we are technically a city),
but we have a lot in common with Skipton and other similar
market towns etc. I really hope Ripon can become the
city it should be and develop on its already key strengths
and assets it has.
C5 I really believe Ripon needs a large department store
along the lines of Barkers of Northallerton. The only space
that I think that could possibly be large enough (apart from
Sainsburys) is where the baths/hospital currently are.
New Hotel: Ripon needs a 4* hotel, either through
regeneration of the Spa or by provision of a new one Victoria Road car park would be a good site but Ure bank
where the derelict railway building are would be ideal.
Gypsum - Policy A6
The green line on your map (gypsum srea C) appears to
condemn most of Ripon as being unstable land - is this the
kiss of death to developers? The auction mart is now
proposed as a caravan site instead of housing.

C5

•

Suggests need for a
Department Store
Possible the vacated Spa
Bath site.

Noted

D3

•

Agrees Ripon needs a new
hotel and Victoria Grove
and Ure Bank good sites.

Noted

A6

•

Notes Gypsum Area

Noted
The City Plan Policy A5
Procedures were adopted by
HBC in 2001 Local Plan based
on research carried out in
1990’s by the British
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Policy B.3 I agree with sports village proposal. This needs
stronger emphasis

B3

•

Agrees with Sports Village
proposal.
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B.4 No to retaining old timber barracks. This blocks any
other use of the land.

B4

•

Against retention of
timber barrack.
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Policy B.5 The rugby Club has no intention of moving
particularly if the football club move out, thus freeing up
their pitch (verified with Chair of club).

B5

•

Against this policy.

Geological Survey.
Experience has revealed
aspects of the development
management procedures
that should be made more
explicit. The City Plan Policy
A6 states that planning
permission will not be
granted for new buildings or
changes of use involving
increased exposure of the
public.
Noted

Noted
The proposal is to retain only
one hut as a reminder and
this may need to be resited
to fit in with the
redevelopment.
Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Objection Noted
The draft City Plan simply
seeks to allocate this site for
this type of development.
Proposals for the actual
designs for the development
would need to take a number
of factors into account and
would be subject to public
consultation as part of any
planning permission process.
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C.1 I cannot see Victoria Grove providing the site of an
attractive hotel.

D3

•

Against Victoria Grove
Hotel site.

124
124

Project P.2 Excellent aspiration - go for it.
Policy G.3 Cycling A much firmer policy is required to
encourage cycling around Ripon. The Harrogate - Ripley
cycleway should be extended to Ripon not Pateley Bridge.
The A.O.N.B is pushing for a Pateley Bridge extension but

General
G3

•
•

Noted
Support for Plan.
Project G3 proposes a Cycling
Firmer cycling policy
required with extension of Strategy and Plan.
Harrogate –Ripley
cycleway.
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one to Ripon would be easier and cheaper as it could utilise
the existing road (A61) corridor. Get Sustrans involved.
Policy G.5 Rather than describing the aspiration for a
railway as "re-opening the railway through Ripon" I suggest
you push for a rail corridor from Leeds to Northallerton
connecting the N.E. & Tyneside to Leeds and Manchester
Airport. After all Harrogate would benefit enormously from
this upgrade, as would the N.E. Maybe HS2 from Leeds to
Newcastle could come through Ripon with an adjacent local
line!!

I have already responded once in full, and then a second
time with a few additions to add to my initial comments, I
now wish to make a further addition. It is good the
consultation has been extended as ideas and thoughts
come to people the more time people have to consider. I
already mentioned outdoor type photo/ picture exhibitions
in the market square or around Ripon (showcasing what the
Ripon/ Harrogate area has to offer & wider Dales/ Yorkshire
area, either permanents pictures with information text, but
ideally changing every month or so. I wanted to give some

G5
G4
project

•

Makes suggestion re rail
corridor.

Noted
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.

C1

•

Further response.

Noted

•

Suggestions for exhibition
in the Market place which
should be pedestrianised.

examples of what I mean. Please see links below:https://www.cbd.int/images/bioday/2010/idb-2010belgium-photoexpo-brussels.jpg
http://www.standard8.com/exhibitions
http://www.alamy.com/stock-photo-poland-mazoviaregion-warsaw-lazienski-park-photo-exhibition-on-the87407222.html
https://craftcollective.wordpress.com/2010/10/18/lechiottisme-outdoor-photography-exhibit/ These are just
some ideas of what I am talking about, it would transform
the city centre with great photos of Ripon area,the
wonderful Yorkshire landscape in general, and more specifc
things of interest (Buildings - Fountains, Newby Hall,
Swinton Park etc.., Animals - sheep, cows etc.. Tour de
France/ Yorkshire..and so on, They could be on market
square but dotted throughour Ripon or on the approach
roads. It would provide a focus for the market square,
which I should point out should be car free on the square
itelf, but also the roads going around it. I think this would
be fantastic idea, at relatively low cost and would really
transform Ripon and the ambience, and give something
people to look at, a reason for people to come and linger,
and a way to promote what is on offer. I also mentioned a
covered market, but rather than a traditional covered
market, more specifically what could work well is little
permanent wooden hut stalls (with extended outdoor

covered roof) on the market place itself ( like stalls on a
traditional german style christmas market, but that could be
more permanent and serve as little stalls selling thing, small
businesses, and also be little cafes which open up onto the
square selling food & drink, and also be used for additional
exhibtions/ promotions of events, commununity activies/
hubs, tourist info, national trust hut, canal activites hut,
racecourse etc. They would give the market place some
focus and could have a variety of uses. Lets have the main
points of the city plan on display in the market square (text/
photos) so people know what we are working towards for
the next few years. Also, the cafes on the periphery of
surrounding market square could have extendable canopies
built to people can sit outside even if weather not so good,
and with patio heaters, this promotes a more lively
atmosphere and something a bit different. Lots of countries
do this e..g Belgium where their weather can be mixed like
ours. You need to pick up and ideas from difference places
and think outside the box, and really modernise Ripon with
some different ideas not just the same old. Maket place
should be no parking and given over to social & cultural
things. Also cars except for loading etc should be banned on
surrounding roads on periphery (rerouted to outer area) so
then like I said cafes to extend out onto the pavement and
onto square.
https://www.google.pt/imgres?imgurl=http%3A%2F%2Fl7.a

lamy.com%2Fzooms%2F9efe990ff4ea49df88004bc6080310
3d%2Fpeople-in-pavement-cafe-with-candles-on-tables-inevening-ghent-belgiumb8ex68.jpg&imgrefurl=http%3A%2F%2Fwww.alamy.com%2
Fstock-photo%2Fghentcafe.html&docid=sE0RMRXtL5OaAM&tbnid=gUZHDd5ctpKv
hM%3A&vet=1&w=640&h=447&bih=662&biw=1366&ved=
0ahUKEwjm4ffvvtrQAhWInRoKHfWnDsUQMwgfKAMwAw&
iact=mrc&uact=8
https://www.google.pt/search?q=ghent+belgium+winter+c
afes&rlz=1C1OPRA_enGB575GB575&espv=2&biw=1366&bi
h=662&source=lnms&tbm=isch&sa=X&ved=0ahUKEwjW86
XtvtrQAhVL0hoKHVuABVYQ_AUIBigB#tbm=isch&q=brussels
+cafe+outdoor+heaters&imgrc=fSFIGi0lBhcfCM%3A
I also already mentioned in my previous submission,
promote links with similar towns/cities in the area.
Promoting and marketing ourselves in the surrounding
towns, joint syle events. At that time as new to Ripon, I
didn't realise our MP covers both the Ripon & Skipton area.
So even more reason, or easier to promote this that already
has an established link, promote Ripon not just linked to
Harrogate, but linked to Skipton as well,(I already
mentioned bus service to Skipton from at least Harrogate),
but again we should have photos/ a wooden hut promoting
the wider MP constituency in both Ripon & Skipton, maybe
some sort of alternating events in the 2 places but

promoted as a joint event, or to take place half way in
between, we are too small on our own, and need to think
about these links with other places. There already exists
joint ventures, other joint activities need establishing &
promoting (with Skipton, Thirsk, Harrogate, Knaresbrough,
Northallerton, Boroughbridge, Masham etc.)
http://www.skiptonandriponenterprisegroup.co.uk/ This
group & others could have a wooden hut in the market
square etc on a Saturday promoting what they do. A hut
promoting what our MP does & the constituency, getting
people to work together & think together Ripon is small
enough size (but not too small) where these more local/
community focused activities could work as opposed to in a
larger place like Leeds. The market place is a fantastic asset
and should be used to its full potential.
126

See Nidderdale AONB
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I have already made an initial online submission of
comments together with several further additions. As the
extended closing date is almost near, I have some further
final comments.
I know it is not within the direct city limits, but I think ideas
should be thought to develop the areas close to A1 (A61
and B6265 and entrance/gateways to Ripon (initially with
more signs / photo boards of what Ripon is about and what
to see), could also get children from local schools to design

127

N/a

•

Further information to
previous submission.

•

Suggested development
of area close to A1 for
promotion of Ripon also
Dishforth and Scotch
Corner.

Your comments have been
noted but the area falls
outside the Parish boundary.
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something). Also develop these areas as gateways
somehow to extend the city, so people are drawn in already
from the A1, I think it suffers because it is a bit of a drive
from main road and not immediately obvious what there is
(Ok there are the standard signs), but make it inviting.
promote ourselves. Small business parks/ activity centre/
vistor attraction.
As well as Ripon Barracks I hear Dishforth airbase will also
close in future, maybe this could be developed to benefit
the city in the way I am talking about. There is also the
approved plan at Scotch corner for high end retail complex,
so we would need something on the edge of Ripon to
attract people, it doesn't have to be retail (probably best
unless it is different to city centre offering), but some
attraction (museum, activity centre for adults or children,
indoor climbing centre, ice skating, go karting, exhibition
centre, conference centre, water park etc.) that will add to
Ripon offering and link the motorway to Ripon city centre at
both gateways.
I have already mentioned previously 36 type buses to
G5
Thirsk station, Thirsk, Northallerton at least (and York),
Project
could a trial not be proposed to extended the current bus
G5
to Thirsk, it's not far away and as well as the developing the
physical link, it also develops mentally the links between
Harrogate, Ripon, Thirsk, which could then be built on in the
future, is successfully try also to Northallerton & station. If

•

Suggests improved
transport links

Noted
See City Plan Project G5 Bus
Connectivity Improvement
Plan - Develop proposals for
the improvements of the
current bus services.

it is going to be a very long wait for the possibility of a train
station then it is ESSENTIAL for these bus links for Ripon to
thrive, and can we also not promote Ripon via the current
rail network. Integrated train & bus timetables/ station
displays which show onward bus or train connections,
announcements on trains to change at Thirsk for onward
bus connections to Ripon etc, Ripon needs to be promoted
and linked to the towns in the area at every opportunity. On
A61 approach from Harrogate, photo displays/ countdown
to Ripon advertsing attractions and time to get there 20, 15,
10, 5 mins etc. Think different! Could Thirsk station even
be renamed in someway or at least Ripon promoted on the
station signs e.g. Thirsk Station (with connections to/ for
Ripon & Boroughbridge), Thirsk (Gateway to Ripon &
Yorkshire National Parks) - which here you have included
Dales & Moors or some other similar wording to encompass
wider local area or at least have brown signs for Ripon
C1
Cathedral, Fountains Abbey etc at Thirsk station. I think
Ripon is a great place to develop greater community spirit.
interaction due to its size, I have mentioned before having
art/ photo displays in the Market Square, but to go further
let's have childrens art from the schools, pictures by art
students from York/ Leeds university - make it local and
meaningful from Ripon and wider region, pictures/ products
/ exhibitions by and from local business, make a
weatherproof area on market square,Other ideas, every

Noted
The City Plan Policy C1 states
the Market Place is the
central meeting place from
which Westgate provides the
link with the Spa Quarter.
Regeneration of this area will
be assisted by upgrading and
enhancement of the public
realm, management of space

month events/displays/ join in and learn activities on
woodcrafts/ collages, musical instruments, painting,
photography, bring your pets,and people display what they
make in a dedicated area on market square or in Town Hall
or other building etc. A community building like The Station
in Richmond would be ideal for Ripon (the Old Baths if it
moves), or use the Cathedral as the host indoor venue.
Pedestrianise market square more and think of changing 36
bus route to avoid market and steep hill and traffic lights,
where there is always a queue.
I think I mentioned in a previous submission about
Lighwater Valley, but not sure if I said how it could be
devloped, promote it more linked to Ripon, when I visited
more recently I liked the retail area, pub etc, but could
make it into more of an entertainment/ exhibition area,
promote its use on evenings, bars, restaurants, or nightime
themed group/ teenager activities / orienteering on the
line of scouting/ camping if there is space, or do this in
other areas if not (fountains/ racecourse) if it doesnt take
place already. As I said before, I think the racecourse could
really be devloped into something (hotel/conference/
exhibitons either horse related or not for other business
sectors). This I think will be my final final comments, but
thought would add while I still had ideas before the closure
date. I will be extremely dissappointed if I am walking
around Ripon in a 1-2 years or so time and non of these

for events and markets and
outside extension of
premises in A3 use for the
regeneration of the Market
Place. This approach also
gives direction to other
regulatory codes and byelaws approval under which
may be required for the use
and enjoyment of the
meeting place.
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ideas have been taken on board and Ripon hasn't received
the boost in desperately needs and is still under performing
its potential. The barrcks are closing but no need to lose the
link with the military, have parades or events with them
coming from Catterick etc.
Members at Ripon RUFC have no desire to move from
Mallorie Park. Why should Ripon Cricket Club be given
protection and not the rugby club? The club thrives and is
also a good central venue for events and functions. Ripon
RUFC deserves the same protection as other clubs.

B5

•

Against Rugby Club
moving elsewhere

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Dear Sir/ Madam, I am contacting you to register my dismay B5
and concerns at the councils decision not to include Ripon
RUFCs ground as protect status in the recently released
plan. Our club is a valuable asset to the city, we provide a
stimulus to both adults and juniors to partake in a sport
that encourages fitness and respect on all levels. We also

•

Against Rugby Club
moving elsewhere.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
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132

input financially to the local business community. The
members of our club put in a great deal of effort to ensure
that we can provide excellent facilities to the citizens of
Ripon and the surrounding areas. Why is the ground and
club house not included in the protected area along side
the Spa Gardens And the cricket ground? Please could
you see that our brilliant sports club is retrospectively
included in the surrounding protected area.
Members at Ripon RUFC have no desire to move from
Mallorie Park. Why should Ripon Cricket Club be given
protection and not the rugby club? The club thrives and is
also a good central venue for events and functions. Ripon
RUFC deserves the same protection as other clubs .

Please provision a more modern swimming pool with
individual changing cubicles. Thanks
No building East of Ripon existing housing line. Protect the
environment for all to enjoy sport, walking, Fountains

to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
B5

•

Against Rugby Club
moving elsewhere

F7

•

Supports new swimming
pool.

General

•

No extending of the parish Noted
boundary to East.

Noted
The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The
approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).
Noted

•

Abbey approach and wild life. No bypass along this route
and not through Quarry Moor.

•
132

132

A road from Glovers bridge to Mallorie Park Drive should
have been put in years ago was common sense but building
houses took preference, now pollution from vehicles of real
concern. A car park on the Police Station would encourage
people to use North Street.

G1

No more development on Camp Close. This land was left to
the children of Ripon to use. How come Harrogate Borough
Council have got control of it. There is too much conjestion
of vehicles and lorries turning at the moment. Leave it for
the people to use free of charge. The land down there is a
peat bog and contaminated i.e. dalamires bog and a tip.

F7

•
•

•

Protect environment,
Fountains Abbey and
wildlife.
Against Bypass through
Quarrymoor
New road Glovers Bridge
to Mallorie Park Drive.
Concern re air pollution.

Against any development
Camp Close.

The City Plan asks that the
Highway Authority is
requested to investigate in
partnership on with Ripon
City Council, the District
Council, transport providers
and local user groups, the
feasibility, practicality and
deliverability of new
highways (see Policies Map
and policy G1) suggested to
improve circulation and
accessibility, reduce
congestion, and improve air
quality.
Noted

132

Very good of the council to pass it for industrial use and
recreation use. The public should expect better than this,
not very encouraging for new companies to come.
Lets make the most of development on the Army Camp.
New sports facility for all - rugby, football and runners. New
swimming baths to a very high standard which would
benefit all schools in the area - Ripon Academy. Ripon
Grammar and all schools in the area. With the population
growing, all the land round the existing schools is getting
smaller due to the expansion of these schools. If these
facilities are of the highest standard all these
establishments would benefit. This could be New Ripon
working for everyone not just a few. A Northern bypass
from Galphay Road to Kirkby Road, Palace Road to Hutton
Bank top would make more land available for industry and
housing and would pick up Fountains Abbey traffic from the
north and east and all quarry traffic from the north and
west and link Lightwater Valley with Fountains Abbey.

B3
Project
B3

•

Supports development of
sports facilities at the
army camp. Swimming
pool near secondary
schools.

Noted

•

Would support northern
bypass

Noted
The draft Ripon City Plan
does not support this
proposal as we do not
believe that it is feasible or
viable without large scale
house building on land
adjacent to this new road.

132

The Ripon Hospital could then be enlarged into the vacated C5
swimming baths. The older population is growing every
year. Lets have the best for the people of Ripon, not second
best. Do not let Hell Wath get lost in the paper trail as it was
left to the people and children in perpetuaty by Redland
Quarries in them being granted planning permission for the
enlargement of their quarry at Masham.

•

Supports expansion of
Hospital into vacated Spa
Baths site.

Noted

133

email and personal contact

•

Request to remove the
Turk’s Head from this list.

We acknowledge some
investment had been made
at the time of the
representation. However, the
external appearance of the
property remains as at the
time and to remove the
designation from this
property would be
inconsistent and inequitable
to owners of other such
landmark property

134
135
136
137
138
139

See Historic England
See North Yorkshire County Council
See The Environment Agency
See Peacock & Smith for Marston Inns and Taverns
See LCF Law for Owners of Land East of Bypass
See LCF Law for Owners of Land Hutton Bank

H3

140
141
142
143
135

See The National Trust
See Harrogate Borough Council
See Natural England
See Ripon Trust
Responses from Organisations
North Yorkshire County Council
Thank you for consulting North Yorkshire County Council on
the Draft Ripon City Plan. This is a corporate response of
the County Council, agreed with Executive Members and
takes account of representations received from across all
relevant Directorates.
It is recognised that the timing of the emerging Harrogate
Local Plan is likely to make the preparation of the City Plan
more complicated. However, the County Council is aware
that Government guidance in NPPF states that
“Neighbourhood plans must be in general conformity with
the strategic policies of the Local Plan … (and) should not
promote less development than set out in the Local Plan or
undermine its strategic policies.”
It is particularly important that the County Council, as a
major infrastructure provider in the City, including in its role
as the local highway and education authority, is able to plan
effectively and in this context we need to understand the
total picture of future development in the City, including
links to more strategic policies in the emerging Harrogate
Local Plan.

General

There are a number of areas at this stage where we have
identified potential conflicts between the Draft Ripon City
Plan and the Harrogate Draft Local Plan (HDLP). These
include:

135

135

North Yorkshire County Council
General
Lack of clarity about a housing target for Ripon and how and
where it can be delivered;
North Yorkshire County Council
General
Draft housing allocations in the HDLP which are not
included in the City Plan;

135

North Yorkshire County Council
Protected Open Space designations in the City Plan which
conflict with HDLP proposals;

F1
F3

135

North Yorkshire County Council
A higher level of detail within the Clotherholme Policy Area
in the City Plan in advance of a masterplan

B3
B4

•

Lack of clarity about a
housing target.

•

HDLP draft housing
allocations not included.

Continue to seek a housing
target for Ripon from HBC.

Allocations are only emerging
in new HDLP Greenfield
allocations unnecessary to
provide growth.
Protected open space
Emerging HDLP does not
designations in conflict with HDLP show protected open space.
Public demand for
designations.
Ripon City Plan is the only
• High level of detail in
advance of Clotherholme
substantive opportunity open
masterplan.
for the city to articulate
expectations about how
redevelopment of the
military estate should go
forward, and at this time it
would be wrong to forgo the
detail of the policy.

135

North Yorkshire County Council
Potential transport proposals in the City Plan for which
there are currently no strategic links in the HDLP.

G1

135

North Yorkshire County Council
The County Council would welcome the opportunity to
work with the City and Borough on the development of
masterplans for identified sites and areas, including the
Clotherholme Development Strategy.

General

135

The Plan is taking a
precautionary approach to
protect existing highways
with possible potential to add
to network to address
growth, relieve city centre
congress and relieve air
quality concerns.
Noted

Suggests a number of policy areas
are aspirational at the present
time.

There are a number of policy areas which are aspirational at
the present time. These include Policy B5 Mallorie Park
Drive/Studley Road; and Policy C.5 Ripon Hospital/Spa Baths
Regeneration Area. The County Council is happy to work
with the Partnership in the future in relation to delivery and
securing funding for infrastructure if and when there is
more certainty.
Comments from County Council service areas are as
follows:
North Yorkshire County Council
Strategic Policy and Economic Growth

Potential transport
proposals for which no
strategic links in HDLP.

The County Council is happy to
work in partnership in the future.

General

Perceived conflicts or need for
more strategic link.

This will be addressed in
Basic Conditions statement
dependent upon alighting

Strategic Policy

with merging Local Plan at
time of submission.

3.2 General Conformity with the strategic polices of the
Local Plan

135

As stated above, there are at this stage some areas where
there are conflicts or there is a need for more strategic links
to the Local Plan
North Yorkshire County Council
5.3 Clotherholme
N.B Children and Young People’s Service comments below.

B3
B4

High level of detail in advance of
Clotherholme masterplan.
Protected open space may be
better determined through
masterplan.

Ripon City Plan is the only
substantive opportunity open
for the city to articulate
expectations about how
redevelopment of the
military estate should go
forward and at this time it
would be wrong to forgo the
detail of the policy.

E2

Although outside the Plan
boundary, HDLP Allocation R8

Ripon City Council does not
support this allocation.

Policy B.3 – Clotherholme and Policy B4: Clotherholme
Development Strategy: The County Council as a major
infrastructure provider would welcome the opportunity to
work jointly with Harrogate Borough Council, the
Neighbourhood Planning Body and the Ministry of Defence
in the preparation of the masterplan. However, the policy
may be too prescriptive at this stage in terms of the list of
requirements for the site, including the identification on the
Proposals Map of protected Greenspace, which we suggest
may better be determined through the master planning
process.
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North Yorkshire County Council 5.5.35 West Lane

The County Council notes that the HDLP draft housing
allocation B8 at West Lane is also outside the Plan
boundary. This is a large allocation which would become
part of the urban area of Ripon if built, with implications for
highways, schools, greenspace etc. in the City. It is
accepted that it is for HBC to consider whether an extension
of the development limit to include this site is appropriate,
but it should be taken account of in housing numbers and
be referred to in the Plan and on the Proposals Map.
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North Yorkshire County Council 5.6 Providing New Homes
It would be helpful to the County Council to have a clear
understanding of the overall housing target for the City Plan
period and how and where this will be delivered.
The position relating to the role of greenfield housing
allocations in this Plan and the HDLP is not completely clear.
Whilst the City Plan is not making greenfield allocations
itself, it still needs to recognise greenfield allocations
proposed in the Local Plan, including HDLP Housing
Allocations – R6 and R23 (which is proposed as Protected
Open Space in the City Plan). HDLP Allocation R8 is just
outside the City Plan boundary but on account of its size
and location and its potential contribution to housing
numbers in Ripon should be referred to.

should be taken into account in
housing numbers and shown on
Policies Map.

General

Helpful to understand Ripon’s
housing target.

•

Plan needs to recognise
greenfield allocations R6
and R8 in emerging HDLP.

Greenfield allocations are
unnecessary for Ripon to
provide a fair share of the
district housing requirement
which can be met on
brownfield sites.
Accept that if approved this
development will have
impacts on Ripon.
Precautionary policy F5
addresses education
requirements.
Continue to seek a housing
target for Ripon from HBC.

Allocations are only emerging
in new HDLP Greenfield
allocations unnecessary to
provide growth.
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North Yorkshire County Council 5.7 Enjoying Open Space
and providing Community Facilities
Policy F1 – Amenity open space and other open land
North Yorkshire County Council 5.7 Education Facilities.

General

•

No comment provided.

Noted

F1
F5

Policy F.5 – Education Facilities
The County Council owned land between Kirkby Road,
Church Lane, Park Street and Clotherholme Road including
the grounds of Outwood Academy is shown as Protected
Open Space on the Proposals Map. Whilst it is recognised
that Policy F.5 allows for additional education provision on
this land, we would not want school sites to be designated
in a way which would create difficulties in changing their
use if the pattern of education / service provision changes
or in disposing of them in order to release capital to invest
in other services if they become vacant. There are already
considerable statutory restrictions on the disposal or
change of use of school playing field land which are
controlled via the DfE. We suggest that this land be
excluded from Policy F1, given the additional protections
that are already in place.

Recognises intent of policy F5 but
seeks removal of protection from
NYCC owned land.

•

Argues that existing DFE
protections are sufficient.

Demand for primary school
places is likely to increase
with growth of the city. This
will increase the absolute
need for school
accommodation, so the issue
of surplus education
authority land would appear
distant. No change to
policies.

n.b Children and Young People’s Service comments below.
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North Yorkshire County Council Planning Obligations

G1
J1

Offer to engage with
development of Infrastructure

Meeting held with NYCC.
No engagement with HBC.

We are happy to discuss the policy wording in relation to
potential requirements and mechanisms for delivery of
County Council infrastructure with the Partnership.
The County Council has commenced work with a number of
its Districts on pilot projects to develop Infrastructure
Delivery Statements (IDS) in relation to County Council
infrastructure. The IDS is a jointly developed document to
suit the nature of each authority, ideally developed
alongside the Local Plan and its Infrastructure Delivery Plan
and will help to demonstrate the deliverability of
development identified through the Local Plan. It is
suggested that we could extend the concept to the
neighbourhood plan level in the case of Ripon where there
are significant proposals. We would be happy to meet and
discuss how we can progress an IDS for Ripon.

Delivery Statement. Offer to
meet.

•

Recognition should also be given to the potential role of the
Community Infrastructure Levy (CIL), which we understand
is being considered by the Borough Council. It would be
useful to indicate that Ripon’s local proportion of CIL will be
prioritised on delivering infrastructure projects that support
growth initiatives identified in the City Plan.
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North Yorkshire County Council
Economic Growth
The Draft Ripon City Plan includes a range of generally
positive and appropriate policies that are aimed at

‘C’ pols
D1
D2
D3

Interest in Ripon’s local
proportion of CIL to
support growth initiatives
in the Plan.

General support for policies
especially in city centre.

HBC not preparing CIL at this
time.

Welcome these comments.

encouraging the future development of the City and
maintaining its vitality while recognising the need for
flexibility – particularly in terms of town centre uses - and
the changing needs of future businesses and residents.
The quarter concept is welcomed and helps to give focus to
the plan and identifies a template for future development
and regeneration. Proposals to manage car parking and car
use and to better exploit the Town’s significant assets,
including the market place, Cathedral, museums and baths
are supported by the City’s strengths and opportunities.
On hotels – it should be noted that hotel provision is
strongly market driven and that the creation of new or even
upgrading existing bedstock will most likely follow market
demand. If coach tourism is an aspiration then care needs
to be taken to ensure that the required parking and traffic
management provisions are made and there is a need for a
strong corresponding component of the visitor offer
particularly with regard to catering and evening
entertainment. There may be scope somewhere in the plan
to identify an opportunity to create and entertainment /
theatre / small conference space other than the cinema and
to focus on the potential for an improved night time
economy – perhaps linked to the market place proposals.

Importance of parking and traffic
management including coach
parking.

Traffic and on-street parking
beyond competence of Plan
but engagement in
Improvement Areas most
important.

Hotel provision is strongly market
driven.

Market interest in hotel
provision.

Scope for entertainment, theatre,
and small conference space.
• Night-time economy
improvements.

Potential for community use
of buildings for
entertainment and culture in

Northern Quarter and
Bondgate Green.
Approach to protected
frontages driven by nighttime economy and city
centre vitality.
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North Yorkshire County Council
North Yorkshire Highways
Thank you for consulting North Yorkshire County Council
(NYCC) the Local Highway Authority (LHA) as a statutory
consultee on the above consultation documents.
The LHA have held discussions with the developers of the
Ripon City Plan in relation to the mitigating highway
proposals contained within this consultation. During the
discussions the LHA agreed in principle to the aspirations
presented in the Ripon City Plan and highlighted the need
for further transport evidence to support these proposals.
In order for the LHA to support the aspirations of the plan it
must be demonstrated as being sound in relation to
transport matters. Further evidence of collaborative work
linking the City Plan with the emerging Harrogate District
Local Plan and robust evidence to demonstrate that the
proposed mitigation measures are deliverable is required.

G1

•

Agree in principles with
Plan’s aspirations and
need for evidence. Seeks
collaborative working with
emerging HDLP.

Welcome agreement for
aspirations.
The Plan is taking a
precautionary approach to
protect existing highways
with possible potential to add
to network to address
growth, relieve city centre
congress and relieve air
quality concerns.
Disappointment at limited
use and application of HBC
traffic model and
engagement.
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North Yorkshire County Council Policy Support Officer –
Rail
Reinstating the railway between Leeds – Harrogate - Ripon
G5
and Northallerton is a major long-term project which will be
developed over time, the strategic case for the line needs to
be developed by a group of Stakeholders with support from
the rail industry and then presented to the funding bodies,
currently Government but in the future could be Transport
for the North, or other devolved bodies. North Yorkshire
County Council approved and published its Strategic
Transport Prospectus and in early February 2016 its Local
Transport Plan 4 (LTP4) was approved by North Yorkshire
County Council Executive.
In the North Yorkshire County Council Strategic Transport
Prospectus NYCC indicated that it would push for the first
stage of Leeds to Harrogate with work starting pre 2030
with later phases in North Yorkshire being delivered after
2030. In LTP4 North Yorkshire County Council stated the:
“Upgrade of East Coast Main Line & Trans Pennine
networks, to increase capacity and reliability of the
network, including further recognition of its role as a key
freight route to access major port facilities at Teesport. To
achieve this we would be supportive of a new rail link from
Leeds to Harrogate (potentially pre 2030) then to Ripon and
Northallerton (post 2030). This would open up additional

•

Plan should state that it is
too early to identify route
alignment and that
references to east of bypass should be deleted.

Recognised that this an
advocacy policy responding
to public consultation.
Specifics removed from
policy wording.
The City Plan continues to
support the reinstatement of
the railway through Policy G5
and Project G4, but recognise
that the deliverability is
dependent upon this being
recognised as an
infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.

capacity on the East Coast and also release capacity at
Leeds Station.”
The City Plan should state that it is too early in the process
to identify the route alignment through / around Ripon,
further work through the development of a feasibility study
and a strategic business case with full stakeholder
engagement would identify the best options for line
alignment and the need and location of a station in Ripon.
Policy G.5 – Railway Reinstatement
It is suggested that after alternative route “to the east of
the by-pass” is taken out and the last sentence should state
that “this would need to be defined alongside the need for
a station site and its facilities; there are guidelines set out
by Network Rail as regards the development (the Network
Rail, Investment in Stations Guidelines)
http://www.networkrail.co.uk/browse%20documents/rus%
20documents/route%20utilisation%20strategies/network/
working%20group%202%20%20stations/investmentinstations.pdf?cd=1
and this would form the basis for any station work”.
Very relevant to Ripon and accessibility is within the NYCC
Strategic Transport Prospectus and Local Transport Plan 4
where we state that we want:

“Access to High Speed rail where 85% of the population
of North Yorkshire can get to an HS2 Hub within 40
minutes and 75% to a conventional railway station
within 20 minutes” this should help Ripon's connectivity
to stations in Harrogate, Thirsk and the HS2 Hub and
Rail Gateway at York”.
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North Yorkshire County Council - Heritage
In the comments below we have referred to the Draft Ripon
City Plan Summary, September 2016. The aspirations of the
City Plan are supported, but we are unable to comment on
the details. Comments on Policies are as follows:
North Yorkshire County Council - Landscape
SUSTAINABLE RIPON
Draft Policy A.2 Protecting the Landscape Character is
unsatisfactory as it confuses several concepts and is actually
about Special Landscape Areas, not landscape character, so
the title is misleading. We have previously commented
twice on this policy, but it has not yet been amended. We
would recommend that advice is sought from the Harrogate
BC landscape architects if needed.
We would suggest that Policy A.2 is just entitled
‘Landscape’, and that it has subdivisions:
•

A.2 (a) Protecting Special Landscape Areas

General

•

Support for the City Plan

Noted

•

Seeks subdivision of policy
into Protecting Special
Landscape Areas,
Enhancing Landscape
Character and
Incorporating Green
Infrastructure.

Policy wording reviewed as
regards SLAs. Decline to add
the additional material owing
to currency of HBC
documents and inclusion as
appropriate in other policies.

A2
A5

e.g. The 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 the River Skell and Laver Valleys. To
ensure that effects of development proposals are
fully assessed and mitigation opportunities identified
a Landscape and Visual Impact Assessment or
Appraisal (LVIA) shall be submitted with
applications.
•

A.2 (b) Enhancing Landscape Character
e.g. Proposals that protect, enhance or restore local
urban and rural character, appearance and
distinctiveness as identified in the Harrogate District
Landscape Character Assessment and townscape
appraisals will be supported.

•

A2 (c) Incorporating Green Infrastructure
e.g. Proposals that incorporate existing and/or new
multifunctional green infrastructure features and
linkage in accordance with the Harrogate Green
Infrastructure SPD (2010), in order to mitigate the
effects of development and to provide amenity,
landscape character and health benefits will be
supported.

•

Draft policy A.5 – Skyline needs to be expanded to make
reference to the World Heritage Site and its Buffer Zone as
one of the aims of the Buffer Zone is to prevent
development impinging on vistas and views between the
WHS, Ripon and the wider landscape. There is a defined
area which crosses the city and which could be marked on
the Policies Map.
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North Yorkshire County Council - Built Heritage
“Townscape” is urban landscape so the words “and
landscape” are not really needed. However this policy
appears to be aimed only at Conservation Areas. We would
suggest that this policy is also subdivided, with one part
dealing with designated historic townscape (Conservation
Areas and Listed Buildings) and the remainder dealing with
non-designated townscape which will also contribute to the
city’s character and local distinctiveness, whether positively
or negatively, and influence perceptions of the city. We
would very much like to see some overt reference to
reducing the visual impact of large retail or industrial
buildings by careful non-generic design and the use of
recessive colours and non-reflective surfaces.

Policy H.2 Local list of undesignated Heritage Assets

H.2
Project
H.2
E.2

Seeks inclusion of World
Heritage Site in A5 Skyline
policy.

Decline to change wording of
skyline policy to include WHS
reference because it is about
the local distinctiveness of
Ripon’s total skyline, not just
the WHS buffer zone which is
addressed in the emerging
HDLP.

Seeks wider application of design
policy across the city through
subdivision into Conservation
Areas and listed buildings and
non-designated townscape, in
particular to address large retail
or industrial buildings.

Current HBC documentation
is proportionate. The Plan
now includes development
principles for the city centre
and the Regeneration Areas
which in part address design
as does the revised Policy E2
regarding residential density.
The Plan has not sought
otherwise to provide further
design parameters (although
the concerns expressed are
recognised).
Policy H2 seeks a more
considered approach to
creative and innovative
design in Conservation Areas.

Perhaps it could be made clear that the local list could
include a range of types of heritage assets including
gardens.
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North Yorkshire County Council - Ecology
With regards to Policy H.6 External Lighting - “Proposals for
external lighting will be assessed for their intensity, range
and period of operation in order to prevent disproportionate
affects upon visual amenity.” It is requested that you add
the phrase “and biodiversity” at the end. Ripon is dissected
by several riparian corridors (the Ure, the Skell, the Laver
and the canal), so is probably good bat foraging habitat,
which could be degraded by new lighting. Bat foraging
habitat is not protected in the same way as roosting habitat
so policies to protect it are useful.

In terms of allocations, the old sewage works is very close
to the confluence of the River Laver and the River Ure. The
Laver is important for River Lampreys, which are a Habitats
Directive Annex II species. Although any development
would need to meet EA requirements, any discharges which
could compromise water and habitat quality in the Laver
should be resisted. This includes silt and nutrients. Policy
H.4 refers to the need for landscape screening but does not

H.6

•

Advises that the local list
of heritage assets could
include arrange of types
offset, such as gardens

The advice on preparation of
the local list is welcomed.

•

Add “biodiversity” to
policy H.6 External
Lighting.

Agreed

•

Policy H.4. Mention
sensitivity of Ripon
Sewage Treatment Works
in relation to river
diversity.

Accept comment regarding
river diversity. However,
comment states that any
development would need to
meet EA requirements. This
would be addressed at the
development management
stage.

H.4

A.3
B.3

mention the sensitivity of this site in relation to river
biodiversity.
The Bishopton housing allocation and redevelopment of the
Clotherholme Barracks complex are also likely to involve
outfalls to the River Laver. The Rivers Laver and Ure are
identified as a UKBAP Priority Rivers and thus qualify as a
Habitat of Principal Importance as defined in Section 41 of
the NERC Act, i.e. public bodies have a duty to promote
their conservation. The NPPF is clear that the development
process should not only protect features of ecological
importance but should plan positively for the restoration
and recreation of priority habitats and species – these large
allocations present a real opportunity to restore and or
recreate priority habitats. Enhancements for biodiversity
should be sought for all scales of development.
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North Yorkshire County Council - Children and Young
People’s Service
Based on our usual calculations, the proposed housing of
1,500 dwellings would create approximately 375 primary
aged children and 188 secondary aged children. This would
create a shortfall of primary school places over time which
would need to be addressed through a combination of
expansion of existing sites and new provision, and a site for
a new primary school at Clotherholme has been included in
the City Plan. The increase in secondary aged children
would need to be accommodated on the existing sites.

•

B.3
F.5

Bishopton housing
development and
development of the
military estate are likely to
involve outfalls to the
River Laver which qualify
as a Habitat of Principal
Importance. These large
allocations present a real
opportunity to restore
and or recreate priority
habitats.

Provides evidence in support of
policies B.3 and F.5.

Planning permission has been
granted for the Bishopton
development.
Policy B.3 states that the
Clotherholme masterplan
should have regard to “green
infrastructure” and
“management, maintenance,
conservation and
enhancement of the
remaining open land and
woodland with the military
estate beyond the
Regeneration Area…”

Welcomed.

Policy B3 Clotherholme - Redevelopment of military estate
‘The precautionary allocation of a site (of not less than 1.6
hectares) for a primary school’
We support this.
Policy F.5 - Education facilities
In the event of additional education provision being
required owing to growth in the school age population and
where this cannot be provided within existing education
sites without unacceptable overcrowding and/or loss of
existing facilities such additional provision shall be made in
the protected open land between Kirkby Road, Church
Lane, Park Street and Clotherholme Road including the
grounds of the present secondary school (Outwood
Academy).’
We suggest adding: ‘if feasible and not conflicting with
other proposed usage of the site’.
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Policy F.5 ‘Additional education provision clearly required
arising from any residential development of the military
estate shall be provided on a site allocated within this area ‘
We support this and suggest adding: ‘where feasible’
North Yorkshire County Council - Public Health
General support for the leisure proposals.
It is suggested that there is a need for a conversation with
the Grammar School and Outwood Academy on potential
walking routes to schools. Particular issues are:

•

Suggests adding “where
feasible” to school site
within Clotherholme in
F.5.

Decline to add wording to
F.5. The military estate is of
sufficient size to
accommodate it.

•

Suggest need for
conversation with the
secondary schools on
potential walking routes
to schools.

Agreed.

G.2

Highways List

•
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From Kirkby Road where there is an agreement for
Grammar School students only to go through the
allotments but no public rights of way;
From Harrogate Road where there is an unlit, muddy route
through Hell Wath.
North Yorkshire County Council - Library and Community
Services
No specific comments. Ripon Library is pleased to support
local consultations when required.

General

Offer to support local
consultation.

Noted

General
Para
1.1.2
(pg2)

Small wording change suggested

Not significant comment

Para
1.1.7

Suggest clarifying reference to
NPPF and the HLP by referring to
policies for housing growth.

Cannot see what is wrong
with referring to growth.
NPPF is concerned with
economic as well as housing
growth.

Harrogate Borough Council
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Harrogate Borough Council
The following sentence might be better rephrased to
include the word shown in italics: ‘A neighbourhood plan
was seen to give the Ripon community a means of planning
for those issues that mattered’.
‘The plan has regard to the National Planning Policy
Framework, notably Growth, and the Local Plan, the latter
comprising the Core Strategy adopted in 2009 and policies
saved from the Harrogate District Local Plan 2001’. For
clarity, should this say, ‘The plan has regard to the National
Planning Policy Framework, notably policies relating to the
need for additional household growth…’ Some clarification
to what is meant is required.

Refers to reliance on lower value employment sectors but
suggests little to address this issue. Generally, the
Regeneration and Supporting the Ripon Economy policies
could put more emphasis on how existing business
strengths can be developed and encourage diversification
to attract new higher value sectors. Further discussion on
this matter with the Economic Development team is
suggested.

Para
2.7.4

The Regeneration and Supporting
the Ripon Economy policies
should put more emphasis on
developing existing business
strengths and encouraging
diversification. Suggest discussing
with Economic Development
team.

Have discussed with
Economic Development team
and consider policy is
supported by evidence.

‘Policies had been saved from the 2001 Harrogate District
Local Plan that has implication for Ripon’. This needs
rewording for clarity.

Para
3.2.2
(pg11)

Suggest minor rewording for
clarity.

Made clear in Basic
Conditions Survey.

‘…. initial enthusiasm for allocations should no longer be
pursued. Growth would continue to be addressed but
through the potential of Regeneration Areas and
anticipated windfall housing development.’
Need to make it clear that housing allocations required to
meet the District’s objectively assessed housing need are
being made through the Local Plan.

Para
3.2.7
(pg13)

Where wording refers to not
making allocations but addressing
growth through Regeneration
Areas and windfall housing, it
should be made clear that
housing allocations to meet the
District’s objectively assessed
housing need are being made
through the Local Plan.

This is a major difference in
approach between the RCP
and the HLP. Harrogate is
looking at housing need at
District level, has identified
Ripon as a major growth
centre and has not broken
the SHMA based housing
target down to provide a
sustainable housing target
for Ripon. Suggest there is a

need for further work in this
area, assisted by HBC, to
provide such a target. The
PAS Advice Note Housing
Needs Assessment for
Neighbourhood Plans is
helpful on this. Evidence
from the SHELAA in relation
to commitments and
potential brownfield sites
plus windfall evidence can
then be fed in to give an
indication of any need for
further allocations, including
on greenfield sites. Whilst
acknowledging HBC’s
identification of Ripon as a
focus for new housing
growth, there still needs to
be proportionality when
allocating sites in Ripon to
meet the wider needs of the
District.

Ripon City Plan Vision– ‘a centre for financial and
commercial services’ – as phrased this sounds like a high
aspiration. This isn’t then reflected in the Objectives nor
explained how it can be achieved.

The vision of ‘a centre for
financial and commercial
services’ is a high aspiration not
reflected in the Objectives.

This is the Vision which was
consulted on and formed the
basis for the plan.

‘From what was learned from the consultations,
investigation of issues and local knowledge it appeared that Para
to introduce options for appraisal required a local approach. 4.3.5
It would not be possible to compare different development
patterns within the plan boundary owing to the physical
constraints but it could be possible to plan for different
levels of change.’

Confusion about the reference to
appraisal of and inability to
compare different development
patterns.

Noted

Ripon Renaissance - Speech marks within the box at end of
sentence but not at the beginning.

(pg. 19)

Typo

Amended

‘The Focus Group felt that the PDP had met their
expectations and the manner in which issues had been
addressed given the competencies of a neighbourhood
plan’ sentence requires re-wording for clarity.

Para
4.4.2

Sentence needs rewording for
clarity.

Noted

Sentence should clarify who
supported the policies and
whether fully.
Typo

Paragraph reworded

Vision
(pg16)

The final sentence states that ‘The policies were supported’. Para
This sentence should make clear who the policies were
4.4.4
supported by – were they supported fully?
Add word ‘Unfortunately the SHMA’.

Paragraph rewritten

‘Additionally, it was not proving possible to obtain strategic 4.5.2
guidance on the likely disposition of growth across the
(pg. 20)
district and the role that Ripon might need to play.….
However, the continuing absence of any guidance on a
housing target for the city resulted in a last minute reappraisal of the intention to allocate sites in the plan.’
The Harrogate District Local Plan Issues and Options
Consultation July/August 2015 consulted on 5 growth
options for the emerging Local Plan. Four of the five options
(the 5th being a new settlement) suggested that Ripon
would be a focus for new housing growth. The Council has
shared its evidence base documents with the City Plan team
at the earliest opportunity.

The Plan refers to a last minute
need to re-appraise the intention
to allocate sites because there is
no indication of Ripon’s role or its
share of growth. The Harrogate
Issues and Options consultation
suggested Ripon would be a focus
for new housing growth and HBC
has shared its evidence base
documents.

We accept that Ripon is a
focus for new housing
growth in the DHLP but more
guidance is still needed on
Ripon’s potential share of the
wider target so that future
housing can be planned for
properly. Also the SHELAA
identifies more than
sufficient land for a
reasonable and sustainable
level of growth on brownfield
sites, including the Garrison.
It is difficult to plan for
infrastructure etc. without
some sort of target and there
is a danger that unplanned
greenfield development
outside development limits
could jeopardise delivery of
brownfield and regeneration
sites within the city. Need to
ask HBC if their evidence
base documents provide
sufficient information or if

more work is needed. This is
something they should be
asked to provide through the
Local Plan.
‘In conclusion, it was decided that sufficient capacity for
new housing and employment land, sites with planning
permission for housing along with potential for windfall
housing development could be demonstrated without the
Draft Plan explicitly allocating sites for housing or
employment. The prospective yield from these sources
would offer a substantially larger proportion of growth in
Ripon than had the previous Core Strategy and that would
similarly contribute to the emerging Local Plan housing and
employment land requirements. It would show also the
avoidance of “greenfield” sites.’
The supporting evidence needs to explain more fully how
this conclusion has been reached and the role of the Local
Plan in making allocations for housing.
Consider re-wording for clarity: ‘These eight objectives have
been developed into sub-objectives informed by the
specific responses from public consultation. These are set
out at the beginning of each section’.

Para
4.5.3
(pg. 20)

More evidence, including in
relation to the role of the local
plan, is needed to explain the
RCP’s statement that there is
sufficient available land to
provide for substantially more
housing and employment growth
than was proposed in the Core
Strategy and to contribute to the
emerging local plan, without
needing to allocate greenfield
land.

This is difficult without a
housing target for Ripon.

5.1.1

Suggest rewording in of reference Paragraph substantially
to objectives and sub-objectives
reworded
for clarity.

The objectives refer to allocating sites for community
purposes including health leisure and recreational uses.
They also refer to the need to ‘contribute to meeting the
need for new homes’ (but do not mention allocating land
for this). Does the plan intend to make allocations for all
uses except housing?

Para
5.2.1

‘BGS’ – write in full

Para
5.2.6
5.2.7
(pg24)

‘These three characteristics come together such that it is
not considered prudent for the plan to allocate further land
on the north and east of the city owing to flood risk and
ground stability.’ What evidence supports this conclusion?
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Harrogate Borough Council
HBC Planning Policy Team’s previous comment has not
been incorporated: ‘will be granted - very definitive
comment- suggest include 'unless other material
circumstances dictate otherwise'.
Harrogate Borough Council
HBC Planning Policy Team’s previous comment has not
been incorporated: ‘You could also refer to the Harrogate
District Landscape Character Assessment and Green
Infrastructure SPD in the justification’.

Question whether it is intended
to make allocations for all uses
except housing.

The Ripon City Plan does not
make specific allocations.

Should write BGS in full.

Amended

Where is the evidence that land
should not be allocated on the
north and east of the City owing
to flood risk and ground stability?

This is made clear in the
evidence base for the Local
Plan and this plan

A1

The policy is too definite in
relation to sustainable
development and ‘unless other
material circumstances dictate
otherwise’ should be added.

The policy has been
substantially rewritten to
take account of Locality
comments

A2

The HBC Landscape Character
and Assessment and Green
Infrastructure SPD could be
referred to in the policy wording

The policy has been
expanded to take account of
consultation and Locality
comments.
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Harrogate Borough Council
It is considered appropriate for there to be a single district
A3
wide policy within the Local Plan in relation to Biodiversity
and Geodiversity. Draft Local Plan Policy NE3: Protecting the
Natural Environment covers the issues relating to
biodiversity and geo-diversity which are referred to within
Policy A.3. Replication of draft Local Plan policy NE3 within
the Ripon Plan is not considered necessary - Draft Policy A.3
provides alternative policy wording to that contained within
draft policy NE3, which is similar but not identical – this may
cause confusion and inconsistency in application of the
policy. As such it is recommended that Policy A.3 is
removed from the Draft Ripon Plan.

Harrogate Borough Council
It is considered appropriate for there to be a single district
wide policy within the Local Plan in relation to Flood Risk
and Sustainable Drainage. Draft Local Plan Policy CC1: Flood
Risk and Sustainable Drainage covers the issues relating to
flood risk and drainage which are referred to within Policy
A.4. Draft Policy A.4 provides alternative policy wording to
that contained within draft policy CC1, which is similar but
not identical – this may cause confusion and inconsistency
in application of the policy. As such it is recommended that
Policy A.4 is removed from the Draft Ripon Plan.

A4

It is considered appropriate to
have a single district-wide policy
for Biodiversity and Geodiversity.
This policy has similar but not
identical wording to draft policies
in the Local Plan and should be
deleted.

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.

It is considered appropriate to
have a single district-wide policy
for Flood Risk and Sustainable
Drainage. This policy has similar
but not identical wording to draft
policies in the Local Plan and
should be deleted.

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.
The policy has been
reworded to make it more

locally distinctive and is
supported by evidence
141

Harrogate Borough Council
It is considered appropriate for there to be a single district
A6
wide policy within the Local Plan in relation to unstable and
contaminated land, as these are issues which are present in
other locations across the District, not within Ripon alone.
Draft Local Plan Policy NE9: Unstable and Contaminated
Land covers the issues relating to unstable land which are
referred to within Policy A.4 and also makes specific
reference to Ripon. Draft Policy A.4 provides alternative
policy wording to that contained within draft policy NE9,
this may cause confusion and inconsistency in application of
the policy. Draft Policy A.4 also states:
‘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 is considered appropriate to
have a single district-wide policy
for unstable and contaminated
land. This policy included includes
confusing and inconsistent
alternative wording and should
be deleted.

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.
The policy is locally
distinctive and is supported
by evidence
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It will not be acceptable for the design of any mitigation
measure(s) to be the subject of disclaimer’. The HBC
Planning Policy Team previously commented on this draft
wording, and that the last sentence would be unlikely to
prove workable. These comments have not been taken on
board and as such, still stand.
As such it is recommended that Policy A.4 is removed from
the Draft Ripon Plan.
Harrogate Borough Council
The HBC Planning Policy Team previously suggested a
change to this policy which has not been reflected in this
further draft.
Relocation of coach parks can impact on the tour operators
and day trip organisations who use them and therefore
influence visitor numbers to the City. It is suggested that
consultation with the Confederation of Passenger Transport
would be useful in order to understand the issues which
may arise from the proposal. Further thought needs to be
given to the implications of this policy.
Economic Development team suggest this site is ideal for
mixed used development with a significant amount of
employment use/high quality workspace
Harrogate Borough Council
ED – suggest vacant site to south of River is ideal for mixed
use with significant amount of high quality employment
space

B1

Concern about impact of
relocating the coach park on
operators and visitor numbers.
Suggest consult with the
Confederation of Passenger
Transport and give further
thought to the implications of the
policy. Economic development
team considers the site is suitable
for mixed use/employment
development

This policy has been totally
rewritten to take account of
consultation and Locality
comments.

B2

ED suggest the site south of the
river is suitable for mixed
use/employment development.

This policy has been totally
rewritten to take account of

consultation and Locality
comments.
141

Harrogate Borough Council
HBC Planning Policy Team’s previous comment has not
been incorporated: Laver Banks is not a draft allocation in
the emerging local plan. This is supported by detailed
Sustainability Appraisal/Site Assessment work. The site has
a Red score for biodiversity.

B3 B4
Project
B3

In relation to the retention of sports pitches on the site the
current Sports provision assessment for Knaresborough,
Project
Harrogate and Ripon and the Outdoor Sports Strategy both F2
dated 2013 advise of a shortage of outdoor sports pitches in
Ripon, with limited opportunities to identify new ones. The
existing pitches on the Clotherholme site if retained for
sports usage could provide a much needed solution to the
exiting identified shortfalls in provision, enable the clubs to
sustain existing levels of participation and for those clubs
with aspirations to grow and develop provided a much
sought opportunity to do so.
Agree that a feasibility study into the viability of a Multisports Village on the Clotherholme site would be beneficial
and would provide the required evidence to support
funding applications if any such development was to move
forward.

Laver Bank is not allocated in
DHLP- unacceptable because of
biodiversity.

Laver Banks is an allocation in
the PDHLP

Support protected pitches to
meet much needed shortfall and
allow clubs to grow.

Support noted

141

Agree that a feasibility study into the viability of a Multisports Village on the Clotherholme site would be beneficial
and would provide the required evidence to support
funding applications if any such development was to move
forward.

Support multi-sports village
feasibility study and would supply
evidence to support funding
applications. Coordinated
approach including Sport England
essential through Sports
Development Plan.

Support noted

Previous HBC comments on this policy (B4) are reiterated:
This policy is very long and reads like a development brief.
The policy is too prescriptive. Laver Banks is not a draft
allocation in the emerging local plan.

Policies are too long and
prescriptive.

Noted

As previously discussed a comprehensive master plan for
the site needs to be prepared with the involvement of the
City Plan team, HBC and the MOD in order to establish site
development requirements.
In line with comments on B3 above, the Council would
support the release of the Sports Pitches for community
usage as they become available.

A comprehensive masterplan is
needed with involvement of City
Plan team, HBC and MOD

Support noted
The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan.

No indication scheme is
developable or has landowner
support. HBC would support
relocation with support of both

The policy has been
substantially rewritten in
recognition of the concerns
of the rugby club. The

Harrogate Borough Council
As previously discussed this policy anticipates development
but there is no indication that such a scheme is deliverable
or has the support of the landowners involved. The policy is
based purely on the agreed relocation of both Ripon City

B5

141

Football and Rugby Clubs. Whilst the Council would support
the relocation to the Clotherholme site if it was by consent
of both clubs, there is no evidence at this stage that the
Rugby Club would wish to relocate from its existing site.
Furthermore, should the Football Club opt to relocate it is
highly likely that the Rugby Club would have aspiration to
acquire the Football Club site and to expand utilising its
existing premises.
In addition, there is no evidence to support the need for
such a highway improvement. Design of new road
infrastructure if required would need to be considered as
part of any planning application for the whole site.
Harrogate Borough Council
Policy B.6 suggests that proposals for new development
within the Development Limits will be permitted provided
that these accord with relevant policies included within the
Local Plan or within the Ripon City Plan. Development will
however be assessed against the policies within Both plans.
Development Limits exist for settlements across the
Harrogate District and Draft Local Plan Policy GS3:
Development Limits sets out policy in relation to
development limits. This policy adopts a more flexible
approach when compared with the City Plan to reflect the
need for the Borough Council to maintain a 5 year land
supply. This is considered to be a Strategic issue which

B6

clubs. No evidence to support
need for road.

approach of the City Plan is
to propose what should
happen in the best interests
of the development of the
whole city IF either sports
club were to decide to
relocate during the life of the
Plan (to 2030).

Development within limits should
also be assessed against HBC
policies;
HDLP Policy GS6 is more flexible
to reflect need for a 5 year land
supply in Harrogate. This is a
strategic issue which needs to be
consistent and robust across the
District.
Needs to be consistency in the
limits to avoid confusion.

Policy B6 proposes a
development limit that is
sustainable and protects the
open countryside from
unacceptable development.
This would not be achieved
by the more flexible
approach in the suggested
wording.

141

requires a consistent and robust approach across the
District in order to avoid confusion.
There are also differences between the Development limit
included for Ripon in the draft Local Plan and the
Development Limit shown on the Ripon Plan Policy Map. It
is important to ensure that as both plans move forward a
development limit for Ripon as a whole is clearly set out to
avoid confusion in the future.
Harrogate Borough Council
The policy states that if the postal sorting office is vacated,
C1
the upper floors should be developed as a hotel. There may
be an aspiration for a hotel within the town centre, but it is
not appropriate to use a policy to state which building this
must be within unless this is a firm proposal that is
deliverable and supported by evidence.
The policy refers to vacant land and buildings for conversion
so if it is more than just an aspiration it should be a site
allocation shown on the policies map.
Paragraph 5.4.13 should be reworded from “delivery
suggests a leading role for the Borough Council using its
land ownership and statutory powers.” to state instead:
“discussions will need take place with the Borough Council
to see if there are opportunities to use their statutory
powers and work with them as the land owner, along with
other key stakeholders.”

Not appropriate to identify a
building for a hotel unless it is a
firm proposal that is deliverable
and supported by evidence that it
should be allocated.

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.
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Harrogate Borough Council
This policy sets out thresholds at which retail impact
assessments must be undertaken. It requires assessments
for convenience and comparison retail of 1000 sq. m or
more located ‘on the edge of the Market Place Quarter’ and
‘the city centre boundary’ for leisure proposals. It also
requires assessments for developments (for retail) of 500
square meters or more which are outside of the city centre
but within the city development limit.
HBC Draft Local Plan Policy EC5: Town and Local Centre
Management sets out the thresholds at which retail
developments outside of a Primary Shopping Area (but
within the settlement’s boundary) must be supported by an
Impact assessment. The above Ripon Plan wording (and
supporting justification) suggest that the Market Place
Quarter relates to a different boundary to the Primary
Shopping Area as referred to within the HBC Draft Local
Plan. The Ripon Plan also introduces a threshold for sites
outside of the ‘Market Place Quarter’ but within the City
boundary. This differs from the HBC Draft Local Plan
approach, which refers to the sites outside of the Primary
Shopping Area but within the development limit rather than
within the city boundary. The threshold within the Draft
Local Plan is also lower (250 sum as opposed to 500 sq. m).

C2

Threshold and boundaries are
different from HDLP.
Policy for protected frontages
isn’t future proof.

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.

Need consistency between plans
unless evidence to support an
alternative approach.

The policy is locally
distinctive and is supported
by evidence

The evidence base for Local Plan policy EC5 is The
Harrogate District Retail Study (2014). The Ripon Plan
refers to this study but states that the approach in the
Ripon Plan takes an alternative approach to defining
boundaries to The Harrogate District Retail Study. No
alternative evidence has been provided to justify or
evidence this alternative approach.
The policy goes on to state that planning permission will be
granted for the change of use of a ‘unit’ on the protected
shopping frontages shown on the policies map, the most
recent use of which was A1, provided there remains at the
time of the application in excess of 5% of units in A1 use at
ground floor level on these frontages, except where the
unit is in recently developed properties at The Arcade and
Marshall Way where planning permission will not be
granted for change of use.
In relation to the section of the policy relating to change of
use, The following HBC comments still stand: Given the
government's stated intention to review the Use Classes
Order and the A classes (going so far as to suggest they are
all amalgamated) this policy isn't very future proof.
Reference to 'recently developed properties' will lose
relevance overtime.
As above, there is a need for consistency between the HBC
Local Plan and Ripon Plan in relation to this unless further
evidence is provided to support an alternative approach.

Policy EC5 sets out circumstances within which proposals
involving non Class A1 uses will be permitted within the
primary and secondary shopping frontages.
141
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Harrogate Borough Council
This Policy refers to a North Street/Allhallowgate
Improvement Action Area. What is proposed in this area?
New Cultural and community facilities are also mentioned
for inclusion within this quarter – What facilities are
required?
Harrogate Borough Council
This doesn’t set a clear policy requirement, more a
statement of aspiration. What improvements are proposed
for Spa Gardens/Spa Park?

C3

Asks more detail

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.

C4

Need clearer policy requirement
not just aspiration.

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.

Policy too prescriptive and
doesn’t meet NPPF.
Unnecessarily restrictive upon
landowners/possible uses.

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.

Harrogate Borough Council
This policy is highly prescriptive. It is considered that this
C5
policy would not meet the requirements of the NPPF to
ensure that policies follow the approach in favour of
sustainable development. Policies should be developed
with sufficient flexibility to adapt to rapid change. To
include such a prescriptive policy in relation to a site which
is outside of the City Council’s ownership would place
unnecessarily restrictive requirements upon the landowners
and may stop sustainable development proposals from

141
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coming forward. For example employment and other uses
might also be appropriate.
Harrogate Borough Council
This doesn’t set a clear policy requirement, more a
statement of aspiration. Is the masterplan boundary
consistent with the Cathedral Precinct boundary shown on
the policies map and does it include all the regeneration
proposals included in the policy?

C6

Harrogate Borough Council
In certain circumstances development of this nature may be C7
considered permitted development. Where it is not, a
planning application would be required and as such, the
issues listed in the policy would be considered as part of the
planning application process. HBC encourages the re-use of
vacant upper floors for appropriate uses.
Refer to the growth strategy as set out within the Draft
Local Plan (Draft policy GS2: Growth Strategy to 2035). This
conflicts with the statement made at 5.5.2 about the
preferred role for the City.

Para.
5.5.2

Aspiration not clear policy
requirement.
Is the masterplan boundary
consistent with Proposals Map?

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.

May be permitted development
in some cases. HBC encourages
use of vacant floors.

This chapter has been totally
rewritten to take account of
consultation and Locality
comments.

The preferred role for the City
conflicts with the draft Local Plan
growth strategy,

Disagree. The stated role for
the City is consistent with the
objectives of the City Plan.
The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to

have a policy in place at the
earliest opportunity.
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Harrogate Borough Council
Enhancement of Existing Employment Areas sets out policy D1
in relation to this. EC1 states that development or
redevelopment of land and premises for purposes other
than uses within Classes B1, B2 and B8 will not be permitted
other than where a series of criteria can be met.
Ripon Plan policy D.1 is similarly worded to the HBC Draft
Policy but it does not provide a comprehensive list of
criteria against which applications can be assessed. As such
it is recommended that Policy D.1 is removed from the
Draft Ripon Plan or alternatively, that the draft wording is
amended to be in complete alignment with the wording
within Draft Policy EC1 to ensure consistency.
Harrogate Borough Council
It is considered appropriate for there to be a single district
wide policy within the Local Plan in relation to the
protection of existing employment sites, as this is a District
wide issue, not particular to employment sites within Ripon
alone. HBC Draft Local Plan Policy EC1: Protection and

D2

Single district-wide policy is
appropriate for protection of
employment land and this policy
should be amended to be in
complete alignment or deleted.

The policy is locally
distinctive and is supported
by evidence

Single district-wide policy is
appropriate for hotels and this
policy should be deleted. No
evidence is provided to support a
lower threshold for hotels in

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
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It is considered appropriate for there to be a single district
wide policy within the Local Plan in relation to the
protection of existing hotels. Draft Local Plan Policy EC6:
Protection of Tourist Facilities seeks to protect hotels in the
district with 20 or more lettable rooms. The threshold of 20
rooms is evidenced by the council's Visitor Accommodation
Study (2015), which shows that the loss of hotels of this size
has a significant impact on the availability of visitor
accommodation in the district, on local employment
opportunities, and on the district economy. Ripon Plan
Policy D.2 uses identical wording to the Draft Local Plan
policy but changes the room threshold to 10 lettable rooms.
No evidence is provided to support this alternative
threshold in Ripon.
It is recommended that Policy D.2 is removed from the
Draft Ripon Plan.
Harrogate Borough Council
This policy allocates 3 sites for the development of new
D3
hotels. There is no evidence provided to show that this
level of new hotel development is deliverable. The
protection and enhancement of existing and potential
employment sites should not be undermined.
Harrogate Borough Council
Suggest this policy should be re-worded to state that
proposals will be supported rather than applications will be

E1

Ripon from the rest of the
district.

have a policy in place at the
earliest opportunity.
The policy has been
amended, is locally
distinctive and is supported
by evidence.

There is no evidence provided to
show that the hotel sites are
deliverable. Protection of the
sites would undermine
employment policy.

This policy is now in D2

granted, as all applications should be considered on a caseby-case basis and assessed against policies within the Local
Plan and eventually the City Plan. There may be some
existing businesses which should be retained.
141
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Harrogate Borough Council
Policy E.2 contains similar but not identical wording to HBC E2
Draft Plan policy HS1: Housing Mix and Density. Policy HS1
is supported by evidence from the SHMA and it is not
apparent that there is any additional evidence available to
justify the requirement for an additional alternative housing
mix policy for new residential development within Ripon.
As such, it is considered appropriate for there to be a single
district wide policy within the Local Plan in relation to
housing mix and density.
Also noted is the fact that Policy E.2 introduces a threshold
of 10 dwellings, at which the policy will apply. There is no
evidence to support the use of this threshold.
HBC policy HS1 also contains a requirement for 10% of
dwellings to be accessible and adaptable on developments
of 10 or more dwellings.
Harrogate Borough Council
It is considered appropriate for there to be a single district
wide policy within the Local Plan in relation to the provision
of self-build plots. HBC draft Policy HS3: Self and Custom

E3

Suggested rewording to ‘support’
rather than ‘grant’ planning
permission.

Policy has been amended to
take account of consultation
and Locality comments.

Similar wording to HDLP policies –
need consistent policies unless
evidence to support additional
policy.

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.

No evidence to support threshold
of 10 dwellings.

The policy has been totally
rewritten, is locally
distinctive and is supported
by evidence.

Single district-wide policy is
appropriate for self-build

The Harrogate Local Plan
policy is still in draft. The RCP
is likely to be adopted before
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Build Housing requires developers to supply at least 5% of
dwelling plots for sale to self-builders on sites of 20
dwellings or more, subject to appropriate demand being
identified. A key part of the evidence base to support this
policy is the local authority’s self-build register, which was
established in April 2016 and provides an indication of
demand for self/custom build within the District. The
information held on the register will be monitored on an
annual basis and as such, when determining the level of
self-build plots required on individual sites throughout the
plan period, the register will provide an indication of
demand. Policy E.3 requires a proportion of self-build plots
in line with the requirement in Policy HS3 but does not
make reference to the need to establish demand for custom
build plots. It also requires plots to be made available not
later than two years from the start of preparation works. As
such this policy is not in alignment with draft HBC policy
HS3. No evidence has been provided to support this policy
or to demonstrate that an additional policy at
neighbourhood level is required
Harrogate Borough Council
This policy should be amended to be consistent with HBC
F1
draft Local Plan policy HP6: Protection of Existing Sport,
Open Space and Recreation Facilities

housing. Policy not in alignment
with HDLP policy.

the Harrogate Local Plan and
it would be expedient to
have a policy in place at the
earliest opportunity.
The policy has been
amended, is locally
distinctive and is supported
by evidence.

Amend policy to be consistent
with HDLP policy.

The policy has been
amended, is locally
distinctive and is supported
by evidence.
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Harrogate Borough Council
LGS designations will need to be supported by evidence to
demonstrate that they meet the criteria set out within the
NPPF. There is currently no evidence available to support
the designations listed within this policy. The Tower Road
site was submitted to the Borough Council by Ripon City
Council for consideration was not considered suitable for
designation as a Local Green Space site.

Harrogate Borough Council
This policy should be amended to be consistent with HBC
draft Local Plan policy HP6: Protection of Existing Sport,
Open Space and Recreation Facilities.
This is a standard policy requirement from Sport England
and consistent with previous approaches

Harrogate Borough Council
The policy states that ‘permission will be granted’. Wording
should be amended to state that this will be subject to
meeting other policy requirements within the Local Plan
and National Policy.

F2

LGS designations need to be
supported by evidence. No
evidence to support designations.
Tower Road site rejected by HBC.

The policy has been
amended. The emerging
Harrogate Local Plan does
not designate any Local
Greenspace in Ripon and it is
considered to be an
appropriate non-strategic
policy for the RCP. The
proposed sites are supported
by evidence in line with
NPPF, including Tower Road.

F3

Amend to be consistent with
HDLP Policy HP6 and Sport
England standard wording.

The policy has been
amended, is locally
distinctive and is supported
by evidence
The policy has been amended
to take account of
consultation comments.

F4

Add subject to other policy
considerations.

The policy has been amended
to take account of
consultation comments.

141
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Harrogate Borough Council
Comments from NYCC should be sought in relation to this
policy.
Harrogate Borough Council
The policy states that ‘permission will be granted’. Wording
should be amended to state that this will be subject to
meeting other policy requirements within the Local Plan
and National Policy. This policy would result in the loss of an
employment site.
Harrogate Borough Council
The policy states that ‘permission will be granted’. Wording
should be amended to state that development proposals
will be supported. HBC are committed to the development
of a new swimming pool in Ripon as a priority. The
Identified location for the new pool would be on Camp
Close, linked to the existing Leisure Centre. Aspirations
around additional outdoor all weather surfaces may be
pursued at a later date but are not seen as a priority for
HBC at this stage
Harrogate Borough Council
Traffic modelling work undertaken by NYCC and HBC does
not identify the need for new transport infrastructure to
deliver local plan growth but a number of junction
improvements are required to ensure traffic will flow to an
acceptable standard. As part of development proposals for
the military estate traffic and transport issues will be

F5

Seek NYCC comment on
education facilities.

NYCC as Education Authority
supports the policy

F6

Wording should be changed from
‘will be granted’ to ‘supported’

The policy has been amended
to take account of
consultation comments.

F7

HBC committed to new pool. All
weather surfaces aspiration but
not current HBC priority.

Planning permission has been
granted for the new
swimming pool. Comments
noted in relation to sports
pitches.

G1
Project
G1

Traffic modelling does not
indicate need for new transport
infrastructure to deliver HDLP
growth.

General support from NYCC
as Highways Authority.

assessed as part of a transport assessment. NYCC as the
local highway authority have not identified a need to
investigate proposals for Mallorie Park Drive or at Low/
High Skellgate. There have been discussions regarding the
Cathedral Precinct as referred to in City Plan draft policy C6.
HBC is pleased to see a focus on sustainable traffic
measures throughout the plan. A number of transport
feasibility studies are prosed. Parking supply and pricing are
linked with park and ride solutions so it is suggested that
the two pieces of work are combined- suggest a Parking
occupancy, capacity and future opportunities Study.
Whilst it is recognised that better connectivity to the wider
transport network may make Ripon a more attractive
business location this needs to be evidence based.
Does this apply to a certain size of development? Mention
should be made to the role of travel plans in determining
requirements. Also will need to be justified in relation to CIL
Regulations.
141

Harrogate Borough Council
HBC is currently preparing a Cycling Strategy for the District
to inform the next stage of the Local Plan and is looking at
ways to bring forward a Ripon Cycle Study associated with
the Bellman Walk development. HBC would like to agree
the scope of the work with the City Plan team and work
together on this project.

G3
Project
G3

Requirements for military estate
will be assessed through
development proposals.
NYCC haven’t identified need for
proposals at Mallorie Park Drive
or Low/High Skellgate.
Discussions have taken place
about Cathedral precinct.
Support focus on sustainable
traffic measures; Suggest
combined parking occupancy,
capacity and future opportunities
study; Need evidence that better
connectivity will make Ripon
more attractive business location.
Is there a threshold? Should refer
to role of travel plans and justify
CIL.

The policy has been amended
to take account of
consultation comments.

HBC would like to work with the
City Plan team on a Ripon Cycle
Study as part of the Cycling
Strategy for the District.

Support noted
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Harrogate Borough Council
What is the justification for doing this?

G4

Harrogate Borough Council
HBC acknowledges the improved rail connectivity that a
G5
Station for Ripon would bring. However, significant work
Project
and associated funding would be required to bring such a
G4
proposal to fruition and establish route/station location etc.
As part of any work undertaken it will also be important to
examine the impact that a competing rail service would
have on existing bus services.

Harrogate Borough Council
The summary document omits reference to the value of
Ripon’s heritage- for example, there is no reference to the
contribution that the historic environment makes to the
City’s tourism offer (p12); the section titled ‘Growth and

Heritag
e–
general

Need to justify mobility policy.

See evidence documents

Acknowledge benefits to Ripon of
reinstatement of the railway;
Significant work and funding
needed; Need to examine impact
on existing bus service.

The policy has been
substantially amended to
take account of NYCC
comments.
The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.

Welcome wider package of
investment but summary
document omits reference to
value of Ripon’s heritage.

The summary document will
not be part of the submitted
plan.
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Regenerating the City’ Policy B1 Bondgate Green could refer
to celebrating the City’s’ canal heritage,
which should in turn serve to inform, shape and
characterise development that is locally distinctive- this
would foster a sense of place and aid legibility; the historic
built environment is inherently sustainable (p5)- maximising
the use of heritage assets and returning redundant historic
buildings to beneficial use will serve to secure the building’s
longevity and future maintenance.
Generally the wider package of investment suggested for
the City is welcomed.
Harrogate Borough Council
These tests exceed those set down in the TCP(LBCA) Act.
H2
How is this being justified?
This policy wording needs to be aligned with HBC Draft
Policy HP2: Heritage Assets.
Reference to Ripon’s heritage is not about being ‘stuck’ in
the past, rather it should inform the future development of
the City, identifying opportunities and celebrating the City’s
unique offer. Development is not required to copy previous
styles- the Council does not advocate ‘pastiche, rather
development should be ‘of its time’. Contemporary
development should be appropriate to and informed by its
context, it should respect local distinctiveness and utilise a
palette of materials which are characteristic of the area to
aid assimilation of the development and harmonise with its

Need to justify why tests in built
heritage policy exceed TCP(LBCA)
Act;
Policy wording should align with
HDLP policy HP2.

The policy has been amended
to take account of
consultation comments.
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141
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traditional and historic counterparts, thereby adding to the
richness and diversity of the architectural heritage. This
should not serve to stymie innovation and creativity in
design.
Harrogate Borough Council
This policy requires HBC to take enforcement action when
certain (undefined) events occur. Re word to say
appropriate action will be considered - not taken
Harrogate Borough Council
Is this policy identifying a need for such proposals should
planning permission be sought for development at the
sewerage treatment works? Or is this a complimentary
project, and not a policy, which needs to be discussed with
the relevant landowners?
Harrogate Borough Council
Should this include thresholds re: development size. Need
to justify re: CIL Regulations.

Harrogate Borough Council
Who will do this assessment? The Council in some
situations, as advised by the Council’s consultancy team,
request the applicant to undertake such an assessment

H3

Wording should require HBC to
‘consider’ not ‘take’ enforcement
action.

Noted

H4

Clarification of nature of policy
for development at sewage
treatment works needed.

The policy is supported by
evidence.

H5

Question whether Public Art
policy should include a threshold
and what justification there is for
policy e.g. in CIL regulations.

The policy is supported by
evidence.

H6

Question who will do the External
Lighting assessment. In some
situations, HBC request applicant
to carry out where justified.

The policy is supported by
evidence.

141
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where this can be justified. But this does not apply to all
applications where external lighting is proposed.
Harrogate Borough Council
There is no justification provided for this policy. This is not
something which the Council requires in relation to
planning applications, although there may be health and
safety issues.

H7

No justification for policy for
temporary screening of buildings.
Not required by HBC in planning
applications.

The policy has been amended
to take account of NYCC
comments

Harrogate Borough Council
It would be useful to make reference to the relationship
with CIL.

J1

Make reference to relationship
with CIL

The policy has been amended
to add justification
The section on planning
obligations and CIL has been
amended to take account of
comments received and is
supported by evidence.

General

Supports the plan and
appreciates the work involved.

Noted

Ripon Chamber
Ripon Chamber
Have given full support to Ripon Chamber all stages Ripon
City Plan Committee and are appreciative of the vast
amount of work that has been undertaken getting the plan
to this stage. A number of committed members have given
selflessly of their time and experience, and this is reflected
in a very professional document, which the Chamber
welcomes: since the City is in need of a development plan

that will lead to a co-ordinated approach for the constant
improvement of Ripon.
To aid the City Plan Committee the Ripon Camber sought
responses from businesses across the city. We make the
following comments, which are developed from a business
led approach and hopefully they will be seen as
constructive in bringing the City Plan to fruition.
It is evident that there is confusion, even amongst those
who have read the document as to which organisation is
behind the plan and questions its power and effectiveness.

General

The plan will be voted on at Referendum. Businesses and
General
residents alike will assume that it will then be implemented:
we need to ensure other organisation such as HBC or NYCC
do not overrule or delay the Plan’s execution. It was the
intention of Eric Pickles, as Secretary of State for
Communities and local government, that Neighbourhood
Plans, once adopted, should override other District &
National Plans. Can we be assured this will be the case?

Suggests that there is confusion
over ownership of plan.

The City Plan will be agreed
by Ripon City Council and will
then be submitted to
Harrogate Borough Council
who will consult on it and
appoint an independent
Inspector. Once adopted it
will form part of the
Harrogate Development Plan
Asks for reassurance that the Plan We need to take the NPPF in
will not be over ruled
good faith namely NPPF 183
Neighbourhood planning
gives communities direct
power to develop a shared
vision for their
neighbourhood and deliver
the sustainable development
they seek. Adopted
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We would like to encourage the final Plan be
communicated to the general public, in a simpler format,
using plain English, bullet pointing the objectives and
producing timescales: be clear on costing’s and projected
benefits.
Ripon Chamber
Land designated to employment must be protected
particularly in the city centre and Bondgate Green so that
the future growth of retail and hospitality takes place inside
the city boundaries rather than out –of- town which, as
experience shows elsewhere can destroy town centres

General

Suggests the final Plan be in a
simpler format, showing costing’s
and project benefits

D1 B1
B2 B3
C1 C2
C3 C5
D2 D3
Projects
C1-7

States importance of ensuring
future growth of retail and
hospitality and protection of
employment sites.

Neighbourhood Plans
become part of the
Development Plan with equal
weight to the Local Plan

Noted
The City Plan seeks the
protection of employment
land
through its Policies D1 B1,
B2, B3 by the redevelopment
of Bondgate Green, Ure
Bank, and the Military Estate.
Furthermore, it has identified
a number of current
employment sites including
College Business Park to
protect them from other use.
Policies C1 C3 C5 D2 D3 and
associated Projects 1-7 will
encourage the growth of
retail and hospitality. The

City Plan favours the
continuation of the City
Centre as the main meeting
place and shopping point and
Policy C1 and C3 suggests a
number of sites for the
development of new shops
and a hotel should the
opportunity arise.
-the Post Office /Sorting
Office/Victoria Grove and the
rear of North Street including
proposals to form new
display windows and
orientation of existing shops
towards Marshall Way/
Westgate and Kirkgate Yards
as Improvement areas.
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Ripon Chamber
It is imperative that the City plan becomes a living
document – too much effort has been invested to allow it
simply to become a public body ‘tick box’ assigned to a
shelf.
The Chamber anticipated that the City Plan Committee will
recommend that our elected representatives on RCC and

General

Support for the implementation
of the City Plan and stresses the
need for leadership to ensure
delivery, with timescales and
costs

Noted
The City Plan as a
Neighbourhood Plan is a
strategic planning document
and therefore a framework
within which private sector
developers can work.

HBC lead by reminding the public bodies and officers that
the plan is the will of Ripon’s electorate. If necessary a
leadership group or individual is appointed to prioritise the
various projects and plan a timescale for delivery.
Each project should have an estimated cost, timescale for
delivery and suggestions of potential partnerships i.e. public
sector/private sector/voluntary sector.

The Chamber confirm their continued support for the Plan,
assisting the coming planning stages, and its
implementation.
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Ripon Cathedral
Ripon Cathedral
The Chapter of Ripon Cathedral is hugely encouraged by the
latest version of the proposed Ripon City Plan. It is grateful
for the immense amount of work that has been done by a
relatively small number of people and for the great care
that has been taken to consider the needs of all dimensions
of the City’s life and community and the potential for future
development and improvement. The Chapter is particularly
grateful for the support expressed and implied within the

The identified projects may
require a mix of funding, but
this may include developers’
contributions, planning
obligations and agreements,
grant funding, etc. This would
be dependent upon the
prioritisation and the funding
opportunities that exist.

General

Commitment to continued
support

Noted

General

•

Supports the City Plan and Noted
is appreciative of the work
involved.

General

•

Grateful for the support

Noted

Plan for the proposed developments of the Cathedral and
Cathedral Quarter. This is hugely encouraging.

within the plan for the
proposed developments
of the Cathedral

General
The obvious co-operation and partnership between the
Cathedral and City is to be celebrated and encouraged.
Chapter wishes to do all that is within its capabilities to see
this partnership flourish further.
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Ripon Cathedral - Car park improvement
Chapter is pleased to see proposed improvement to car
parking within the City. The aspiration of the Cathedral is to
increase its visitor number by at least 35% from 100,000 to
135,000 per year within three years and by 65% to 165,000
within 5 years. This will only be possible if the City contains
adequate car parking, road system and signage.
Ripon Cathedral - City centre signage
Following the last comment, the Chapter would like to see a
massive improvement to the current unsatisfactory signage
to the Cathedral from every part of Ripon.
Ripon Cathedral - Increased hotel capacity
Chapter is delighted to see proposals for an increased hotel
offer and see this as an essential building block in
developing its own aspiration for increased visitor numbers.

•

Welcomes co-operation
and partnership between
Cathedral and the City

C1 C6
Project
C4

•

Demonstrates need for
additional car parking

Project
C7

•

Requests improved
signage

D3

•

Supports need for
additional hotel
accommodation

Noted

Noted
Added to Highways List
The information provided will
assist in the proposed Project
C4 feasibility study to identify
ways to increase car parking
capacity
Noted
This will be addressed in
complimentary Project C7
Strategy and Action plan.
Noted
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Ripon Cathedral - Traffic management in Cathedral Precinct
Chapter supports the development of an appropriate plan

C6

•

In favour of own plan for
traffic management of
Cathedral precinct

Noted
Added to Highways List
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Ripon Cathedral Public Realm enhancements – Kirkgate
Yards – Chapter warmly welcomes the proposals for the
development of public realm and certainly enhancement of
the Kirkgate Yards. It will be important for this development
to be in concert with the development of the Cathedral
precinct.

Project
C3

•

Supports project C3

Noted
The City Centre policies to
which these enhancements
relate have been
substantially expanded and
rewritten and should address
these comments.

•

The Commissioners wish
to have further
engagement
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Barton Willmore - on behalf of the Church Commissioners
Church Commissioners: Barton Wilmore is instructed by the Church Commissioners
for England (“the Commissioners”) to submit
representations to the Draft Plan of the Ripon City Plan
which is out for consultation until 30 October 2016. Once
adopted the Ripon City Plan will become the
Neighbourhood Plan for Ripon (for purpose of the Localism
Act 2011).
The Commissioners own various parcels of land in and
around Ripon and have been actively engaged in the planmaking process at Borough-wide level through the
emerging Harrogate Borough Local Plan. With the draft
Ripon City Plan now available for comment, the
Commissioners look forward to further engagement at a
neighbourhood –plan level.

General

1. Context and Overall Approach
The Commissioners landholdings fall both within and
outside the boundary of the draft Ripon City Plan.
Those parcels that fall within the boundary are:
• Land at Snow Close Farm; and
• Land at Hutton Bank
Plans outlining these sites are appended to these
representations.
We provide our comments on the draft Ripon City Plan
below and have framed these in the context of the’ basic
conditions’ that neighbourhood plans are required to meet.
These are clearly set out Paragraph 8 of Schedule 4B of the
Town and Country Planning Act 1990 (as amended).
The basic conditions are:
• Having regard to national policies and advice
contained in guidance issued by the Secretary of
State.
• Having special regard to the desirability of
preserving any listed building or its setting or any
features of special architectural or historic interest
that it possesses.
• Having special regard to the desirability of
preserving or enhancing the character or
appearance of any conservation area.
• The making of the plan contributes to the
achievement of sustainable development.

•

The Commissioners have
particular interests in
Land at Snow Close Farm;
and Land at Hutton Bank

•

Noted
The Commissioners draw
attention to the basic
conditions clearly set out
Paragraph 8 of Schedule
4B of the Town and
Country Planning Act 1990
(as amended).

Allocation of Housing sites
for development is the
responsibility of Harrogate
Borough Council. The Ripon
City Plan only proposes
development on brownfield
sites within the City.

•

The making of the plan is in general conformity with
strategic policies contained in the development plan
for the area of the authority. (or any part of that
area).
• The making of the plan does not breach and is
otherwise compatible with EU obligations.
• Prescribed conditions are met in relation to the plan
and prescribed matters have been complied with in
connection with the proposal for the plan.
These form the basis of any future independent
examination to which the draft Ripon City Plan will be
subject.
Overall it should be emphasised that the Commissioners do
not object to the Ripon City Plan in principle, on the basis
that it can be prepared in line with these basic conditions
and is otherwise a robust document supported by up to
date and relevant evidence.
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Church Commissioners: However, having examined the current draft of the
document, the Commissioners have a number of concerns

•

The Commissioners do not Support Noted
object to the Ripon City
Plan in principle, on the
basis that it can be
prepared in line with
these basic conditions and
is otherwise a robust
document supported by
up to date and relevant
evidence.

•

The Commissioners have a
number of concerns with

with the policies and content of the draft plan and we
provide these in more detail below.
1. Specific Comments on the Plan
Planning for Future Housing Development
Section 3.2 on Pages 12 and 13 of the draft Ripon City Plan
E2
address matters of conformity with the Strategic Policies of
the Local Plan. Given the respective timelines of this plan
and Harrogate Borough Councils emerging Local Plan, it is
clearly important that the draft Ripon City Plan can come
forward in a way which is consistent with the strategic
approach in the emerging Local Plan so that this basic
condition can be met. The Commissioners view is that
basing any type of conformity on the adopted Harrogate
Core Strategy would not be appropriate given the age of the
Core Strategy and the fact that it was adopted before the
National Planning Policy Framework (“NPPF”) was in place.
The draft Ripon City Plan itself does not make any specific
commitment to the number of new homes needed in Ripon
over the plan period, nor does it explain how Ripon will fit
into the wider strategy for growth within Harrogate
Borough. In this respect it is the Commissioners’ view that
the document is not able to clearly demonstrate conformity
with the emerging Harrogate Borough Local Plan. As such,

the policies and content of
the draft plan

•

The Commissioners stress
the importance that the
Ripon City Plan address
matters of conformity
with the Strategic Policies
of the Local Plan. Given
the respective timelines of
this plan and Harrogate
Borough Councils
emerging Local Plan, so
that this basic condition
can be met

A Basic Conditions Statement
that addresses conformity
with the Harrogate
Development Plan will be
submitted to Harrogate
Borough Council with the City
Plan

•

The Commissioners’ view
is that the document is
not able to clearly
demonstrate conformity
with the emerging
Harrogate Borough Local
Plan. As such, it cannot

The City Plan is required to
be in conformity with the
extant development plan
which is currently the
adopted Core Strategy and
saved policies from the
earlier Local Plan. It also
takes account of emerging

117

it cannot currently meet this basis condition that is
required.
Church Commissioners: Furthermore it is noted that the draft Ripon City Plan does
not explicitly allocate sites for development, with paragraph
4.5.3 highlighting that:
“The understanding from the 2016 SHELAA of deliverability
revealed an important classification of sites in the city,
namely whether a site was considered “brownfield” or
“greenfield”. In conclusion, it was decided that sufficient
capacity for new housing and employment land, sites with
planning permission for housing along with potential for
windfall housing development could be demonstrated
without the Draft Plan explicitly allocate sites for housing or
employment”.
However, the draft plan does not then provide
‘Regeneration Areas’ within Ripon which are to provide new
homes and employment sites. This leads to a somewhat
confusing message as to whether additional land is
identified for development or is not (as precise numbers of
new homes is not provided in the Regeneration Areas) and
whether this ‘sufficient capacity’ identified does indeed
exist. It is also unclear the degree to which Ripon City
Council has examined potential development sites
according to their status as ‘brownfield’ or ‘greenfield’ sites.
The NPPF does not provide a ‘brownfield first’ policy, rather

E2 B1
B2 B3
B4 B6
Projects
B1 B2
B3

currently meet this basis
condition that is required.

policy but there is no
requirement for conformity.

•

States - that the draft
Ripon City Plan does not
explicitly allocate sites for
development

Allocation of sites is a
strategic matter for the Local
Plan

•

States -, the draft plan
does not provide
‘Regeneration Areas’
within Ripon which are to
provide new homes and
employment sites. This
leads to a somewhat
confusing message as to
whether additional land is
identified for

Allocation of sites is a
strategic matter for the Local
Plan

in Paragraph 17 it seeks only to ‘encourage’ its use.
However, the inference within the draft plan is that Ripon
City Council has applied a ‘brownfield first’ approach and
simply allocated sites and discounted all greenfield sites.
Indeed, it is not explained at all how other suitable sites
identified in the 2016 Strategic Housing and Economic Land
Availability Assessment (“SHELAA”) have been considered
and discounted. This approach would therefore not meet
the basic condition of having regard to National Planning
Policy.

development or is not
•

•

What is clear however is that Ripon as one of the major
settlements within Harrogate Borough, will be required to
accommodate some housing growth over the plan period

•

States- inference within
the draft plan is that
Ripon City Council has
applied a ‘brownfield first’
approach and simply
allocated sites and
discounted all greenfield
sites.
States – does not
explained how other
suitable sites identified in
the 2016 Strategic
Housing and Economic
Land Availability
Assessment (“SHELAA”)
have been considered and
discounted. This approach
would therefore not meet
the basic condition of
having regard to National
Planning Policy.
The Commissioners object
to the draft City Plan on

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level. Whilst the emerging
Harrogate Local Plan
proposes greenfield sites
around Ripon, including
beyond the City boundary,
the City Plan considers that
there appears to be more
than sufficient brownfield
land to provide Ripon’s fair
share of the district wide
housing need.
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and this requirement will be set within the emerging Local
Plan. This needs to be acknowledged within the draft Ripon
City Plan along with a clear strategy provided for how this
growth will be accommodated. Given that this is not
currently provided then the Commissioners object to the
draft City Plan on the basis that the basic condition of
conformity with the strategic policies of the development
plan has not been met.
Church Commissioners: - Consideration and Deliverability
of Housing Sites
As outline above, the draft Ripon City Plan provides a series
of Regeneration Areas, which are to provide additional
homes for the city over the plan period. It is unclear on the
process that has been undertaken to arrive at the sites
chosen within the document. Paragraph 4.5.3 highlighted
above alludes to a ‘brownfield first’ choice that has made
and our concerns with this approach are also noted.
An assessment of sites has been undertaken through
Harrogate Borough Council’s 2016 SHELAA. For Ripon, this
examines a large section of sites around the city. Many sites
such as the Commissioners ‘land at Snow Close Farm are
positively assessed in the SHELAA and are seen as
developable, available and achievable yet do not appear to
have been thoroughly considered as part of the plan making
process for the Ripon City Plan (or at the very least the
evidence has not been presented). The Commissioners

E1 E2
B1 B2
B3 B4
B6
Project
B1 B2
B3
Delivera
bility

•

the basis that the basic
condition of conformity
with the strategic policies
of the development plan
has not been met.

This will be addressed in the
Basic Conditions Survey to be
submitted with the City Plan

States unclear on the
process that has been
undertaken to arrive at
the sites chosen within
the document

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level. Whilst the emerging
Harrogate Local Plan
proposes greenfield sites
around Ripon, including
beyond the City boundary,
the City Plan considers that
there appears to be more
than sufficient brownfield
land to provide Ripon’s fair

therefore strongly question the process under which the
areas for new homes have been identified and the lack of a
clear link to the evidence base that has been undertaken.
One of the basis conditions that the plan will need to
address is that it should promote sustainable development.
Currently it is the Commissioners’ view that this basic
condition has not been met and objections to the draft
Ripon City Plan are made on this basis.
It is noted that the Regeneration Areas are principally
formed of brownfield sites. Such sites often have
deliverability issues which can be in relation to constraints
on the site, previous and current uses/operations, the cost
of clearing such sites and preparing them for development
and issues such as land contamination or land acquisition.
Given this, we would expect detailed deliverability and
viability reports to be undertaken in the Regeneration Areas
to prove that they are capable of successfully providing the
proposals stated in the draft Ripon City Plan and fit in with
the timescales of the plan in terms of when housing can be
delivered on these sites to meet local needs. This ties in
with our earlier concerns that specific housing targets and
an idea of how Ripon fits in with the wider strategy for
Harrogate Borough have not been adequately provided in
the document.

share of the district wide
housing need.

•

Questions deliverability of
brownfield sites

117

Church Commissioners: - Unstable Land
Policy A6 of the draft Ripon City Plan provides a policy in
relation to unstable land. This relates to a designation on
the Draft Plan Policies Map (on page 75) which highlights an
area of Ripon which has traditionally been subject to
unstable land.
The Commissioners object to the inclusion of this policy and
believe it to be inconsistent with National Planning Policy
for reasons set out below (and so not meeting a key ‘basic
condition’). Its inclusion is unnecessary and could damage
potential future investment within the town.
The policy itself states:
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 reasonable 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 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

A6

•

States there is no need for
this policy and the
Commissioners believe it
should be deleted from
the plan

This policy will be clarified in
the submitted Plan and is
supported by evidence
specific to Ripon

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”.
The policy its self is negatively worded in its nature (by
actively ‘not permitting’ development). This conflicts with
the overall theme in the NPPF which is to plan positively for
future needs of settlements. Furthermore, the policy itself
is imprecise in nature given that issues of unstable land vary
greatly from site to site (even those in close proximity to
each other) and so to designate wide areas of land as
unstable is incorrect. Issues of unstable land can be readily
addressed through the development management process
as applications submitted in Ripon area already need to
show that the land on which development is proposed is
suitable for building upon. Indeed this approach itself is
advocated within the National Planning Practice Guidance
(‘NPPG’) which provides a flow chart on how the issue of
land stability should be addressed as part of submitting a
planning application. (Reference ID 45-006-201403006). The
NPPF also makes clear that there are a variety of other
regimes and legislation which also cover this issue
(Reference ID 45 -002-20140306).
Consequently there is no need for this policy and the
Commissioners believe it should be deleted from the plan
(along with the accompanying text).
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Church Commissioners: - Self- Build Plots
Policy E3 of the draft Ripon City Plan relates to the
E3
promotion of self-build plots. This details that housing
developments of over 20 units need reserve 5% of the plots
for self- builders. These need to be offered within two years
of the start of the site preparation works and only if there
has been no interest after a further two years are the plots
then able to revert to the developer.
Whilst the Commissioners understand the desire to
promote self-build plots, the policy is considered to be
overly restrictive. The ability to incorporate self-build plots
needs to be assessed on a case by case basis and subject to
an assessment of market demand and viability. As yet, we
are unaware of evidence which would point to any demand
for self-build plots in Ripon and so to impose such a policy
would not be robust and could potentially discourage new
development coming forward. This is especially pertinent
given the two years required to market the self-build plots
before being able to be developed by the developer/ house
builder themselves. This is because costs incurred on plots
that would need to be prepared for self -build (including the
installation of relevant infrastructure) would be substantial
with developers then having to potentially wait years to see
any return on their investments on these plots if it
transpires there is no/little demand for self –build in the

•

The Commissioners
consider this policy to be
overly restrictive and
should be deleted

This policy is supported in the
Housing and Planning Act
2015 and in national
guidance.

117

117

city. This policy should therefore be deleted (along with the
relevant accompanying text).
Church Commissioners: - Skyline Impact
Policy A5 of the draft Ripon City plan contains measurers
intended to protect the city’s skyline. The policy will only
permit buildings on undeveloped land which are taller than
neighbouring buildings if an assessment of their impact on
the city’s skyline is provided.
The Commissioners object to this policy on the basis that
they believe it unnecessary and so its inclusion does not
meet the basic condition of being consistent National
Planning Policy. Impact on the city ‘s skyline will vary on the
case by case basis and we therefore do not believe the
policy as drafted, to be appropriate as it infers generally
that a building that is taller than its neighbour s could
impact on the city’s skyline. This is not necessarily true as it
would depend on the development’s location and context
and therefore skyline impact should be considered on a site
by site basis. Again, we believe the need for providing such
an assessment can be scoped at the application stage
through the development management process where site
specific consideration can be discussed. Consequently we
believe this policy should be deleted (along with its
supporting text).
Church Commissioners: - Employment Land /Sites

A5

•

B2

The Commissioners object
to this policy on the basis
that they believe it
unnecessary and should
be deleted

This policy seeks to protect
Ripon’s status as a visually
attractive small city with the
Cathedral and other
landmark buildings soaring
above the roofs and trees,
particularly in views from the
Studley Royal and Fountains
Abbey World Heritage Site
and the Nidderdale AONB.
The World Heritage Site
buffer zone also runs through
the City.

The Commissioners own land at Hutton Bank (the outline of
the ownership is found enclosed with the letter). Policy B2
of the emerging Ripon City Plan states that the vacant site
at Hutton Bank is allocated for employment and business
use owing to its proximity to the A61.
The policy as it stands allows for little flexibility to explore
other potential uses for the site. A more flexible approach
to employment land is advocated in the NPPF with
paragraph 22 stating that:
Planning policies should avoid the long term protection of
sites allocated for employment use where there is no
reasonable prospect of a site being used for that purpose.
Land allocations should be regularly reviewed. Where there
is no reasonable prospect of a site being used for the
allocated employment use, applications for alternative uses
of land or buildings should be treated on their merits having
regard to market signals and the relative need for different
land uses to support sustainable local communities’.
We therefore believe that the policy requires revisiting to
allow alternative uses to be considered if there is no
reasonable prospect of employment uses coming forward
at Hutton Bank and that a wider array of employment
generating commercial uses can be brought forward rather
than the narrow range of “B” Use Classes. This approach
would ensure this policy addresses the basic condition of
being consistent with National Planning Policy.

•

The Commissioners
suggest a more flexible
approach.

This policy is part of the “big
picture” for Ripon which is by
using brownfield sites for
development it will protect
the best of the City’s limited
available sites for
employment and business
uses.
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Church Commissioners: - Concluding remarks
The above comments are submitted on behalf of the
Church Commissioners’ for England (The Commissioners’)
and relates to the Ripon City Plan which has been released
for consultation until 30th October 2016.
Whist the Commissioners’ do not object in principle to the
plan, they do not believe that in its current form, it does not
meet the basic conditions of a neighbourhood plan as set
out in the relevant legislation.
In particular the document needs to cross reference the
quantum of development envisaged in Ripon from the
emerging Harrogate Borough Local Plan and explain how its
vision complies with the overall strategy of the draft Local
Plan. There also needs to be a through re-examination of
several policies in the document which appear superfluous,
unnecessary, and not consistent with National Planning
Policy and may discourage future investment in the city.
The Commissioners’ are happy to discuss their concerns in
more detail and are keen to continue to be involved in the
plan-making process for Ripon. They would therefore like to
be kept informed of the documents progress and engage
with Ripon City Council over the issues highlighted.
In the meantime, should you have any queries, please do
not hesitate to contact me.

General

•

•

•

The Commissioners do not
object in principle to the
plan, they do not believe
that in its current form, it
does not meet the basic
conditions of a
neighbourhood plan as set
out in the relevant
legislation.
The Commissioners
suggest the need to cross
reference the quantum of
development envisaged in
Ripon from the emerging
Harrogate Borough Local
Plan,
States- there needs to be
a through re-examination
of several policies in the
document which appear
superfluous, unnecessary,

This will be addressed in the
Basic Conditions Survey to be
submitted with the City Plan

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level.
See above comments in
relation to specific policies

•
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Historic England
Historic England: - Thank you for consulting Historic
England in connection with the draft Ripon City plan. We
previously provided advice on the preparation of the plan,
in our letter 28 November 2014.
We therefore welcome the opportunity to provide detailed
advice on the Proposed Submission Draft of the Ripon City
Plan (dated September 2016, Version 1.0)
Studley Royal and Fountains Abbey World Heritage Site
(WHS): - these paragraphs acknowledge the importance the
landscape setting of the WHS and commit to protecting and
enhancing this setting. However, no specific policy or
citation of the WHS or its Buffer Zone within this policy is
made.

H2
Pg. 2,
section
2.2.1
Pg. 17,
section
4.2.1
para 3

Historic England: - Policy A 5- Skyline
This policy does not refer to Studley Royal and Fountains
A5
Abbey World Heritage Site (WHS), or the impact of buildings

•

and not consistent with
National Planning Policy
and may discourage
future investment in the
city.
Wish to be kept informed
Suggests Policy H2 is
amended as follows;
“Proposals for new
development within
Ripon’s Conservation
Area, the Studley Royal
and Fountains Abbey
World Heritage Site Buffer
Zone and within their
settings will need to
demonstrate clear regard
for the significance of the
Conservation Areas and
World Heritage Site, and
in particular to the street
scene…”

Noted

Noted
It is considered that guidance
and case law are sufficient to
address the suggested
changes.

Policy A.5 addresses skyline
development proposals

•

of greater height which may affect the views, vistas, setting
or Buffer Zone of the WHS.
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Historic England: - Policy B2 Ure Bank states that “… the
revitalisation of the former Maltings, a listed building, will
be sought” This policy could potentially be strengthened, to
as far as possible ensure that the redevelopment of this site
to the repair and refurbishment of the Maltings.

B2

•

Suggests that Policy A 5
5.2.17 is amended as
follows:
“Proposals for
development which are
on previously
undeveloped land, are
within the setting of the
Buffer Zone of the Studley
Royal and Fountains
Abbey World Heritage
Site, 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.
Suggests the final
sentence of Policy B2
5.3.11 is amended as
follows: “More efficient
use of employment sites
and their environmental

comprehensively and this
embraces the objectives of
the WHS Buffer Zone within
the city. Addressed in full
plan text but unnecessary to
be included in policy. Further
explanation contained in
reply to HE.
Special Landscape Area (local
designation) is amended on
west of city.

Re: Ure Bank Maltings. This
approach would be
disproportionate as regards
to the scale of applications
likely to be received in this

134

Historic England: - Re: Ure Bank Maltings.
This approach would be disproportionate as regards to the
scale of applications likely to be received in this
regeneration area on a routine basis. Complementary
project to prepare a masterplan for the regeneration area.
More specific feasibility study may be necessary which
would explore revitalisation opportunities more deeply.

H3

•

improvement will be
encouraged and the
revitalisation of the
former Maltings, a listed
building, will be sought, by
imposing Grampian
conditions, where possible
on any consents and
approvals of Planning
Applications made for this
site.”

regeneration area on a
routine basis.
More specific feasibility study
may be necessary which
would explore revitalisation
opportunities more deeply.

Suggests that para 5.9.8
be amended as follows:
add new sentence
“Landmark buildings have
been selected using the
criteria set out in “Local
Heritage Listing –Historic
England Advice Notes 7”.
A new appendix should be
added, entitled
“Landmark Buildings
Schedule” giving precise
addresses, and including

Minor textual change re
“encouragement”. Will
provide an appendix showing
the buildings. Local list is a
complementary project.

134

Historic England: - The Draft Plan City Centre inset Policies
Map carry multiple tiers of information, which are difficult
to distinguish.

Maps

•

The Draft Plan City Centre inset Policies and Draft Plan
Policies Map do not indicate the Studley Royal, and
Fountains Abbey World Heritage Site (WHS) boundary, or
the WHS Buffer Zone.

Maps

•

photographs, detailed
maps.
Suggests creating an
online PDF version of
maps, with layers which
can be turned on and off,
to aid understanding.
Examples of this
approach, which has been
used on a number of
recent Conservation
Appraisals in Craven, can
be found in the Draft
conservation areas
appraisal 2016” section of
the web link
Suggests amend maps to
include the WHS and WHS
Buffer Zone boundaries.

Do not believe that such a
format is acceptable within
current regulations for a
Neighbourhood Plan.

Policies Map shows the
extent of the Registered Park
and Garden for Studley Royal
Park. It is not practicable to
show the WHS on the Policies
Map because it is outside the
city boundary and have
followed this approach with
other designations e.g.

134

Historic England: - Strategic Environmental Assessment.
We note that we have not yet been consulted on the
necessary or otherwise for a Strategic Environmental
Assessment (SEA) and would suggest that it will be
necessary to undertake or seek advice on an SEA Screening
from the relevant statutory agencies in the near future, and
act upon their advice, in order to be fully prepared for the
Examination of the finalised Ripon City Plan.
We trust the above advice is of assistance and look forward
to being formally consulted by the Harrogate Council on the
finalised Ripon City Plan, in due course.

General

Not been consulted on
SEA

Special Landscape Areas. The
WHS buffer zone does not, as
yet, have status within the
UK Planning system. The
emerging Local Plan is
proposing its inclusion. The
Environmental Report does
contain both WHS and WHS
Buffer Zone boundaries.
Further conversations were
had with Historic England on
the SEA screening plan in
August 2017 and they replied
in September 2017
The maps in the submitted
draft plan will be clearer and
more user friendly.
It is considered that inclusion
of the buffer zone on the
maps would result in an
unacceptable two-tier,
selective approach to the
city’s skyline and that existing
policies deal adequately with

development in the buffer
zone.
140

The National Trust
National Trust
We are delighted to be invited to comment on the Ripon
City Plan and appreciate the large amount of work that has
been put into the preparation of the plan by the Ripon City
Plan Team.
Although Fountains Abbey and Studley Royal Estate lies
outside the Ripon City limits there have been close links
between the estate and Ripon throughout its history and
this close relationship continues today. The Fountains
Abbey and Studley Royal estate was inscribed as a World
Heritage Site (WHS) in 1986 and a buffer zone which
extends across Ripon and to the landscape beyond was
approved by UNESCO in 2012. The Ripon City Plan therefore
plays a very important role in conserving and enhancing the
WHS, its buffer zone and the wider setting including
extensive views from the WHS across Ripon.

General

•

•

Appreciate the large amount
of work put into the
preparation of the plan
States that The Ripon City
Plan plays a very important
role in conserving and
enhancing the WHS Fountains
Abbey and Studley Royal

Noted

Noted
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National Trust: - Ripon City Plan Vision:
We support the vision for Ripon and welcome the reference
to the WHS and its role in the countryside setting of Ripon.
We also welcome the first statement about Ripon’s
important role as a destination for visitors. Ripon is a
tourism destination in its own right but also has the Ripon
RING of visitor attractions including Fountains Abbey and
Studley Royal, Newby Hall and Lightwater Valley around its
edges. Although these are outside the Ripon City limits and
the planning remit of this plan they have a significant
impact on the development of Ripon’s economy and this
could be more explicitly recognised in the plan.
Furthermore as one of the busiest National Trust properties
in the country Fountains Abbey & Studley Royal alone has a
direct benefit on the Ripon economy through direct
employment as well as the procurement of goods and
services.
Conserving Ripon para 2.4.1: This section could also
reference the World Heritage Site and its buffer zone which
extends across Ripon and therefore falls within the remit of
the Ripon City Plan. This paragraph could also refer to the
setting of Ripon and designations such as Nidderdale AONB
and Special Landscape Areas which conserve the physical
setting.

Vision

Conserv
ing
Ripon

•

Supports the vision for Ripon,
Welcomes reference to WHS

Support noted

•

States Fountains Abbey &
Studley Royal alone has a
direct benefit on the Ripon
economy through direct
employment as well as the
procurement of goods and
services.

Support noted

•

Suggests this section could
also reference the World
Heritage Site and its buffer
zone which extends across
Ripon and therefore falls
within the remit of the Ripon
City Plan.

These designations are
mentioned elsewhere in the
plan
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National Trust: - Sustainable Ripon Section A, Para 5.2 &
Policy A
para 5.2.4:
We support the approach to the growth of Ripon set out in
this section of the plan and the awareness of the
importance of the landscape quality of its surroundings. We
support the reference to the WHS in para 5.2.4 and
reference to the importance of the open land and woodland
to the west of the city to the setting of the WHS.
Sustainable Development Policy A1 Para 5.2.8: We support
the sustainable development approach and particularly the
redevelopment of Claro Barracks site and priority to
development on ‘brownfield’ land.

140

National Trust: - Protecting the Landscape Character Policy
A 2 para 5.2.12:
We support the intention of this policy but consider that
the wording could make it clearer that this policy aims to
protect and enhance the areas identified as Special
Landscape Areas. We support the identification of the area
to the west of Ripon which provides a green foreground to
the view of Ripon Cathedral from the Lime Avenue in
Studley Royal Deer Park. We also support the approach to

•

Supports this approach and
reference to the importance
of the open land and
woodland to the west of the
city to the setting of the WHS.

Support noted

A1

•

Supports this policy of
sustainable development
approach and particularly the
redevelopment of Claro
Barracks site and priority to
development on ‘brownfield’
land.

Support noted

A2

•

Supports this policy but
considers the wording could
be clearer.

Support noted

140
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ensuring that development proposals are designed to
enhance Ripon’s landscape setting.
National Trust: - Policy A3
A3
We support this policy. We are keen to work closely with
Ripon City Plan Group and Ripon City Council to look in
particular at wildlife enhancements along the Skell river
corridor which runs through the WHS to Ripon.
National Trust: - Managing flood risk and sustainable
A4
Drainage Policy 4:
We support the approach to managing flood risk. We are
also keen to work with Ripon to explore natural flood
management measurers within the wider Skell catchment
upstream of the WHS and Ripon to manage flood risk.
National Trust: - Skyline Policy A 5:
A5
We are keen to ensure that this policy protects the
Outstanding Universal Value of the WHS and particularly
the key views across Ripon from WHS – these include the
view included within the UNESCO approved WHS buffer
zone which extends from Lime Avenue in the Studley Royal
Deer Park to Ripon Cathedral and beyond to Blois Hall Farm.
The policy should also protect other key views to and from
the WHS including the wide ranging views across the Ripon
skyline from Gillet Hill and How Hill tower.
We raised these issues as part of consultation in 2015 on
the draft plan and we would like to see stronger wording of
this policy with specific reference to the WHS buffer zone

•

Supports this policy and
wishes to work in partnership

Support noted

•

Supports this policy and
wishes to work in partnership

Support noted

•

Supports this policy and
wishes to ensure that it
protects WHS and other key
views

Support noted

Support noted

•

Asks for stronger wording of
this policy and suggests new
wording

The buffer zone is yet to be
adopted into the Local Plan.
It is considered that the
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and wider settings. We would support the amended
wording put forward by Historic England in their response
to the Ripon City Plan as follows:
‘Proposals for development which are on previously
undeveloped land, are within the setting or Buffer Zone of
the Studley Royal and Fountains Abbey World Heritage Site,
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’.
We are concerned that the current policy wording could be
interpreted that the issue is the impact of development on
the skyline of Ripon itself. The wording of the Skyline Policy
refers to ‘assessment of their impact upon the city skyline’
and that it doesn’t clearly cover the indirect impact that
development on the skyline of Ripon has on heritage sites
not within Ripon, such as the Fountains Abbey and Studley
Royal WHS and Grade 1 Registered Park and Garden.
The supporting text could also cross reference to the World
Heritage Site Management Plan and the Harrogate Borough
Council Heritage Management Guidance, particularly the
section on General principles for development that would
affect the World Heritage Site including development in its
buffer zone.
National Trust: - Growth and Regenerating Key Parts of the
City Policy B Para 5.3:

policy as worded will avoid
an unacceptable two-tier,
selective approach to the
city’s skyline

Policy B

We support this approach to the regeneration of Ripon and
the emphasis on the previously developed land and the
positive and proactive approach taken in the Plan to
identifying those areas.
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Defining the development limit Policy B6:
We support the western extent of the development limit
shown on the proposals map which controls the extension
of Ripon to the west and recognises Ripon’s historic
boundary. A key element of the OUV of the World Heritage
Site is the ‘green’ agriculture setting to the WHS which
provides a contrast with the designed landscape.
National Trust: - Supporting the Ripon Economy Policy D
Para 5.5:
This section seeks to protect tourist accommodation in
Ripon and supports the development of the new hotel
facilities. We support this policy and recognise the
important role Ripon plays on providing accommodation for
visitors to Ripon as well as those visiting the wide range of
visitor attractions in surrounding area.
National Trust: - Providing new homes Policy E Type mix
and density of new homes E 2:
We support the approach to maximising potential yields
from brownfield sites before the allocation of greenfield
sites.

•

Supports this approach

Support noted

•

Supports this policy

Support noted

•

Supports this policy

Support noted

•

Supports this policy

Support noted

B6

D2 D3

E2

140

140

140

National Trust: - Connecting Ripon Policy G para 5.8:
We support sustainable transport measurers to support
accessibility to Ripon and the surrounding area. Fountains
and Studley Royal attracts in access of 500,000 visitors a
year and most of these visitors currently access the site by
car and approach via Ripon. We are keen to improve access
to the site by means other than the car including bus,
walking and cycling. We are keen to work with Ripon to
explore an improved ‘family friendly’ cycle route between
Ripon and Fountains which links to the Way of the Roses
route through the Studley Royal Deer Park.

Policy G

Proposed new highways Policy G 1:
We are keen to work with the Highways Authority on
proposals for new highways within Ripon and the
surrounding area.
National Trust: - Cycling Policy G3:
We support the approach to encourage cycling and provide
safer cycle routes. We would be keen to be involved in
developing the Ripon City Cycle Strategy and exploring links
between the WHS and Ripon.
National Trust: - Railway Reinstatement Policy G 5:
We support the proposal to improve passenger links to
Ripon by exploring opportunities to reinstate the railway
line.

•

Supports this policy and
suggests keen to explore an
improved ‘family friendly’
cycle route between Ripon
and Fountains which links to
the Way of the Roses route
through the Studley Royal
Deer Park.

Support noted

G1

•

Supports this policy and
wishes to work with the
Highways Authority

Support noted

G3

•

Supports this policy and
wishes to work in the
development of the Ripon
City Cycle Strategy

Support noted

•

Supports this policy

Support noted

G5

140

140
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National Trust: - Protection of the environment and our
Policy H
heritage Policy H Para 9 5.2:
Should reference protecting the historic environment rather
than just ‘aspects of design impacting on the historic
environment’. We would also like to see specific reference
in this section to the WHS buffer zone and setting including
key views across Ripon.
River corridors Policy H 1: We support the need for
development proposals along the river corridor to improve
the network of riverside paths, protect and enhance
riverbank habitat and management of tree cover along river
corridors.

H1

National Trust: - Built Heritage Policy H 2:
We know that Historic England has proposed alternative
wording for this policy which recognises the WHS and
buffer zone. We would support that wording or
alternatively seek a new policy in this section of the plan
which specifically protects and enhances the WHS buffer
zone, its setting and key views across Ripon to the
Cathedral and beyond to Blois Hall Farm.

H2

National Trust: - Planning Obligations Policy J 1:
We support this policy.

J1

•

Supports this policy

Support noted

Suggests the policy should
reference protecting the
historic environment

Noted

•

Supports this policy

•

Suggests new wording or
alternatively a new policy

The buffer zone is yet to be
adopted into the Local Plan.
It is considered that the
policy as worded will avoid
an unacceptable two-tier,
selective approach to the
city’s skyline.

•

Supports this policy

Support noted
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Environment Agency
Environment Agency
Thank you for consulting the Environment Agency regarding
the above proposed Draft Neighbourhood Plan. We have
reviewed the information submitted and we wish to make
the following comments

General

We have no objections to the city plan.

•

Have no objections to the
Ripon City Plan

Support noted

We support the policies on sustainable environment, but
A3 A4
(think) these could be more linked within the plan e.g. when
house it could be suggested that they link to Policies A3 &
A4.

•

Supports policies A3, A4

Support noted

•

Suggests that policies A3
A4 could be linked

Comments noted

•

Suggests new
development proposals
should be encouraged to
contribute
financially/physical works
to reduce flood risk and
should be reflected in
these policies

Addressed in full plan text

•

Suggests inclusion of
additional statement

Addressed in full plan text

Environment Agency:
New development proposals should be encouraged to
contribute either financially or through physical works to
reduce the flood risk to the wider area. This would require a
clear understanding of what the flood risk reduction
strategy is. This should be reflected in this section/policy
(A4, E1-E3).
Development should be located within flood zone 1 (low
risk). Where development is deemed necessary within flood
zones 2 and 3 (following the application of the flood risk
sequential and where relevant, exception test), the

A4 E1
E2 E3

proposals must demonstrate that they will be safe for their
lifetime and will not increase flood risk to 3rd parties, with
flood risk betterment provided where possible.
Any developments within 8 metres of any main river will
require a permit from the Environment Agency
Planning for Climate Change
We suggest you look into climate change issues that may
affect the area as this has not been taken into account in
your policies. https//www.gov.uk/search?q=climate
change&filter_organisations%5B%5D=environment-agency
Should you require any further information, or wish to
discuss these matters further, please contact me on the
number below

142

Natural England
Natural England: -. Natural England is a non-departmental
public body. Our statutory purpose is to ensure that the
natural environment is conserved, enhanced and managed

Flood risk is included at A4.
Otherwise, climate change
policies e.g. renewable
energy, sustainable design
are better included as
district-wide in emerging
Local Plan.
Flood risk is included at A4.
Otherwise, climate change
policies e.g. renewable
energy, sustainable design
are better included as
district-wide in emerging
Local Plan.

for the benefit of present and future generations, thereby
contributing to sustainable development.
Natural England is a statutory consultee in neighbourhood
planning and must be consulted on draft neighbourhood
development plans by the Parish/ Town Councils or
Neighbourhood Forums where they consider our interests
would be affected by the proposals made.

142

Our comments are as follows:
Though policies A2 and A5 protect the wider landscape you
should also include a landscape policy which refers
specifically to the protection of Nidderdale Area of
Outstanding Natural Beauty (AONB). This should reference
the special qualities of the AONB and its setting and should
contribute to the delivery of the Nidderdale AONB
Management Plan objectives. Para 115 of the National
Planning Policy Framework (NPPF) makes it clear that great
weight should be given to conserving landscape and scenic
beauty in National Parks, the Broads and Areas of
Outstanding Natural Beauty, which have the highest status
of protection in relation to landscape and scenic beauty.
Natural England: Policy B 3 regarding the redevelopment of Clotherholme
military estate may have landscape impacts on the setting
of Nidderdale AONB. We note that the policy refers to 2
allocations (R24 and R25) within the Emerging Harrogate

A2A5

•

•

B3

•

Suggests inclusion of a
landscape policy which
refers specifically to AONB
Suggests inclusion of a
landscape policy which
refers specifically to AONB

No new policy because AONB
is a strategic consideration
for district and has minimal
coverage within Plan area.
Included in Plan text where
appropriate.

Suggests redevelopment
of Clotherholme military
estate may have
landscape impacts on the

Text revised at relevant
bullet point to include NYCC
and others in military estate

142
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District Local Plan. If the Ripon City Neighbourhood Plan
comes forward before the Local Plan mitigation will need to
be put into place to protect the setting of Nidderdale AONB.
You should seek the views of the AONB partnership for
details of what mitigation may be required.
Both visions and policies outlined in the draft
neighbourhood plan are mostly in line with the Natural
England’s ambition to conserve, enhance and manage the
natural environment for the benefit of present and future
generations.
Natural England: In particular Natural England welcomes policies
A3, A5, F1, F2, F3, G2, H1 and the protection and
enhancement they offer to biodiversity, the wider
landscape, and access to nature. I refer you to Annex 1,
which covers any additional issues and opportunities that
should be considered when preparing a Neighbourhood
Plan.
Nidderdale AONB
Nidderdale AONB: The AONB's Joint Advisory Committee welcomes the
opportunity to comment on the Plan. We would make the
following comments:
1. The AONB is included in the area covered by the Plan at
Ellington Banks. Proposals in the Plan do not directly affect
the wood or the AONB more widely but it is important that

A 3, A 5,
F 1,
F 2, F 3,
G 2,
H1

•

setting of Nidderdale
AONB and the views of
the AONB partnership for
details of what mitigation
may be required.

masterplan partners and
AONB.

Support for these policies

Done. No action other than
references to AONB.

The Vision should
recognise that part of the

The Vision was established at
the outset of the plan

General

Vision
Maps

126

126

126

the Plan should acknowledge that it covers part of the
designated area. The Vision statement at least, which refers
to the proximity of the Yorkshire Dales National Park,
should be amended to reflect this;
Nidderdale AONB: 2. Policy A.4 (Managing Flood Risk and Sustainable
Drainage) should refer to the Natural Flood Management
work carried out by farmers upstream of the City in the
AONB. We will be happy to provide further details of this
work and its value in mitigating the impact of future flood
events;
Nidderdale AONB: 3. The Connecting Ripon section should refer to the
importance of improving non-vehicular access for
pedestrians, equestrians and cyclists from Ripon to
Fountains Abbey;

Nidderdale AONB: 4. The Protecting Environment and Heritage section should
acknowledge the potential impact, including indirect
impacts, of future development in Ripon on the AONB and
the importance of mitigating this impact. We will be happy
to discuss this with the City Plan team in more detail.

AONB lies within its
boundary.

Policy
A4

Project
G3

process. The AONB has been
added to the Policies Map.

The policy should refer to
upstream works in the AONB.

The works are outside the
plan boundary and hence the
area covered by the policy.

Need inclusion of importance of
improving pedestrian, equestrian
and cycling links from Ripon to
Fountains Abbey.

This is covered by Project G3
Connecting Ripon which
includes Action Plans for
public paths and cycling and
could be carried out with the
WHS

Section The impact of development on the
H1-7
AONB should be addressed.

Happy to meet but would
appear largely outside of
Neighbourhood Area. Policy
B3 for Clotherholme has
been rewritten and now
requires the masterplan for

the military estate to take
account of the AONB.
101
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The Coal Authority
The Coal Authority
Thank you for consulting The Coal Authority on the above.
Having reviewed your document I confirm we have no
specific comments to make on it. Should you have any
further enquiries please contact a member of Planning and
Local Authority Liaison at The Coal Authority
DIO The Defence Infrastructure Organisation
DIO –MoD
The Defence Infrastructure Organisation (DIO) write on
behalf of the Ministry of Defence (MoD), in connection with
the Proposed Submission Draft Ripon City Plan, which is
currently out for consultation until 30t October 2016.
Following review of this document, the MOD have the
following comments to make:
• Paragraph 1.1.6- Whilst reference has been made to
the future closure of Claro Barracks within this
paragraph, no reference has been had to the future
closure of Deverell Barracks. Both sites are expected
to close be vacated by December 2018, not 2017 as
stated within this Paragraph in connection with
Claro Barracks.
Notwithstanding the above, land to the south of
Clotherholme Road (and Claro and Deverell

General No comments to make

B3 B4
Para:
1.16

•

States- new timescale for
the proposed vacation of
Claro, and Deverell
Barracks and Laver Banks.

Noted

Noted
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Barracks), known by the MoD as Laver Banks, is
expected to become available when the MoD
withdraws from its sites in Ripon.
DIO –MoD Policy B 3
B3
The MoD acknowledges that Claro Barracks, Deverell
Barracks and land at Laver Banks is proposed for inclusion
within the proposed designation for the Clotherholme
Regeneration Area.
Notwithstanding the above, whilst it is expected that a
master planned approach will be implemented in support of
the future redevelopment of the MoD sites, the MoD does
not envisage that this would be prepared by the Local
Planning Authority or Neighbourhood Planning Body. As the
landowner, it is expected that the DIO and/or its
representatives would masterplan the Regeneration Area,
working with relevant stakeholders, which amongst others
would include Harrogate Borough Council and Ripon City
Council.

•

•

States - there will be a
master planned approach
in support of the
redevelopment of MoD
sites, but it is not
envisaged this would be
prepared by the Local
Planning Authority or
Neighbourhood Planning
Body. It is expected that
the DIO and/or its
representatives would
masterplan the
Regeneration Area,
working with relevant
stakeholders
States- Policy B3 is quite
prescriptive in aspirations
for the Regeneration Area

The wording in relation to
the masterplan has been
amended to include the
stakeholders involved and
does not specify who would
take the lead.

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be

developed through the
masterplan.
67
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DIO –MoD
In addition, proposed Policy B3 appears quite prescriptive in B3 B4
terms of the aspirations for the Regeneration Area. The
G1
MoD are not supportive of this approach, especially as this
Policy would prejudice any future redevelopment proposals
for the MoD site.
DIO –MoD
Furthermore proposed Policy B 3 attempts to influence the
future management of MoD land out with the Regeneration
Area and in part the City Plan boundary to the south of the
River Laver. The MoD are not supportive of this approach.
As the landowner, it is expected that the DIO and/or its
representatives would be responsible for the future
management of this land.
Please be advised that the correct definition of the acronym
of DIO is outlined above. The definition provided within
Policy B3 is incorrect.
DIO –MoD
• Paragraph 5.3.19 – Whilst reference has been made
to the future closure of Claro Barracks within this
paragraph, no reference has been made to the
closure of Deverell Barracks.

•

This is a matter for discussion
Suggests Policy B3
in the masterplan and
attempts to influence
associated projects.
future management of
MoD land out with
Regeneration Area and in
part the City Plan boundary

General

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan.
•

Provides correct definition
of acronym of DIO

Noted

States no reference to
closure of Deverell
Barracks in this Paragraph

Noted

B3B4
•

•
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Paragraph 5.3.21 – Deverell Barracks is expected to
be vacated by December 2018, to coincide with the
vacation of Claro Barracks.
DIO –MoD
B3 B4
• Notwithstanding the above, whilst specific reference
has been made to DIO submitting Claro Barracks and
Deverell Barracks for inclusion within Harrogate
Borough Councils Strategic Housing and
Employment Land Availability Assessment (SHELAA)
under the ‘Call for Sites’ consultation, the Draft Plan
only refers to the Laver Banks site “as additional
military land to the south of Clotherholme Road” It
is the MoD contention that this Paragraph could be
more specific in this context.
DIO –MoD Paragraph 5.3.22B3 B4
It is the Mod contention that it cannot be assumed that the G1
existing military buildings at either Claro Barracks or
Deverell or Laver banks would be suitable for alternative
uses, or that the retention and conversion of existing
buildings would be cheaper than new build redevelopment.
Furthermore the potential retention of existing buildings
across the three sites could adversely impact upon the
delivery of a comprehensive and well master planned
redevelopment scheme for the Regeneration Area

•

Provides revised date for
closure of Deverell
Barracks

Noted

•

Suggests - It is the MoD
contention that this
Paragraph could be more
specific in this context.

The Publication Draft
Harrogate Plan now includes
Laver Banks as an allocation

•

Contends- the potential
retention of existing
buildings across the three
sites could adversely
impact upon the delivery
of a comprehensive and
well master planned
redevelopment scheme
for the Regeneration Area.

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan.
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DIO –MoD Paragraph 5.3.23
B4
This Paragraph, outlines the retention of the playing fields
on Claro Barracks and Deverell barracks for public use. It is
the MoD ‘s contention that it cannot be assumed as to what
type, scale and location of sports provision will be required
for the redevelopment proposals for the Regeneration Area,
in which case the suggestion for the retention of all of the
playing fields would prejudice any future redevelopment
proposals
DIO –MoD Paragraph 5.3.24
G1
It is the MoD’s contention that it cannot be assumed that
B4
the incorporation of the military roads into the adopted
highway network can be achieved. Notwithstanding this, it
may not be appropriate to utilise existing roads within any
future redevelopment proposals as this could possible
adversely impact upon the delivery of a comprehensive and
well master planned redevelopment scheme for the
Regeneration Area
DIO –MoD
• Policy B 4 The MoD’s comments above are equally
considered to be applicable in connection with this
Policy.
Notwithstanding the above, Policy B 4 appears quite
prescriptive in terms of the aspirations for the
development strategy for the Regeneration Area.

•

Contends- the retention of
all of the playing fields
would prejudice any
future redevelopment
proposals.

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan

•

Contends – it cannot be
assumed incorporation of
the military roads into the
highway network can be
achieved and may not be
appropriate as it could
possibly adversely impact
upon the delivery of the
masterplan.

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan.

•

States the MoD does not
support this approach

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be

B4
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The MoD are not supportive of this approach,
especially as the policy would prejudice any further
redevelopment proposals for the MoD site.
DIO –MoD
B3 B4
With regard to any potential S106 Agreement/ Community
Infrastructure Levy (CIL) Planning Obligations required in
association with any future redevelopment proposals, these
will be development specific and negotiated through
Planning Application process.

DIO –MoD
General
In connection with the aspirations for the “retention and
conservation of an example timber barrack block as a
heritage asset” the MoD consider that the retention of such
a building could possibly adversely impact upon the delivery
of a comprehensive and well master planned
redevelopment scheme for the Regeneration Area.
Accordingly, the merits of retention of such a building are
questionable. The MoD suggests that the recording of such
an asset be undertaken, to coincide with an appropriate
level as per Historic England’s Understanding Historic
Buildings: A Guide to Good Recording Practice, and
published in the Historic Environment Record, would be
more appropriate in this case.

developed through the
masterplan.

•

States- S106 Agreement/
Community Infrastructure
Levy (CIL) Planning
Obligations will be
development specific and
negotiated through
Planning Application
process.

Noted
These will be issues for the
masterplan.

Suggests proposal could
adversely impact delivery
of masterplan Suggests
alternative action.

The City Plan provides an
opportunity for the local
community in Ripon to
specify how it would expect
the military sites to be
developed through the
masterplan.
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•

Paragraph 5.3.6- The land south of the River Laver,
identified within this Paragraph as “the Laver Banks
training area” lies without the proposed
Regeneration Area.

•

States – land outside
proposed Regeneration
Area

Noted

•

Paragraph 5.3.27- It is the MoD’s contention that it
cannot be assumed that the MoD sites will be
phased release.

•

Contends- it cannot be
assumed there will be a
phased release

Noted

•

The MoD remains
committed to working
with stakeholders

Noted

The MoD will leave the above comments for your
consideration.
Notwithstanding the above the DIO remains committed to
working with the relevant stakeholders, including Harrogate
Borough Council, and Ripon City Council, in the future in
respect of progressing forward with a masterplan for the
Regeneration Area
LCF on behalf of owners of land Hutton Bank
LCF Law Hutton BankThis representation is made on behalf
of the Owner of the land at Hutton Bank, Ripon shown on
the attached plan (“the land”). By the Draft Ripon City Plan
the Land identified as an employment site to which draft
policy D 1 will apply and is referred to in policy
LCF Law Hutton Bank B 2.
Set out at the end of this document are representations
made in respect of the Land as part of the latest
consultation on the Harrogate Draft Local Plan (“the

D1

B2 D!
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Representation”). They are relevant to the Land and its
allocation in the Draft Ripon City Plan and should be read in
conjunction with the representations relating to draft
policies B2 and D1 set out below.
LCF Law Draft Policy D1 “Protection and Enhancement of
B2 D1
Existing Areas”
The Land is shown as forming part of the Ure Bank existing
employment area by policy D1. This provides that the land
should “continue to be occupied by employment uses. The
development or redevelopment of land and premises within
these areas for purpose other than B1 (Business), B2
(General Industrial) or BB (Storage or Distribution) uses will
not be permitted.”
Only part of the Land is in employment use. As set out in
the Representation a large part of the Land has traditionally
been in retail use and has past consents for retail use. It
considers that this part, together with additional frontage
land, should be allocated in the Draft Local Plan for retail
and/care home use. The same allocation should be made in
the Draft Ripon City Plan or, at least the relevant areas
should be omitted from the “existing employment area” as
the land does not form part of it.
The policy also states that the intensification of use of
underused land and premises is encouraged as well as
modernisation or replacement of existing business
premises. However, officers at Harrogate Borough Council

Suggests part of the land should
also be allocated for retail/care
home

This area is considered to be
particularly suitable for
business use due to its
proximity to the A61.
The policy has been
reworded to include support
for local convenience
shopping either as a smallscale development or as part
of wider development
proposals owing to the lack
of provision north of the city
centre.
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have accepted that there is unlikely to be any significant
investment in the employment premises on the Land
without some “pump –priming”. Housing had initially been
proposed to provide this. However if part of the Land is to
retain its existing employment use this could be provided by
the retail or care home use of the existing retail area and
frontage land is adjoining.
LCF Law Draft Policy B 2 –Ure Bank
B2
The Land is included within the proposed “Ure Bank urban
village”. The Land is specifically referred to in the following
terms. “the vacant site on Hutton Bank is allocated for
employment and business use owing to its proximity to the
A61”.
As set out above and below, a large part of the Land has
neither an employment nor business use. Furthermore the
same area is not allocated for employment or business use.
It should therefore be omitted from the draft policy D1 (see
above) and also reference to it should be removed from the
draft policy B2.
LCF on behalf of the owners of land East of the By-pass
LCF Law - land East of the By-pass
D3
This submission is made on behalf of the Owner of land to
the east of Ripon By-pass, Ripon. (Map attached)
It is considered that the Site is suitable for a commercial
allocation for hospitality use to provide Ripon with a facility
not currently available to it which would take advantage of

•

Suggests a large part of
the Land has neither an
employment nor business
use nor is it allocated for
employment or business
use and should be
removed from Policy B 2

This refers to the proposed
allocation in the City Plan and
is considered appropriate
given its accessible location.

•

Suggests site suitable for
location of Hotel

The proposal is not
supported owing to flood risk
and unstable land and its
location east of the by -pass.
Accordingly, there is no
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the location of the Site with access off the Ripon By –pass
via an existing roundabout.
The representation made to Harrogate Borough Council in
respect of its Draft Local Plan is set out at the end of this
representation. It is considered that the Site should be
identified as suitable for such use in the Draft Ripon City
Local Plan.
LCF Law - land East of the By-pass
Such use would also relate well to the proposal in the Draft
Ripon City Plan to locate a new rail halt for the town in this
area (policy G5). The proposed uses would be complement
the use of the land as a transport interchange and so policy
G is supported.

justification to identify the
site for a hotel.

G5

LCF Law - land East of the By-pass
A4
The Site A much larger site was previously submitted for
consideration for housing allocation and also for C1 hotel
use. This comprised some 18.5ha and represented the
whole of the Owner’s land to the west of the By-pass. It was

•

Suggest site would also
complement new rail halt
and transport
interchange.

The City Plan supports the
reinstatement of the railway
through Policy G5 and Project
G4, but recognise that the
deliverability is dependent
upon this being recognised as
an infrastructure project of
national significance
Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.

Comments noted about
addressing potential flooding
risk. However, the City Plan
does not propose
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bounded to the west by the River Ure and to the south by
the River Skell.
Concerns were raised with regard to the allocation of this
site, notably as a result of much of the land lying within
Flood Zones 2 and 3 and so liable to flooding. Therefore the
Site has taken account of these concerns and represents a
much reduced area, some 5ha in total. This area lies almost
entirely in Flood Zone 1 where development is acceptable in
flood risk terms.
The Site therefore represents the logical area which can be
developed to the east of the By-pass for an exceptional use
to benefit Ripon and its business.
LCF Law - land East of the By-pass The Proposed Use
G5
Ripon has a role as a visitor designation. It is clear from the
draft Ripon City Plan that there is a shortage of a hotel
rooms at present as well as a shortage of hotel
accommodation that can accommodate coach parties. This
is in addition to a trend to seek the change the use of
existing hotel accommodation to residential or other uses.
In the past consents have been granted to strengthen the
accommodation offer available within the City but these
have not been taken up.
The Site offers the opportunity to meet this need as part of
a wider hospitality use. There has been interest from a
national player which would involve a lodge concept of
affordable hotel accommodation with ancillary hostelry

development east of the Bypass for reasons of unstable
land in addition to potential
flooding.

•

Suggests Site would
provide easy access to the
use of land in this area as
a future rail halt and
transport.

The City Plan supports the
reinstatement of the railway
but following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.
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which would cater for guests who would stay at the Lodge
but would also be open to non-residents.
Its location with easy access from the By-pass makes it
particularly suitable for this kind of use. Access should be
available from the existing roundabout by means of an
additional spar road. It would also relate well to the use of
land in this area as a future rail halt and transport
interchange for visitors to Ripon.
The size of the site is also such that it gives the opportunity
for substantial landscaping as necessary to ensure that any
development on the site would be integrated with its
surroundings.
LCF Law land East of the By-pasAllocation of the Site for
this purpose is therefore sought to strengthen Ripon’s
offering as a tourist destination. Unlike past proposals, the
interest in this use for the Site is not purely speculative and
so, if allocation were achieved, it is likely that the
development would proceed.
Peacock & Smith – Marston’s Inns and Taverns
Peacock & Smith
We are instructed by our clients, Marston’s Inns and
Taverns to submit representation on the Ripon City Draft
Local Plan currently being consulted upon.
These representations set out Marston’s response:
• Support – City plan, Objective 3- To support and
allocate a site for community purposes

Vision
Tourism
Growth

•

Suggests provision of
Hotel/Lodge would
support the Vision for
Tourism Growth.

Noted

General

•

Supports the City Plan and
seeks two amendments
listed below

Support noted

including leisure.
• Support – Delivering the Vision – Tourism Growth
• Seek amendments to Policy B6 Map annotation –
Settlement Boundaries
• Seek amendments to Policy D 3 – Sites for Hotels
• Supports Policy G 5 Railway Reinstatement
Background
Marton’s Inns are proposing to develop a public
house/restaurant and hotel/lodge at land to the east of the
by-pass. A pre-application meeting was held with Harrogate
BC on 14 December. Marston’s have funding secured to roll
out a programme of 25 to 30 new build public houses and
10 new lodge facilities per annum. The proposed
development in this location would look to improved access
from the roundabout and for a development of a new of a
new public house and lodge
facility From securing planning permission, Marston’s
typically build and occupy the lodges within 12 months on
receipt of consent. This would be the intention in this
location subject to planning. The site is deliverable in a
shorter period of time.
The development would create an improved access point
which could potentially be used for access to the proposed
new railway station which is identified in the draft Ripon
City Plan. (Map provided)
Ripon City Plan Objectives

137

137

Plan Objective 3 seeks:
“to protect and where appropriate allocate sites for
community purposes including … leisure uses”
This aim and objective is supported. It is considered that
there is a need for new leisure allocations and that the
proposed development site is a deliverable site for a leisure
allocation extending to a pub /restaurant and hotel/lodge.
Peacock & Smith Delivering the Vision – Tourism Growth.
The tourism growth section states:
“Tourism Growth – a new hotel being built with sufficient
bed spaces to enable coach tours to stay in the City,
hopefully with investment in improvements to and
expansion to and expansion of existing hotels. Major new
facilities at the Cathedral enhancing its role as a visitor
attraction with more visitors and significantly boosting the
vitality and viability of both the daytime and evening
economy.
This policy is supported. It is considered that the allocation
of this site on the by-pass will deliver a facility which is not
present within Ripon at the moment. It would be a use
which would be attractive to passing trade and will
encourage people to stop and visit Ripon. A pub and
restaurant would help to boost the daytime and evening
economy.
Peacock & Smith Policy B 6 – Settlement Boundaries

Vision

B6

•

Supports – City Plan
Objective 3 - To support
and allocate a site for
community purposes
including leisure

Support noted

Supports –Delivering the
Vision –Tourism Growth

Support noted

Although the spirit of the policy is supported, it is requested
that amendments are made to on the map to allow for the
allocation of the subject site.
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Peacock & Smith Policy D3 Sites for Hotels
D3
The existing policy identifies three potential locations for
hotels. It is requested that land to the east of Ripon by-pass
is included as an addition to the list. It represents a
deliverable site which is being pursued by a national
operator. As such, it would be deliverable within the short
term. Such an application would also need to include a
public house provision which serve the catering needs and
support services for the hotel
Peacock & Smith Policy G5- Railway Reinstatement
G5
The policy seeks to support the reintroduction of a railway
station in Ripon. The broad principle of the railway
reinstatement is supported.
The annotation is shown broadly in the same location as the
proposed public house. As part of our proposals, we would
be required to make improvements to the access to the site
from the adjacent roundabout. This would carry a
significant cost. However, once in situ, such an access could
be utilised to assess a potential new station and car park. It

The proposal is not
supported owing to flood risk
and unstable land and its
location east of the By -pass.
Accordingly, there is no
justification to identify the
site for a hotel.
The proposal is not
supported owing to flood risk
and unstable land and its
location east of the By -pass.
Accordingly, there is no
justification to identify the
site for a hotel.

Following consultation
responses, the Plan will no
longer seek to identify a site
for railway station.
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would represent a significant benefit in the local
community.
Peacock & Smith Summary
These recommendations set out Marston’s
• Support City Plan Objective 3- To support and
allocate a site for community purposes including
leisure.
• Support – Delivering the Vision- Tourism Growth
• Seek amendments to Policy B 6 Map annotationSettlement Boundaries
Bearing in mind our development proposals, Marston’s
would be open to discussion with the city Council to discuss
their proposals over and above the more formal preapplication discussions being held with planning officers.
Should this be considered to be appropriate and useful. I
would be happy to arrange such a meeting
Gladman
Gladman: This letter provides the response of Gladman Developments General
Ltd (hereafter referred to as Gladman) to the current
consultation on the pre-submission version of Ripon
Neighbourhood Plan (RNP) under Regulation 14 of the
Neighbourhood Planning (General) Regulations 2012.
Following the Issues and Options consultation undertaken
in October 2014, significant changes to the Planning

General
Vision
Maps

Noted

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level. The 1,500 dwellings

Practice Guidance (PPG) and legal judgements have arisen
which are likely to have implications on the progression of
the emerging Plan. The Town Council should ensure that it
considers these issues and what effect it may have on the
preparation of the emerging Plan.
The National Planning Policy Framework (the Framework)
sets out the Government’s planning policy for England and
how these requirements are expected to be applied. In
doing so, it sets out the requirements for the preparation of
the neighbourhood plans to be in general conformity with
the strategic priorities for the wider area and the role in
which they play in delivering sustainable development to
meet identified needs.
On 18th June 2014 members resolved to withdraw the
district Sites and Policies. DPD from examination following
the Inspector’s findings that the Plan failed to identify
sufficient housing provision for the district and that the
Council’s Employment Land Review was also out of date.
This has prompted the Council to commence work on a new
Local Plan. As such, there remains significant uncertainty
over what strategy the Council will take to meet its full
Objectively Assessed Need (OAN) for housing or what level
of growth Ripon will be expected to accommodate.
On 11th February 2016 the Secretary of State (SOS)
published a series of updates to the neighbourhood
planning chapter of the PPG. In summary, these changes

come from previous informal
guidance from HBC to look at
the number of homes that
could be built on brownfield
land. In 2017 a Government
consultation document
proposed a way for
neighbourhood plans to
obtain a housing target in the
absence of an up to date
local plan. Using this
approach, the 1,500 appears
to be more than sufficient as
Ripon’s fair share of the
district wide area.
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update a number of component parts of the evidence that
are required to support an emerging neighbourhood plan,
in particular, the changes of the PPG stress the importance
of considering housing reserve sites and providing indicative
delivery timetables to ensure that emerging evidence of
housing needs is addresses to help minimise any potential
conflicts that may arise through the preparation of an
emerging Local Plan.
Gladman: The RNP seeks to promote growth through the
B1 B2
redevelopment of previously developed land. Whilst
B3
Gladman supports through the redeveloping Bondgate
Green, Ure Bank and Clotherholme, little evidence has been
prepared to demonstrate that these sites are capable of
coming forward or what scale of development these areas
will achieve. As such, the Plan provides no certainty that
these sites will come forward to assist the Council in
meeting OAN nor does it provide any contingency
measurers should these sites not come forward or in the
event that the housing needs of Ripon are significantly
higher than anticipated.
On 19th May 2016, the SoS published a further set of
updates to the PPG which makes clear that ‘neighbourhood
plans should not contain policies restricting housing
development in settlements or preventing other
settlements from being expanded.’ It is with this in mind

•

Suggests little evidence
has been prepared to
demonstrate these sites
are capable of coming
forward.

The City Plan Policy B1 seeks
to provide a more flexible
approach to this area and
supports mixed use
redevelopment schemes to
redevelop this area. This
approach will create a more
attractive investment
proposition than currently.
The Policy has been amended
to address this site. Vacant
premises have been sold and
are available for letting as
business space
Policy B2 The City Plan
recognises that this is
currently an area of mixed

that Gladman have serious reservations regarding the RNP’s
ability to meet basis conditions (a), (d) and (e).
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Gladman: Beyond the proposed ‘housing allocation’, Policy B6 of the
RNP seeks to implement a development limit. A policy
approach such as this will act to contain the physical growth

uses and the proposal would
seek to enhance the site for
residents whilst creating new
business opportunities.
Policy B 3 The area of the
military estate will be an
opportunity for
comprehensive
redevelopment as a
Regeneration Area. A Master
Plan needs to be prepared by
Harrogate Borough Council,
Ripon City Council, and the
Defence Industry
Organisation. The Barracks
will be a major brown field
site, but the policy also states
that the Regeneration needs
to include reuse of good
quality buildings for a range
of business, educational, and
community use.
B6

Allocation of Housing sites
for development is the
responsibility of Harrogate

of the settlement with no regard to the borough’s housing
needs. Further, this policy only relates to land located
within the proposed development limit and fails to
acknowledge what forms of development would be
acceptable beyond the artificial boundary. As such Policy B6
does not allow a decision maker to apply this policy in a
consistent manner through the development management
process. Accordingly, Policy B6 seeks to implement a
blanket approach to development proposal beyond the
development limit that is directly contrary to the advice and
guidance issued by SoS, Gladman recommends that a more
permissive approach consistent with the requirement of
paragraph 14 of the Framework should replace Policy B6 of
the RNP and recommend the following wording for
consideration.
‘Residential development proposals outside the settlement
boundary will be supported where the adverse impacts of
development do not significantly and demonstrably
outweigh the benefits of development.
Policies for the development in the countryside in
accordance with national planning policy will apply to
development proposals outside and not adjoining the
settlement boundary or existing commitments.’
This flexibility and contingency is considered critical to the
Plan’s ability to meet basic conditions following the recent
judgement in the High Court.

Borough Council. With the
exception of a very small
strip of land West Lane
development lies outside the
parish boundary and the
competence of the City Plan
If within the City boundary it
would be affected in
particular by City Plan
Policies:
A2 Protecting the Landscape
Character.
A3 Biodiversity and
Geodiversity.
A4 Managing Flood Risk and
Sustainable drainage
A5 Skyline
Policy B6 proposes a
development limit that is
sustainable and protects the
open countryside from
unacceptable development.
This would not be achieved
by the more flexible

Whilst the SA supporting the RNP has not been made
available as part of this consultation it is important that the
Parish Council ensure that the results of the SA clearly
justify its policy choices and is not based on a predetermined strategy. In meeting development needs of the
area, it should be clear from the results of this assessment
why some policy options have progressed, and others have
been rejected. The Parish Council’s decision making and
scoring should be robust, justified and transparent and
should be undertaken through a comparative and equal
assessment of each reasonable alternative. In light of the
above judgement Gladman submit that a more permissive
approach as recommended above should be tested through
the SA process.
The Town Council is aware of Gladman’s land interests in
Ripon at land south west of West Lane. The site is
considered to be suitable, sustainable and deliverable.
Whilst Gladman acknowledge that the site falls outside the
majority of the neighbourhood area, the site is contiguous
and relates well to the existing built form of the settlement
and once the housing target for the housing target for the
borough is identified in the draft Local Plan, its delivery will
contribute to the overall housing target for Ripon.
The delivery of this scheme will result in significant benefits
for the local community and the surrounding local area.
Including the provision of New Homes Bonus payments,

approach in the suggested
wording.
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increasing the economic activity of the area and providing a
number of aspiration that are currently being targeted for
in the Plan i.e. the delivery of public open space, affordable
housing etc.
I hope that you have found this letter to be constructive.
Should you require any further assistance please do not
hesitate to contact me.
Persimmon
Persimmons Draft Ripon Neighbourhood Plan
Persimmon Homes provides new houses across the UK and
is one of the top three house builders in the country by
number of house sales. Ripon comes within the operating
area of Persimmon Homes Yorkshire which is based in York.
Persimmon recognises the considerable amount of work
that has gone into producing the Draft Ripon
Neighbourhood Plan (DRNP). It welcomes the opportunity
to submit representations on the DRNP. For the most part
the Company has no objections to the detail proposals
within the document but there are concerns with how it
addresses meeting the requirement for new housing.
There is sympathy with the compilers of the DRNP as there
is a requirement for it to conform to the Development Plan
but progress with the Harrogate Borough Council’s
Development Plan has fallen behind the rate of progress of
the DRNP. The DRNP explains how it has chosen to deal

General

with this issue in respect of new housing provision and
Persimmon concludes the DRNP has chosen to try to put it
to one side. Regrettably, this cannot be acceptable. The
comments below refer to specific elements of the DRNP
which Persimmon considers need be amended in order for
the Plan to be approved. The Strategic Context
The District Council has stated clearly that more new
Para
housing is required in Ripon over and above the capacity of 3.2.7
the regeneration areas and windfalls. This is part of a
District-wide consideration of objectively assessed housing
need and provision. The district housing need will be tested
during the Local Plan consultation. Already, concerns have
been expressed at the future housing requirement put
forward by Harrogate Council. The DRNP will be able to
provide representations on the District housing
requirement but these will need to be part of a well argued,
fully evidenced case. A conclusion that “the initial
enthusiasm for allocations should no longer be pursued”
does little to address the chronic shortage of new houses
across the country, in the District and in Ripon. The DRNP
needs to make provision for new housing allocations that
arise in the emerging Local Plan.
This paragraph is very honest but describes a bottom up
approach to providing new housing on the basis of what

The City Plan should make
provision for new housing
allocations in the emerging Local
Plan.

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level. The emerging
Harrogate Local Plan
proposes greenfield sites
around Ripon, including
beyond the City boundary,
The City Plan seeks to
provide additional housing
on brownfield sites as part of
the mixed-use regeneration
areas identified (policies B1 –
B4) and on smaller sites
through policy E1.
Collectively this will deliver
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opportunities are perceived to exist. The starting point has
to be the level of housing requirement needed and then
determining the best locations to meet that need. It is
always expected that plan makers will turn first to
brownfield opportunities and outstanding planning
consents but if the capacity of these sites does not meet the
housing requirement new locations need be considered,
wherever they may be located. This paragraph is almost
the start of a thread running throughout the DRNP that
seeks to put to one side the responsibility for dealing
adequately with the provision of new housing in Ripon. Yet
new housing must be an essential element of e
Neighbourhood Plan. The paragraph needs to be reworded
to make it clear how the DRNP is dealing with meeting an
objectively assessed housing requirement.
Persimmons 4. Preparing the Vision
4.2.1 Persimmon welcomes the vision for Ripon but is
disappointed it makes no specific reference to seeking to
ensure its population is well housed. The provision of good
housing is one of the human rights and should appear in the
vision. This is a very important element in any document
that seeks to put forward a framework for the future of a
settlement. The Vision needs to include a full and
inclusive commitment of meeting future housing needs of
the population.

up to 1,500 new dwellings as
outlined in our vision (page
03 of the summary
document).

Vision
Para
4.2.1

The Vision should include a
commitment of meeting future
housing needs.

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan. The
housing strategy in the
emerging Local Plan aims to
meet the District’s housing
needs
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Objective 5 does not go far enough. A Plan has to offer a
positive commitment to the future. Offering to
“contribute” to meeting the need for new homes does not
go far enough. The thinking behind it suggests the
defensive approach to meeting housing need that has
occurred over 20 to 30 years which has resulted in the
world’s fifth largest economy having a disgraceful housing
shortage. New Local and Neighbourhood Plans should not
avoid meeting the need for new homes. Objective 5 should
state: 5. To meet the need for new homes.
Persimmons 4.5.1
4.5.1 HBC has also been releasing evidence on future
housing need. At present the DRNP reads as if it hopes the
need to make provision for future housing requirement will
simply go away. The DRNP needs to take account of the
emerging evidence and housing requirement.

Persimmons 4.5.3
The DRNP conclusion conflicts with the Local Plan. It is clear
there are insufficient new housing opportunities in Ripon
and this needs to be addressed in the DRNP. The DRNP
needs to state how the City’s future housing requirement as
calculated by Local Plan will be met as a minimum
provision; the requirement is likely to increase.

Para
4.2.2

Objective 5 should state that the
plan should meet the need for
new homes.

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan. The
housing strategy in the
emerging Local Plan aims to
meet the District’s housing
needs.

General
Para
4.5.1

The plan should take account of
evidence and the housing
requirement in making provision
for new housing.

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan. There is
no evidence at
neighbourhood plan level of
housing need.

General The plan conflicts with the HLP. It Ripon City Plan has not
Para
should state how the City’s future received a housing target
4.5.3
housing requirement will be met. from the emerging Harrogate
District Local Plan.

76

76

76

Persimmons 5 The Policies
5.2.1 (5) See comments on Objective 5 above. The DRNP
has to provide for future housing need not merely make a
contribution.

Persimmons Policy B.6
The development limit shown on the draft Plan is drawn too
tightly to the existing built up area of Ripon and will not
allow for the additional new housing sites required. The
Development Limit boundary needs to be reappraised and
allow for future housing development

Persimmons 5.6.1
See comments above on use of the word “contribution”.

General
5.2.1

•

The plan has to provide
for future housing need
and not just make a
contribution.

General The development limit is drawn
B6
too tightly and does not allow for
future housing development.

General
E
Para
5.6.1

The plan has to provide for future
housing need and not just make a
contribution.

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan. There is
no evidence at
neighbourhood plan level of
housing need.
Policy B6 proposes a
development limit that is
sustainable and protects the
open countryside from
unacceptable development.
This would not be achieved
by the more flexible
approach in the suggested
wording.
Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan. There is
no evidence at
neighbourhood plan level of
housing need.

76

5.6.5 and 5.6.6 A basic element in Harrogate Council’s
allocation of land for new housing is that it will maximise
the contribution from brownfield sites. An allocation for
new housing on a greenfield site is only obtained after
considerable assessments have been completed. Obtaining
planning consents on greenfield sites is also very difficult.
Harrogate Council has calculated that Ripon cannot meet its
future housing requirement from brownfield sites and
existing approvals therefore needs new allocations, which
are likely to be greenfield.

General
Paras
5.6.5
and
5.6.6

Harrogate Council has calculated
that Ripon cannot meet its
housing requirements on
brownfield sites and new
greenfield allocations are needed.

Paragraphs 5.6.5 and 5.6.6 need be amended to reflect the
fact that greenfield allocations will be needed.

76

Persimmons Policy F1
The policy and Draft Plan Policies Map do not work together F1
so it is unclear to what areas of land the policy applies.

It is unclear from the document
and the Proposals Map which

Ripon City Plan has not
received a housing target
from the emerging Harrogate
District Local Plan which
looks at housing numbers
and sites at a District-wide
level. The emerging
Harrogate Local Plan
proposes greenfield sites
around Ripon, including
beyond the City boundary,
The City Plan seeks to
provide additional housing
on brownfield sites as part of
the mixed-use regeneration
areas identified (policies B1 –
B4) and on smaller sites
through policy E1.
Collectively this will deliver
up to 1,500 new dwellings as
outlined in our vision (page
03 of the summary
document).

76

76

The description of amenity open space/local green
space/open land needs to be reflected in the key diagram
on the draft City Plan otherwise there is confusion as to
which policy applies to which areas.
Persimmons 5.8.9
Needs to explain specifically why areas have been chosen.

Persimmons 5.8.10
The DRNP needs to be clear about what areas have been
chosen and why. If some of them do not meet the NPPF
criteria which ones are they and why have they been
included.

G1
Para
5.8.9
G1-5
Para
5.8.10

areas of land are covered by the
policy.

The policy and the Proposals
Map have been amended in
response to consultation.

Need to explain why proposed
Local Green Spaces have been
chosen

The policy has been
amended. The proposed sites
are supported by evidence in
line with NPPF

Need to be clear why areas have
been chosen as Local Green
Spaces. If they don’t meet NPPF
criteria why have they been
included?

The policy has been
amended. The proposed sites
are supported by evidence in
line with NPPF
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Persimmons Policies Map
The Policies Map does not reflect the housing allocations
identified in the Harrogate Council’s Draft Local Plan. At
minimum the Ripon Development Limit needs to be pulled
back around the proposed sites and a notation added to
make it clear which sites are being put forward for new
housing. This will at least provide a degree of context for
people looking at and using the Policies Map. It would be
far better if the DRNP, including the Policies Map, made
provision for new housing in accordance with the emerging
Borough Local Plan. Amend the Policies Map to place the
Ripon Development Limit outside the potential new housing
sites identified in the Borough Local Plan and identify them
as potential housing sites.

Policies
Map

The Policies Map does not show
the housing allocations in the
draft HLP. The Development limit
should be outside these sites.

The emerging Harrogate
Local Plan proposes
greenfield sites around
Ripon, including beyond the
City boundary. These are not
part of the City Plan and have
limited weight at the present
time. Committed housing
sites are shown on the Map.
The development limit on the
Map is sustainable and
protects the open
countryside from
unacceptable development.

I look forward to seeing how the DRNP responds to the
above points.
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Id Planning on behalf of CFK Developments
I act on behalf of CFK Developments in relation to land off
North Street and Tower Road in Ripon. These
representations to the Draft Ripon City Plan relates to the
identification of North Street /Tower Road site as Local
Green Space. (Policy F 2).
CFK strongly object to the identification of the site as Local
Green Space. This representation will demonstrate that: -

F2

•

Strongly Objects to the
identification of Local

We consider that the site
meets the criteria in NPPF for

1. The site identification as Local Green Space does not
meet the requirements for allocation set out in the
NPPF

2. This conflicts with national policy means the Local
Green Space policy in Ripon City plan does not meet
the basic conditions under the paragraph 8(2) of
Schedule 4B
3. The proposed Local Green Space allocation conflicts
with Harrogate Borough Council’s pre-application
assessment of the site as being suitable for
development

The Tower Road site comprises a small greenfield parcel of
land extending to 1.2 hectares. The site is privately owned
and not publicly accessible being surrounded by perimeter
trees which are protected by virtue of a Tree Preservation
Order (TPO) thereby restricting views into the site. The
majority of the site comprises grassland. Access into the site
is gained from North Street.
Conflict with NPPF

Green Space Policy F2 as
does not meet NPPF
requirements.

•

States conflicts with
national policy

•

States conflicts with
Harrogate Borough
Council pre-application
assessment

designation as Local Green
Space.

The Harrogate Local Plan has
not identified Local Green
Space in Ripon and
designation is therefore a
matter for the Ripon City
Plan

Paragraphs 76 to 78 of the NPPF set out national policy on
Local Green Space and state: - “76 Local Communities
through local and neighbourhood plans should be able to
identify for special protection green areas of particular
importance to them. By designating land as local Green
Space local communities will be able to rule out new
development other than in very special circumstances.
Identifying land as Local Green Space should therefore be
consistent with the local planning of sustainable
development and compliment investment in sufficient
homes, jobs, and other essential services. Local Green
Space should only be designated when a plan is prepared or
reviewed and be capable of enduring beyond the life of the
plan period.
77. The Local Green Space designation will not be
appropriate for most green areas or open space. The
designation should only be used:
• Where the green area is demonstrably special to a
local community and holds a particular local
significance, for example because of its beauty,
historic significance, recreational value (including as
a playing field), tranquillity or richness of wild life;
and
• Where the green area concerned is local in
character and is not an extensive tract of land.

•

States conflicts with NPPF
Para 76-78

We consider that the site
meets the criteria in NPPF for
designation as Local Green
Space

78. Local policy for managing development within a Local
Green Space should be consistent with policy to Green
Belts.
The Local Green Space policy is a restrictive and significant
policy equivalent to Green Belt designation. It is therefore
essential that when allocating Local Green Space, plan
makers can clearly demonstrate that the requirements are
met in full.
The NPPF is clear that a Local Green Space designation will
not be appropriate for most green areas or open space.
Policy F2 identifies seven sites as Local Green Space sites
including Tower Road site which are to be designated owing
to proximity, significance and character. The justification for
the designation of these sites is provided at 5.8.10 which
states: - “certain amenity open spaces, but not all, meet the
criteria set out in paragraph 77 of NPPF to be designated
Local Green Space. Support for the plan provides impetus
for them to receive classification”.
There is no evidence provided or referred to which
demonstrates how Tower Road site has been assessed
against the NPPF criteria. The justification merely states the
sites meet the criteria without any evidence demonstrates
that the requirement for its allocation are met in full. In
relation to the first criterion set in paragraph 77 of the NPPF
the Tower Road site comprises a small green field area of
land north of the Ripon City Centre. Whilst the location of

•

States there is no
evidence that the site has
been assessed against the
NPPF criteria

The Tower Road site has
been assessed in the Ripon
City Plan against the criteria
in NPPF and meets the
criteria for designation – see
Evidence Base

the Tower Road site can be argued to be in reasonably close
proximity to the community of Ripon, the site is in private
ownership, is not publicly accessible and the majority of the
site is not visible to the local community being surrounded
by perimeter trees visible only to properties which back on
to the site. It could therefore be questioned whether this
greenfield site could be deemed to serve the local
community.
While planning guidance practice states that land could be
considered for designation even if there is no public access,
examples are given such as green areas which are valued
because of wildlife, historic significance or beauty. There is
nothing remarkable about this green field site in respect of
wildlife, historic significance or beauty. In fact the planning
guidance states that whilst a local Green Space does not
need to be in public ownership, plan makers should contact
landowners at an early stage about proposals to designate
any part of their land as local Green Space. We can confirm
that neither the landowner or ID Planning acting as agents
have been contacted by the City Plan Team regarding the
proposed designation.
The second criterion states that the Local Green Space
designation should only be used where a green area is
demonstrably special to the local community and holds a
particular significance. No evidence has been put forward
which demonstrates why this parcel of land is demonstrably

•

The site is in private
ownership and is not
publicly accessible.
Questions that this site
could be deemed to serve
the local community.

Neither of these are
requirements for designation
as Local Green Space
The site was identified in
local consultation?

•

States there is nothing
remarkable about this
green field site in respect
of wildlife, historic
significance or beauty.

We consider that the site
meets the criteria in NPPF for
designation as Local Green
Space

•

States that neither the
landowner or ID Planning
acting as agents have
been contacted by the
City Plan Team regarding
the proposed designation

We accept that the advice in
the guidance is to make
contact at an early stage

•

On the basis of the lack of
evidence presented and
their own assessment of
the site set out, it is
maintained the

We consider that the site
meets the criteria in NPPF for
designation as Local Green
Space

•

special to the community, or what particular significance it
is deemed to hold. On this basis alone it is maintained the
requirement for this allocation of this site as Local Green
Space have not been met. In deed as it is only the perimeter
trees that are visible to a small number of residents in Ripon
it is questioned how the site could be deemed to be special
to the wider community. Any development proposal for the
site would retain the perimeter trees by virtue of the TPO
and as such there would be no perceptible change to the
site by the few resident that back onto it. If anything the
development of the site would lead to improvement s as
the trees would be actively managed as part of any
development proposal. The final criteria states that the
green space concerned is local in character and is not an
extensive tract of land. The site is small in size and would
not be considered to comprise an extensive tract of land.
The onus on the plan making body to demonstrate the
criteria set out in paragraph 77 of the NPPF have been met.
On the basis of the lack of evidence presented and our own
assessment of the site set out, it is maintained the
requirement for designation have not been met in full.
Failure to Meet the Basic Condition under Paragraph 8(2) of
schedule 4B
One of the basic condition that must be met for a draft plan
to be put to a referendum is that the plan has regard to

requirement for
designation have not been
met in full.

•

States that it fails to meet
the Basic Condition under
Paragraph 8(2) of
schedule 4B and
compliance with
paragraph 77 and
associated planning
guidance.

Designation as Local Green
Space is considered
sustainable

•

Conflicts with sustainable
development objectives

This was an informal view by
Harrogate Borough Council

policies and advice contained in guidance issued by the
Secretary of State. On this basis the failure of the plan
making body to demonstrate compliance with paragraph 77
of the NPPF and the associated planning practice guidance
in relation to the proposed designation of the Tower Road
site as Local Green Space results in a failure to meet the
basic conditions under Paragraph8(2) of Schedule 4B.
In addition, another basic condition is that the plan should
continue to the achievement of sustainable development
objectives. It is maintained this site which is located within
the development limits of Ripon and adjacent to the
boundary of the town centre, is in a highly sustainable
location and suitable for development. The site can be
developed leaving some open space and the perimeter
trees with the development supporting the long term
maintenance of the trees.
Harrogate Borough Council’s Pre-Application Site
Assessment
Further evidence that the proposal designation of the site
conflicts with sustainable development objectives is set out
in a formal pre-application response in relation to the
proposed development of the site. The council has been in
ongoing dialogue with the landowner since 2009. A formal
pre-application response provided by the Council in January
2011 (ref 10/04773/PRE) which advised.

set out in Harrogate PreApplication Assessment

•

States that owner made a
pre-application enquiry to
Harrogate Borough
Council who responded
that they consider the site
is a sustainable location
and development would
be acceptable in principle

and the site does not have
planning permission

It is considered that the
designation meets the
requirements in NPPF and
removal is not justified.

Ripon is categorised as a Group A settlement under policy
SG2 of the Green Strategy and the policy advises that it is
one of the settlements that will be the focus of growth in
the District. The site itself is within the development limits
of the city in a sustainable location and advice in Policy SG2
would justify the loss of this greenfield site and that the
development of this site for residential development /care
home/ close care units would be acceptable in principle.
It is evident that Harrogate Borough Council consider the
site is in a sustainable location and the development of the
site would be acceptable in principle. The designation of the
site as Local Green Space would therefore be in conflict
with sustainable development objectives and should not be
given a Local Green Space designation.
Conclusion
On the basis of the information and evidence set out, we
respectfully request the examiner to remove the proposed
Local Green Space designation to the Tower Road site. No
substantive or compelling evidence has been presented to
demonstrate compliance with the criteria set out in
paragraph 77 of the NPPF. In particular, it is questioned on
what basis the site is demonstrably special and the nature
of its significance. The designation of this site would not be
consistent with sustainable development objectives,
particularly when it could contribute to the delivery of

Designation as Local Green
Space is considered
sustainable

•

Requests the examiner to
remove the proposed
Local Green Space
designation to the Tower
Road site.

•

The designation of this
site would not be
consistent with
sustainable development
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houses in a sustainable location, with the Council having
confirmed the acceptability of residential development on
the site in principle.
I trust you will take my comments into account as part of
your assessment of the plans compliance with the basic
conditions prior to proceeding to referendum. However
should you have any further queries in relation to this site,
please do not hesitate to contact me.
Strutt & Parker - The Ripon Farmers Livestock Mart Co Ltd
Strutt & Parker
We write specifically in relation to the area of land falling
within the ownership of The Ripon Farmers Livestock Mart
Co Ltd, known locally as the Ripon Auction Mart site. This is
situated off North Road and extends to an area of some 3.5
acres (1.4 Ha). The site still retains an existing user as a
livestock market, although the mart has not operated for a
number of years. In the previous version of the Draft
Harrogate Local Plan the site was zoned as a Preferred
Option housing site, and planning applications were
submitted in 2011 (withdrawn) and 2013 (refused), in
conjunction with land to the south, with a view to
developing for such uses. The application was unsuccessful,
due to concerns expressed over the stability of the ground,
albeit these concerns were never confirmed as being
genuine or perceived. Notwithstanding the previous
planning refusal for the development of these combined

objectives, particularly
when it could contribute
to the delivery of houses
in a sustainable location

General

areas of land for housing, my clients have recently
submitted a new planning application to develop the
Auction Mart owned site in isolation from the more open
pasture land to the south, for 32 Park Homes. This
development will be wholly accommodated on the
'brownfield' former Auction Mart buildings, yard and petrol
filling station. The scheme is supported by detailed
GeoEnvironmental assessments from Lithos Consulting
Engineers, who have demonstrated the site is suitable for
such uses. The scheme currently excludes an area of land
immediately adjacent to, and to the north east side of the
former Station Hotel. This area of the site is to be offered
for alternative housing development, or potentially could
accommodate a hotel, in accordance with plans set out
within Policy D.3 of the Ripon City Plan. However, The
Station Hotel is held under a separate ownership to The
Auction Mart, and as a consequence, it would involve
agreement between the two landowners. At present that
property is subject to an alternative planning application for
conversion to apartments, and my clients have no
jurisdiction over those proposals. Given the above preamble, and summary of the current proposals being
pursued on these two areas of the City Plan, we wish to
comment specifically on the following subsections of the
document:

80
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Strutt & Parker Policy B.2 - Ure Bank Regeneration Area
It is noted that The Auction Mart site is included within the
area designated as Ure Bank Regeneration Area. This
specifically states South of the River, vacant land (assumed
to be the Auction Mart?) and the former Station Hotel are
suitable for a mix of Hotel, visitor parking and residential
uses'. The Plan goes on to state that 'in order to maximise
benefits from this regeneration approach it will be
appropriate to produce a masterplan or guidelines'. We
are satisfied generally that the site of the Auction Mart is
recognised as being suitable for redevelopment, but we
cannot accept such uses to include visitor parking, as this
will not generate a sufficient value for the current owners,
and falls outside the current proposals to redevelop for Park
Homes and Residential uses. Further, we are not satisfied
that a third party should seek to masterplan land which falls
within our clients ownership. They have made concerted
efforts over many years, and at considerable expense, to
promote redevelopment of their landholding, and feel it is
neither appropriate or necessary to have a masterplan
proposal 'put upon' them by others. See further below.
Strutt & Parker Policy B.2 - Ure Bank Regeneration Area
Masterplan
This proposes master planning a large and varied area of
the City, in multiple ownerships. The plan specifically states
that under-utilised, vacant and derelict land should be

Policy
B2

Support policy for the most part
but object to inclusion of visitor
parking on Auction Mart site.

The policy has been
completely rewritten as a
result of consultation and
Localities comments.

Object to third party preparing a
masterplan for the site.

Reference to a masterplan
has been removed.

Object to third pareparing a
masterplan for the site.

The policy has been
completely rewritten as a
result of consultation and

B2
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identified at key gateways to the City. As we state above,
we acknowledge the general intention to assist with the
redevelopment of such sites, but ultimately, where
landowners are seen to be actively undertaking such works,
and seeking to bring forward solutions to develop their
land, such intervention by third parties should not be
required. Furthermore, we are not clear how such a diverse
and large area as shown within the plan as forming part of
The Ure Bank regeneration Area can be suitably 'master
planned', who will undertake this work, and at whose
expense?
Strutt & Parker Policy D.3 - Sites for Hotels
This policy clearly identifies North Road, and the current
Station Hotel. As referred to above, The Station Hotel is
not in the same ownership as The Ripon Auction Mart site.
As a consequence, any proposals to facilitate a
redevelopment of this property, which would involve
demolition, site clearance, and development of a larger
hotel facility, would require collaboration between the
adjoining landowners. At present the current owners of the
Hotel are pursuing a planning application to convert the
existing property to apartments. My clients would be
willing to consider plans to facilitate a new hotel
development which incorporates part of their site, subject
to there being demand from a hotel operator, and should it
prove viable to carry out such a development. Please note

Localities comments.
Reference to a masterplan
has been removed.

D3
Qualified support for hotel use.
The whole area is not affected by
gypsum dissolution – this is
explained in a recent survey.

Support and comments
noted.
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that Paragraph 5.3.15 is not entirely accurate. It is not
correct to state that The Auction Mart site as a whole
suffers from 'demonstrable' unstable ground. Whilst it is
accepted that there are areas of the site where it is believed
there could be a greater risk of gypsum dissolution, such
concerns do not extend across the whole area, and this is
fully explained by the recently prepared Geoenvironmental
survey work carried out by Lithos Consulting Engineers,
accompanying the planning application for 32 park Homes.
Application Reference: 16/02116/FULMAJ.
Ripon Rugby Club
Ripon Rugby Club
B5 G1
I am writing on behalf of the Executive Committee of Ripon F2
Rugby Union Football Club. We represent in excess of 1000
members. In addition the Ripon Runners with circa 200
members and other social groups have agreement to use
the club facilities. We have the full backline of our members
to your objection to the Draft Ripon City Plan in so much as
it impacts on this club.
We officially informed you in October 2014 that we have no
intentions of relocating our grounds on Mallorie Park Drive.
There has been no communication forthcoming from you
over the intervening period. We therefore request your
reconsideration to Policy B5 and G1 contained in the draft
plan, in that:

•

•

Wishes to inform the City
Plan Team that the Rugby
Club has no intention of
relocating.
Requests reconsiderations
to Policy B5 and G1

Noted.
The City Plan Team will meet
with representatives from
Ripon Rugby Club to reassure
them that the proposal
would only be in event of any
change of intention of either

1. This land has been identified as potential future
residential development
2. It is proposed to investigate a highway scheme
across this land to reduce congestion in the city
centre
3. Furthermore, this proposal contradicts the policy for
the protection of existing recreational open spacePolicy F5.
We require this area to be identified “as protected open
space” as is currently proposed for the cricket club to the
west and private garden area of the Spa Hotel to the east.
This area alone with the Spa Park and Spa Gardens are the
largest green area close to the City centre and in both our
opinions and those of many Riponians must remain as such.

-

•

In respect of potential
residential
development.
- Highway scheme
States the proposal
contradicts Policy F5 and
they wish to see the area
identified as protected
Open Space

or both of the Football Club
or Rugby Clubs and that the
existing private (football and
rugby) sports pitches
between Mallorie Park Drive
and Studley Road continue to
be protected by ‘saved’
Policy R1 of the Harrogate
District Local Plan 2001 and
by Policy F3 of this plan.
In event that planning
permission is sought for the
development of either sports
club for residential or nonrecreational purpose, the
requirement of Policy F3
having been satisfied,
proposals should include
provision of a new highway
joining Mallorie Park Drive
and Studley Road, such a
highway contributing to the
reduction of extraneous
vehicular traffic in the city
centre. Planning permission
will not be granted for such

development of either sports
field until such time as its
design, including facilities for
public transport and cycling
has been completed to the
satisfaction of the Highways
Authority
No.
143

143

143

143

Ripon Trust
Response text
Ripon Trust For response documentation see end of
Consultation Document
Ripon Trust For response documentation see end of
Consultation Document
• 1. Policy for Planning Applications in Ripon
Development Control Area C (gypsum present and
subject to dissolution).
Ripon Trust For response documentation see end of
Consultation Document

Ripon Trust For response documentation see end of
Consultation Document

Policy
ref

Summary

Action

A6

Endorses definition of “competent
person.

Support noted.

A6

Rearranges and repositions
explanatory legends to be more
rigorously correct.

A6

Discourage speculative building on
land which is known to be
unstable or reasonably suspected
of being so.

Notations and legend are as
agreed with the expert
practitioner submission from
British Geological Survey
(BGS).
The Plan does not have the
competence to impose
unilateral disincentives to

143

Ripon Trust For response documentation see end of
Consultation Document

A6

Adverse effect of boreholes may
inadvertently facilitate new or
reawakened groundwater flows.
Seeks immediate moratorium
upon invasive boreholes pending
investigation of this practice.

143

Ripon Trust For response documentation see end of
Consultation Document
• 2. Dis-integration of ‘Cathedral Precinct’

C6
C1

Seeks inclusion of Kirkgate and St
Agnesgate within Cathedral
Precinct

development beyond its
policies.
The Plan does not have the
competence to impose such
a moratorium.
Amendments have been
made to Policy A.4 with
regard to excepting the
priority for incorporating
SuDS where there is an
increased risk of gypsum
dissolution.
The precinct was identified in
the Preliminary Draft Plan in
2014 following which time
the Dean and Chapter have
consulted and explored
proposals
with regard to the precinct.
Accordingly the purpose of
the precinct is being served.
Kirkgate links the Market
Place and Cathedral and is
primarily occupied by
premises in use classes “A”,
having a closer functional

143

Ripon Trust For response documentation see end of
Consultation Document

C6 C1

Concerns about improvement of
access from “Sainsbury’s’ car park
to Cathedral bypassing other
visitor and commercial facilities.

143

Ripon Trust For response documentation see end of
Consultation Document

C6 C1

Objects to proposal for building
between Cathedral and Minster
House impeding open views and
passage.

relationship with the Market
Place Quarter.
High St Agnesgate is a
residential street and as such
no purpose would be served
by its inclusion within the
precinct.
Proposals to improve
legibility, permeability and
accessibility between the
Cathedral Precinct, Kirkgate
Yards, central car parks, the
bus station, shopping
developments and
Allhallowgate will be
encouraged. Submission
Draft Policy C2 is relevent.
The prospect of any new
building outside the
Cathedral will be scrutinised
in depth by many
organisations. This Plan does
not express a view on the
outcome of such a process
but makes clear that the
need for the Cathedral to be

143

Ripon Trust For response documentation see end of
Consultation Document

C6 C1

Seeks restoration of ancient
pedestrian access from a restored
green park (and visitor parking) at
Bondgate Green inmate precinct
from south.

143

Ripon Trust For response documentation see end of
Consultation Document
• 3. Ripon Vision 2015

Vision

Failure to recognise or attribute
Ripon City Plan to the author’s
work 2008- 2010.

able to address its
constraints is a matter for
Ripon as a whole as well as
the Cathedral authorities and
is supported.
The Plan encourages
proposals to improve the
connectivity of the Cathedral
precinct with the Bondgate
Green Urban Village.
Submission Draft Policy C1 is
relevent.
Ripon Vision 2015 is personal
statement. It offers ideas
about traffic circulation,
parking management and
highways. Such matters are
beyond the competence of
the Plan. (This is not to deny
that to some they would not
be relevant to revitalisation
of the city centre.)
The development proposals
contained within Stages 2
and 3 are addressed below.

143

Ripon Trust For response documentation see end of
Consultation Document

C1
C6

Stage 1 - re-route traffic away
from Market Place.
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Ripon Trust For response documentation see end of
Consultation Document

C1

Stage 2 -East of Market Place
Redevelopment.
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Ripon Trust For response documentation see end of
Consultation Document

C5
G1

Stage 3 - Link Road West and Firby
Lane Redevelopment

This proposal is beyond the
competence of the Plan in
traffic management terms.
Submission Draft Policy C5 is
relevent.
The Plan encourages an
appropriate, coordinated and
integrated implementation
approach for East of Market
Place between the
landowners that could
deliver the benefits sought.
Submission Draft Policy C2 is
relevent.
The Plan supports this
proposal as a consideration
to be taken into account in
proposals for the Spa
Quarter. The Plan
encourages an appropriate,
coordinated and integrated
implementation approach
between the landowners that
could deliver the benefits
sought. Submission Draft
Policy C4 is relevant.
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143
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Ripon Trust For response documentation see end of
Consultation Document
• 4. ‘City of urban villages’
Ripon Trust For response documentation see end of
Consultation Document
• 5. “Conserving Physical Character of Ripon - v - High
Quality Contemporary Architecture

n/a

n/a

n/a

H2

Resist any calls for jarring modern
architectural edifices in and
around out unique Ripon.

Ripon Trust For response documentation see end of
Consultation Document
• 6. Roles of Ripon City Parish Council and City Plan
Group
Ripon Trust For response documentation see end of
Consultation Document
• 7. Bondgate Green

n/a

n/a

The Plan acknowledges the
existing strong protection of
heritage assets. However,
Ripon’s diverse architectural
superlatives of yesteryear
should be seen as an ongoing
creation rather than a
uniform and frozen
catalogue. There is a place
for creative and innovative
site-specific solutions.
n/a

B1

Notes the opportunities
presented by vacant premises
including the opportunity to
reveal new views of the
Cathedral.
Seeks pedestrian safety measures
at New Bridge.

The Plan encourages an
appropriate, coordinated and
integrated implementation
approach for the Bondgate
Green Regeneration Area
between the landowners that
could deliver the benefits
sought.
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Ripon Trust For response documentation see end of
Consultation Document
• 8. “Native Riponians”

n/a

n/a
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Ripon Trust For response documentation see end of
Consultation Document
• 9. Parking Provision for City Centre Residents

E1

Requires all new development
within the windfall priority area
which encompasses the city
centre to satisfy a minimum offstreet car parking requirement or
for a financial contribution to be
made for other allocated
permanent parking space.
Residential parking schemes
should be introduced for existing
dwellings without available
parking space.

143

Ripon Trust For response documentation see end of
Consultation Document
• 10. Local Green Space

F2

Allocate the former Auction Mart
and land between Ailcey Road
and the by-pass as Local Green
Space.

The Plan acknowledges the
various segments of the
population and does not
afford priority or privilege to
anyone, including “Native
Riponians’.
The city centre is a
sustainable location for new
dwellings having access to
sustainable transport
options. The Plan does not
support the on-site
requirement. but
acknowledges the
advantages of off-site
arrangements.
The Plan does not have
competence to organise
management schemes for
off-site residential parking
schemes.
Goose Common is proposed
as Local Green Space and is
contiguous with former
Auction Mart land not
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Ripon Trust For response documentation see end of
Consultation Document
• 11. Railway

G5

Suggests alternative less invasive
public transport technologies
could be considered.

143

Ripon Trust For response documentation see end of
Consultation Document
• 12. Trees

n/a

Seeks a special provision for
major pruning or removal of trees
that unacceptably impair
reasonable public enjoyment of
the setting of heritage assets.

Ripon Trust
To Ripon City (Successor Parish) Council
copies widely circulated
Response to “Draft Ripon City Plan Summary” dated September 2016
Regrettably, we are not able to give our enthusiastic support to the report “Draft
Ripon City Plan Summary” dated September 2016, notwithstanding the very
considerable time and money apparently lavished upon this belated publication
by Ripon City (Successor Parish) Council at the cost of Ripon City residents by
way of surcharge upon the parish precept levied upon their council taxes as paid
to Harrogate Borough Council for the past four years –– and counting.
In large part, we find data, diagnostics and prescriptions of the report to be

considered suitable for
development.
Ailcey Road
The Plan recognises that
reinstatement of the railway
is a matter for the railway
industry and higher tiers of
Government. In the event
that this is investigated it
should be expected that
different technological
options will be investigated,
Agreed in principle but the
Plan is not the place to
address this owing to blanket
public opinion with regard to
this issue.

overtaken by events, or to be less perspicaciously perceived than one may have
wished. Given that paid Harrogate Borough Councillors representing the three
Ripon wards (Ripon Minster, Ripon Moorside, Ripon Spa) are also members of
the Ripon City (Successor Parish) Council and that paid North Yorkshire County
Councillors are also paid Harrogate Borough Councillors, we trust that these,
our paid representatives, shall be able directly to represent Ripon's interests in
finalizing the Harrogate Local Plan (which includes Ripon) currently in process.
Given well-meaning and sometimes unpaid efforts of some contributors to the
said publication, it can be kindly praised as being good in parts. Although we
have neither the will nor the resources to make a deep and detailed inspection
and critique of the whole plainly flawed report, we now give a few examples and
commentary upon 'the good, the bad and the ugly'. In no particular order:
Policy for Planning Applications in Ripon Development Control Area C
(gypsum present and subject to dissolution)
Based upon our detailed and continuing research during 2015 and 2016, we have
independently determined that the current planning policy for this vulnerable
area of Ripon is in need of urgent strengthening. We commend the authors of the
report for having taken advice from the British Geological Survey (BGS) with
whom we have liaised closely, we endorse their recommendation that the
definition of a 'competent person' in such matters should be a RoGEP-registered
Specialist or Advisor (RoGEP is the UK Register of Ground Engineering
Professionals) but we believe that the policy also needs further strengthening as
part of the council's general duty of care for protection of persons and property.
The extent of Ripon Development Control Area C (gypsum present and subject
to dissolution) is illustrated in Fig. 1 overleaf. Area C is tinted yellow. This
development guidance map is based on a scan of Figure 7.1 of “Assessment of
Subsidence Arising From Gypsum Dissolution, Technical Report” written by A
Thompson, P D Hine, J R Grieg and D W Peach (geologists) of Symonds
Travers Morgan for the Department of the Environment, a copy of which report
is at Ripon Library. That Figure 7.1 is a fold-out map at page 165, our scan of
which includes some print discontinuity at the fold of that map.
For better clarity, I have rearranged and repositioned the explanatory legends, renaming
“Historical subsidence hollows” as 'Dated subsidence hollows” and renaming

“Post glacial subsidence hollows” as 'Undated subsidence hollows',
which amended terminology I believe to be more rigorously correct. The vast
majority are undated subsidence hollows. Despite the acknowledged likelihood
of further subsidence here, there seems to have been be little or no attempt to
measure this, for example by reference to OS mapping data of the last 150 years.

Fig 1. DEVELOPMENT GUIDANCE MAP FOR THE RIPON AREA, as derived from DOE(1996)
Disappointingly, I found the so-called technical report by Thomson et al (1996) generally light in scientific rigour and couched with disclaimers, but it was
regarded then as a seminal work which led to significant changes to previous geological maps of the British Geological Survey (BGS) and seemed to trigger new
publications by BGS expert staff including revision of earlier suppositions. As planned, this very work formed the bedrock of the current planning policy of
Harrogate Council. However, Thomson et al (1996) state clearly that this planning policy should be reviewed in the light of experience. Such review is now
plainly urgent.
Urgent review and indeed radical re-thinking of planning policy is especially needed for Area C, 'gypsum present and subject to dissolution', tinted yellow on
the above map. However, areas A (white) and B (blue) are also part of the Ripon gypsum karst area, although arguably less vulnerable, they have current
graduated planning policies also in need of review.
We understand that BGS have advised Ripon City Council, and the proposed policy A.6 – Managing Unstable Land – reflects that BGS advice. However, we
believe that, in addition to a re-definition of 'competent person' so as to require certification of applications by a RoGEP registered Specialist or Advisor, and, in
addition to requiring disclaimer-free mitigation measures, we need now to go much further to discourage speculative building upon land which is known to be
unstable or reasonably suspected of being so. This is an issue that we
are addressing directly with the local planning authority, Harrogate Borough Council.
The authors of the 1996 DOE report noted records 700+ boreholes in this area, and then drilled eight more......

We may wonder how many more boreholes have there been in the l20 years since 1996 (100? 200?) especially since the borehole-drilling recommendations of
these geologists (who apparently were not qualified engineers, let alone ground engineering specialists) have led to greatly increased invasive ground
investigations in known areas of ground instability in and around Ripon. This seems to have been with little or no understanding that holes bored through
massive gypsum strata may inadvertently facilitate new or reawakened or aggravated groundwater flows, especially pressured upward flows (artesian) from
deep contained aquifers, typically
triggering the gypsum dissolution and underground voiding that creates or reactivates subsidence/sinkholes.
I commented upon this adverse effect of such boreholes in our 2015 representations against a conditional planning consent for development of new houses at
27 Bondgate Green, Ripon, unaware at that time of a general unawareness or disregard of this adverse effect by 'experts'. I have since dubbed my hypothesis
'Boreholes and Bloodletting' and I have called for collaborative testing of this hypothesis under my guidance.
Introducing the National Policy Planning Framework in March 2012, Rt Hon Greg Clark MP, Minister for Planning wrote, “The purpose of planning is to help
achieve sustainable development. Sustainable means ensuring that better lives for ourselves don’t mean worse lives for future generations.”
'Boreholes and bloodletting' in and around Ripon may make 'better lives' financially for 'geotechnics' practitioners and speculative developers of unstable land.
[Such unstable land is arguably now made ever more unstable and extensive by this bonanza of 'boreholes and bloodletting' sanctioned by an uncritical
permissive –even proactive– box-ticking 'planning' regime.] However, this 'bloodletting' is now making life worse for innocent citizens of this generation, and
most likely to make things even worse for this and future generations.

We have urged that there be an immediate moratorium upon invasive boreholes in this area, other than for exceptional justified reasons, pending proper
investigation of this practice by suitably qualified consultants.
We now also propose a general prohibition of all but minor new building development in Ripon Development Control Area C. [There is no shortage of building
land in other parts of Ripon, especially in Ripon Development Control Area A, where, essentially, gypsum dissolution is not present.] We envisage making more
detailed proposals directly to the planning authorities, Harrogate Borough Council and North Yorkshire County Council [NYCC regarding Quarries, etc, over
which they can wield planning controls].

2. Dis-integration of 'Cathedral Precinct'
A confusingly arbitrary (and some may think rather pretentious) naming of parts of our tiny town centre area as Northern Quarter, Market Place Quarter and
Spa Quarter plus a 'Cathedral Precinct' may be seen as a somewhat muddled tactic on the part of those responsible, given that it is also proposed that these
arbitrary sub-divisions should then be “integrated for the enjoyment of residents and visitors alike”. It is of particular surprise to many that the Dean and
Chapter of Ripon Cathedral do not seem to see Kirkgate –its primary historic public approach road and urban setting– as part of its 'precinct', nor does this
'precinct' include historic buildings on St Agnesgate and newer buildings on former cathedral land such as Cathedral Court, all of which could be fairly thought
of as being in the immediate environs of the Cathedral (or should we now revert to 'Minster', as at York where the Archbishop of York seems content that his
seat is York Minster?).
We have had brief sight of not widely published proposals by Ripon Cathedral/Minster for major commercial redevelopment including making a new primary
access for visitors directly from the 'Sainsburys' car park with repurposing of the current stonemasons' yard for this access route and visitor centre facilities,
allowing and implicitly encouraging day trips that serve the cathedral's commercial purposes well, but allow substantial bypass of visitor facilities and
commercial livelihoods in the town. Another disturbing aspect is the proposal to build a substantial new
structure on the green graveyard area between the cathedral and Minster House, thereby impeding and diminishing the open views and passage illusreated
here, and thereby adversely impacting the historic setting of Ripon's most significant Grade I listed ancient monument.
We hope that the Dean and Chapter of Ripon Cathedral may be willing to review their current proposals for Heritage Lottery funding, and that they may also
consider supporting our idea of re-establishing the ancient pedestrian access from a restored green park (and visitor parking) at
Bondgate Green over a restored 'Archbishop's Bridge' into the ancient Ripon Minster precinct from the south.
Ripon Vision 2015
'Ripon Vision 2015 – A Proposed Strategy for the Short to Medium Term' was developed from 2008 by Stanley Mackintosh, then was revised and published in
September 2010. Here is a link for online viewing and download: https://drive.google.com/open?id=0B4juDwWBIoV0dTdRYmJqSXFsa28 This illustrated 14page work is made to be convenient to read on-screen and is also formatted for printing (double-sided if preferred). Mr David Winpenny, Chairman of Ripon
Civic Society, kindly hosted my detailed 45-minute extended presentation of this seminal work on 28 October 2010 to a full house at the Allhallowgate
Methodist Hall, addressed by Julian Smith MP and attended by council and civic leaders and members of our community. I had set up a video camera to record
the live presentation proper, and copies of that DVD have been widely circulated, including to the Ripon City Plan group. This shall soon be uploaded to

Youtube, for wider access. At the close of my presentation, which included new revisions accommodating early feedback to my paper, Mr Winpenny kindly
described it as a “tour de force”. It is, therefore, disappointing that this work is not acknowledged in the Ripon City Plan proposal, even though several
'watered-down' elements of my original work (which dealt solely with Ripon city centre) may seem to have been incorporated without fair attribution.
Ripon Vision 2015 was so-named because, in 2010, an achievable timescale for my proposals seemed to be five years. These proposals were presented as a
phased action plan which I had discussed with leading figures.
In the event, nothing happened, so the proposals remain essentially valid, albeit with re-scheduling of the proposed phases of the action plan. Here is a
montage of the completed Ripon Vision 2015:

Naturally, everyone is entitled to their own beliefs and opinions, and nobody has the only possible solution, but, unlike members of the Ripon City Plan group, I
am a community-minded chartered civil engineer with practical and successful experience of designing, planning and supervising the successful and beneficial
implementation of urban improvements including highways and traffic management works of such nature.
More about these proposals is is outlined in my said paper and explained in illustrated and exemplified detail in the video of my extended presentation. Here I
review the 'present' situation, then my three proposed stages:

The Present Situation (essentially unchanged since 2008)
The present situation is illustrated in the following diagram, unchanged since drawn in 2010. The only pedestrian zone is in lower Kirkgate, but this is
compromised continually. With no physical barriers, there is improper ‘rat run’ driving through, including by taxis, and generally unmonitored unlawful parking
especially in the early evenings by take-away and café customers. The police have shown little enthusiasm for enforcing traffic orders here. The only show of
authority has been the occasional fleeting presence of a parking attendant who is on duty only until 4pm and who has no traffic law enforcement authority
except to issue fines for simple parking offences.

The Marshall Way link road was ostensibly constructed as such with the purpose of diverting traffic away from the historic city centre but thus far it seems to
have had little such effect, not least because all previous routes remain open and there is no effective direction of traffic to this alternative route. Similarly,
there has been a disinclination for local residents to use the Ripon by-pass (A61) as an alternative to old routes through the city centre.

In one particular respect, Marshall Way has added to traffic congestion. This is a consequence of the 3-phase traffic lights now installed at its junction with
North Street. In spite of adjustments made to the timings, it is still the case that long queues of traffic develop routinely at this junction, especially on North
Street, and it is very rare for any vehicles to be able to negotiate this junction without being brought to a halt by these traffic lights.
There is ample space at this junction to replace the traffic lights with a mini roundabout. Simple Zebra crossings would give priority to the occasional pedestrian
traffic. Removing the traffic lights at this junction is strongly recommended in any event for simple resolution of the daily congestion problem with which they
are implicated.
The block paving used to reconstruct the former asphalt roads around the market square and down Kirkgate, Duck Hill and Minster Road was installed c2000 to
an unsealed loose-laid specification unsuitable for bearing motor traffic, and vulnerable to potential water-precipitated ground dissolution and voiding
problems. This plainly unsuitable specification was allegedly at the insistence of technically unqualified management at English Heritage who largely funded the
works – on the fanciful flawed justification that it would then be easy to take up if needed for utility access or archaeological investigations. It is disconcerting
that this nonsense was not resisted by qualified
officers at NYCC. In the inevitable event, there have been numerous extensive failures and unsuccessful expensive repairs and disruption to Ripon's business
and community life. Further extensive disruptive repairs are inevitable.
Stage 1 – Re-route Traffic away from Market Place
The first version of this proposal was published in 2008. With minimal expense, it can achieve considerable enhancement of the city centre by re-routing most
traffic away from the Market Place. A key element is the return of Queen Street to two-way traffic (in the north east corner of the Market Place). This allows
routing of the frequent 36 bus service via the Marshall Way link road in both directions as indicated in the following drawing. Most other traffic would be
similarly routed away from the city centre, making it pedestrian-friendly.

The present one-way traffic rules for High Skellgate, Westgate and Firby Lane would be retained, though this new scheme would have the effect of increasing
traffic on Westgate – notably the 36 bus – since traffic that could formerly have turned right into the Market Place from Low Skellgate must now turn left into
Westgate.
This low cost solution extends the pedestrian area from lower Kirkgate to include Duck Hill, upper Kirkgate, Fishergate and Market Place. It can be augmented
with a judicious choice from the several successful variations of traffic control measures that are implemented in many other towns. Reversing the present
one-way traffic directions of Fishergate, Kirkgate and Duck Hill should also discourage improper through-traffic. This is as shown above.
The non-market-day car park on Market Place remains for the time being, but accessible only from Queen Street and reduced to 50 places by the loss of
peripheral parking. We earlier advised discontinuance of free parking there.
The present taxi rank remains on Market Place East, preferably with a stricter code of conduct, including a 5mph speed limit for such taxis in the pedestrian
area. At some later stage, relocation may be advisable.
Minster Road should be closed to all traffic as indicated. Vehicle access to the cathedral for weddings and funerals shall be via Bedern Bank. Vehicle access to
the Old Deanery shall be via St Marygate.
Stage 2 – East of Market Place Redevelopment
Proposals for substantial enhancement to the area to the east of the Market Place – including a new link road between Moss Arcade and St Marygate, a multistorey car park, shopping centre and landscaped park areas – were lodged in the form of a carefully detailed and cross-referenced pre-application enquiry with
Harrogate Borough Council Planning. The following drawing summarizes the effect of those Stage 2 proposals diagrammatically: –
The above Stage 2 proposals aim for the sympathetic restoration and enhancement of Ripon’s East of Market Place area, incorporating ample convenient but
unobtrusive car parking with excellent new primary shopping facilities stimulating burgeoning secondary shopping and services in an extended pedestrian
areas, all in a delightful landscaped setting – for visitors, workers and residents to enjoy Ripon once more as the traditional market town for its rural hinterland
and a thriving tourist destination in its own right. At the same time, the pedestrian way from the Booths complex to the West of Market Place could be
improved with the cooperation of landowners Boots and Wm Hill.
Stage 3 – Link Road West and Firby Lane Redevelopment
A final link is needed in the incomplete chain of relief roads around the city centre. A new link road from the bottom of Low Skellgate to the Skellbank / Firby
Lane junction, along with the widening of Firby Lane, would allow the traffic relief that the Marshall Way link road was intended to facilitate.
Low Skellgate, High Skellgate and Westgate would then join Market Place, Fishergate, Kirkgate, Duck Hill and Minster Road as traffic-free areas, resolving a very
long standing traffic-related air pollution issue in the Skellgates.
At the same time, the community hospital car park on Firby Lane and the adjacent ‘brownfield’ site on Belle Vue Terrace could be redeveloped as another
multi-storey car park and retail/hotel facility close to the city centre.

To create the new west link road, outbuildings to the rear of 13 Low Skellgate, the current premises of the funeral directors F Lowley and Sons Ltd, shall need
to be demolished, but the mock-Tudor cottage fronting Low Skellgate could remain as an attractive residence.
At Skellbank, at least the eastern wing of Hugh Ripley Hall (property of Harrogate Borough Council) would need to be removed. Perhaps a complete redevelopment and change of use of that then reduced site may be preferred.
The widening of Firby lane will include suitable footpaths on both sides. The present car park is built substantially upon infill. This should facilitate easier
reclaim of the whole site for multi-storey redevelopment.
In following pages, we note rather less harmonious echoes of some of the above as we review the 'Ripon City Plan'.
4. 'City of urban villages'
Ripon is a small market town of less than 17,00 inhabitants. Its 'city' status arises only from a 19th century ecclesiastical reorganisation when Ripon Minster
became a bishops seat – apparently now abandoned as such.
White's Directory of 1837 says, “RIPON, an ancient Borough and handsome market town, is the City or capital of a Bishopric, which was created in 1836. It is
celebrated for its magnificent “Minster” or Collegiate Church, now the Cathedral.....”
Any medium to large city with a population from hundreds of thousands to millions may well be constituted of many self-contained 'urban villages' – take
London for example – but in a small town parish like Ripon where 'everybody knows everybody' the concept of it being constituted by 'urban villages' has little
validity, if any.
5. 'Conserving Physical Character of Ripon –v– 'High Quality Contemporary Architecture'
Ripon is blessed in having largely escaped the worst scourges of 'contemporary architecture' fads and fashions, especially of the 20th century, with thankfully
few exceptions like the NatWest Bank building, whose crass 1960's upper stories frontage remains unredeemed as a jarring note in the otherwise attractive
Market Place.
David Winpenny, weekly columnist for the 'Ripon Gazette' and then (and still now) chairman of Ripon Civic Society wrote somewhat approvingly of that
eyesore in the 1990's, perhaps beating the drum then (and now?) for Ripon to embrace modern architecture. The Ripon City Plan draft now seems to make
similar siren calls.
Pevsner's 'Buildings of England' criticizes such "indifferent mid 20th Century interpolation" like Ripon’s Natwest Bank for "eroding the effectiveness of simple
18th to 19th Century facades" around the Market Place”.
Authors of Ripon City plan include at least one who chose to buy and lives in a new-build 'pastiche' house, the design and appearance of which blends smoothly
with neighbouring genuine Victorian villas. Those who may have at some time expressly disparaged architectural 'pastiche' may care to consider that “Unlike
parody, pastiche celebrates, rather than mocks, the work it imitates” (Ingeborg Hoestery, 'Pastiche', 2001).
Part of our community service duty of conserving the very physical character of Ripon that makes Ripon so timelessly attractive is firmly to resist any calls for
jarring modern architectural edifices in and around our unique Ripon Conservation Area.

6. Roles of Ripon City Parish Council and City Plan Group.
Regrettably, it is not feasible for Ripon City (Successor Parish) Council to take an executive implementation role via its 'City Development Initiative' or otherwise
in proactively bringing a community-approved vision and plan for Ripon into material existence. The legal structure of this parish council and its realistic
limitations in access to human resources mean that, although possibly a commissioning party for certain specified aspects, Ripon City Parish Council would
remain primarily as a privileged consultee.
Similarly, the Ripon City Plan group is also without practical executive/technical potential for on-the-ground project implementation. Having fulfilled its
purpose of producing a Ripon Neighbourhood Plan for public consultation and public referendum (parish poll), that group should soon be able to disband
honourably.
7. Bondgate Green
Bondgate Green (originally York Road) is a major historic gateway to Ripon from the south-east. Set between River Skell riparian land to the north and the
Ripon canal to the south, and with glimpses of the elevated iconic cathedral on approach, this approach can and should help emphasize and enhance the
settings of Ripon's historic assets. Some developments in the 20th century have been rather less considerate of protecting our heritage assets than we may
now consider proper, and as endorsed by current statutory regulation more strongly than many may appreciate. Even 'Historic England' (English Heritage as
recently re-branded) seem to have been careless locally, and have apparently now been summonsed to judicial review in York.
In the case of the former Jewson site at 27 Bondgate Green, now effectively de-stabilized by unsealed deep
exploratory boring, the former commercial buildings have now been demolished, finally now revealing the previously obstructed 'protected' views of the
cathedral and many other listed buildings of the cathedral precinct. Because of that premature demolition being in contravention of the conditional planning
consent, there is now a ready mechanism to prevent such building on this site, thus partially redeeming past planning errors and now renewing and preserving
this unexpectedly restored incomparable setting of precious heritage assets, as illustrated and printed in 1748 by Buck as the 'South East Prospect of Rippon in
the County of York'. Now that other former commercial sites along Bondgate Green / Boroughbridge Road are vacant, there is opportunity to be seized –
restoring some previously obstructed longer approach views/glimpses of Ripon Cathedral from the eastern approach from the bypass. This can be helped by
limiting the height of new buildings and having them set back as far as possible from the highway.
Another very important issue to address most urgently is the dangerous 'New Bridge' over the Skell. This is a hump-back bridge with sharp bends at both exits
and without safe sight-line visibility for drivers in either direction. There have been pedestrian fatalities here and there could easily be more accidents. The
footpaths over this bridge are hardly even wide enough for single-file passage – and certainly not wide enough for pedestrians to pass each other without
stepping out into the carriageway. Our councils have a general duty of care for the safety of the public, and this duty should now be most urgently honoured to
make this bridge safe.
The solution we propose is standard practice for such intolerable situations, and there are several examples in North Yorkshire. The bridge carriageway should
be reduced to one-way traffic-light-controlled operation, allowing wider safe pedestrian footpaths.
8. 'Native Riponians'

The expression 'native Riponians' in the proposed 'Ripon City Plan' sadly smacks of bias and unwarranted discrimination or preference and should be no part of
any such policy consideration. Many committed Ripon families include both incomers to Ripon and Ripon-born people, but many Ripon-born people live
elsewhere.
9. Parking Provision for City Centre Residents.
The Ripon City Plan proposals advocate the use of 'windfall' sites in the town centre for housing. These tend to be high-density housing, but typically with
insufficient or no provision for residents' car parking. We propose that planning permission for new housing units should require minimum parking provision at
the rate of, say, one car parking space per unit or one parking space per two bedrooms, whichever is the greater.
In cases where, in the plot concerned, off-street parking is not feasible or insufficient, there should be an obligatory contribution to the council when planning
permission has been granted and before permitted works begin, sufficient for provision of corresponding permanent parking space allocated to the property.
Regarding residential property already in existence in this town centre area, but with insufficient available car parking space by the same measure, the relevant
council shall provide appropriate on-street residents parking or off street parking for a designated vehicle upon application by such a resident, at minimal cost
compared with existing publicly available minimum published rates for unlimited use of the same space.
10. Local Green Space
Ripon Vision 2015 includes proposed additional green spaces other than those mentioned in the proposed Ripon City Plan. Furthermore, unstable land areas
with evidence of historical gypsum-related subsidence, such as the former auction mart site and Skittergate Gutter (between Ailcey Road and the bypass)
should not be used for housing but could be designated as Local Green Spaces and put to suitable uses, such as nature reserves, parkland, and in part, where
appropriate, for visitor parking.
11. Railway
In the event that reinstatement of a railway service for Ripon is considered, making use of parts of the original track bed between Harrogate, Ripon and Thirsk,
we believe that open-minded consideration should be given to solutions other than traditional mainline railway trains.
Local connecting services using efficient 21st century public transport technologies, rather than traditional fullscale main line passenger trains, could be
considered as a less invasive and more cost-effective alternative.
With regard to the Ripon bypass, which is built in large part over the original railway track bed, we recommend that there should be a feasibility study of
sharing at least some of this same space, including even sharing the new river bridge, such as by using an elevated trackway of whatever technology above the
road.
12. Trees
Kelly's 1857 Post office Directory of Yorkshire (p 509) says of Ripon's soil, “The soil, occasionally affording useful beds of clay, is generally of a gravelly nature,
though there is much fertile land around the city and the trees show satisfaction in its quality, both in their unusual size and and exuberant foliage.” It is
possibly fair to say that great extent of upward artesian groundwater flows in Ripon has always been especially favourable to trees, which then tend to grow

rather quickly to such “unusual size and and exuberant foliage”. Saplings planted ornamentally or commercially or seeded by natural processes (especially
along riverbanks) grow rapidly to high, lush and nearly impenetrable screens of vegetation that can diminish or obliterate precious views/settings of our built
heritage assets, especially during the summer months when Ripon should be at its heritage best, especially for visitors.
This graphic in the September 2016 Draft Ripon City Plan Summary, page 3, headed 'DELIVERING THE VISION FOR RIPON' rather makes my point. It is an aerial
photograph because it is so very difficult to get a clear enough view of the cathedral from any normal ground view-point, as a consequence of blocking by so
many trees of “unusual size and and exuberant foliage”. Because of well-meant planning provisions for the protection of trees generally, there is a normal
presumption in favour of retaining trees, to the extent of there routinely being countless tree preservation orders in force,
all doubtless made with good motivations, but now tedious and expensive, if not numbingly difficult, to rescind. Even judicious pruning can be subject to
troublesome expensive planning applications.
We recommend and urge that there be a special provision for major pruning or removal of trees that unacceptably impair reasonable public enjoyment of the
settings of heritage assets. We also seek support for a concerted project of tree management in heritage settings.
By way of illustration, here are some recent views of Ripon cathedral in December. In contrast, the cathedral is almost invisible or greatly obscured from these
viewpoints when the trees are in full leaf in the summer.
Sincerely
SM
Stanley Mackintosh, C Eng, MICE, MBCS, MBIM
Principal, City of Ripon Trust Community Interest Company

