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1.0 Introduction
The Commission
1.1
•
•
•
1.2

In January 2019 YNYER Directors of Development (DoDs) agreed a set of shared investment
priorities to form a work programme for the twelve months ahead. Feasibility work on the
following themes were confirmed as priorities:

Inclusive Growth;
Future of Market Towns/ High Streets; and
Development funding for the Joint Housing Investment Plan.

This work will supplement the York, North Yorkshire and East Riding (YNYER) Local Enterprise
Partnership (LEP) Local Industrial Strategy evidence base and have key input from the DoDs
sub groups, Heads of Housing, Planning and Economic Development Officers.
Study purpose

1.3

1.4

1.5

1.6

The YNYER LEP is interested in how towns can be catalysts for future growth and address the
economic challenges facing the area, whether that being a decline in working age population,
the high cost of housing and/or a need to create higher paid jobs. It is evident when looking at
economic centres that towns are not immune to the national storm affecting retail and high
streets.

This work will also link with the ongoing process for the recently announced £3.6 billion Towns
Fund, which includes Town Deals, the Future High Streets Fund and the Heritage on the High
Street programme. These initiatives are part of the government’s support package for
improving the sustainability of town centres and high streets, but will clearly be limited to
success through the competitive process.

The study will be carried out under the ‘Place’ foundation of productivity, one of the five policy
themes in the UK Industrial Strategy. As the Local Industrial Strategy (LIS) process develops,
this work is expected to inform and influence, with a supporting evidence base, to ensure that
the LIS reflects the geography, functional economy and characteristics of the area.

If the LEP is to succeed in creating successful and distinctive places, as set out in its Strategic
Economic Plan and a key element in the emerging Local Industrial Strategy, a deeper
understanding of how towns across the area function as places both now and in the future is
vital.
Background

1.7

Geographically the largest Local Enterprise Partnership (LEP) in the country, York, North
Yorkshire and the East Riding is an impressive mix of urban, rural and coastal areas. The area is
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1.8

1.9

1.10

widely regarded as one of the best places to live, work, and visit in the UK, with its rich heritage,
strong cultural offer and outstanding areas of beauty. Towns play a key role in driving growth
across a predominantly rural geography, acting as a focal point for investment and a natural
location for people to converge and access local services.

Government policy has been heavily city-focused to date, however, recently there have been
signs that this trend is beginning to change. This can be seen in guidance given to LEPs and
Mayoral Combined Authorities on developing Local Industrial Strategies, which states that
strategies should set out “clearly defined priorities” for how cities, towns and rural areas will
maximise their contribution to UK productivity. Identified as one of the five foundations of
productivity, LEPs are encouraged to ensure that ‘places’ make the most of their distinctive
strengths - irrespective of whether they are cities, towns, rural or coastal.

In addition to the above, unprecedented changes in shopping habits and the retail landscape
have seen a strong decline in many towns functioning as traditional retail destinations. This
downward trend has resulted in increased media scrutiny on the economic health of local high
streets and town centres. The Future High Streets Fund (FHSF), a £675 million fund released by
government to enable local leaders to transform their high streets and town centres so that they
are fit for the future, should not be seen as the answer but rather as a small component of a
bigger solution. This solution involves developing a clear vision for what towns across the
YNYER area should look like in the future and the type of projects and initiatives needed to
ensure their success. The first round of locations to proceed to Stage 2 was announced early in
July, and disappointingly, there were no successful applications from the YNYER LEP area.

However, in August government announced an extension to the Fund with an additional 50
towns included in the first round, which this time included Scarborough and Northallerton.
Moreover, a further £325 million was made available to take the overall total for the Future
High Streets Fund to £1 billion. A further announcement in September 2019 introduced ‘Town
Deals’ with 100 towns, including Goole, Scarborough and Whitby in the YNYER LEP area, invited
to work with government to develop innovative regeneration proposals.
Policy context

1.11

1.12
1

A seismic shift is taking place in retail with many town centres facing unprecedented challenges
in the form of changing consumer habits, weakened demand and an increased tax burden on
high street retailers. The number of struggling brands entering some form of insolvency have
been reported through the media with growing regularly in recent years as keep up with the
rapid pace of change in an increasingly competitive market. Internet shopping is estimated to
now account for around 30 per cent of all non-food purchases and the proportion of food
bought online is also growing. 1

The difference between brands that thrive, survive or ultimately fail will predominantly depend
on their ability to effectively respond to changing trends. Consumers increasingly browse online

Raconteur, ‘The big challenges facing UK retailers in 2019’, 7 March 2019
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1.13

1.14

1.15

1.16

1.17

1.18

prior to purchasing in-store and vice-versa, which explains why many leading online retailers
also have a high street presence. Consumers are also demanding more from their high street
than simply a retail destination, with growing emphasis on town centres as a place to meet, eat
and drink, access services and entertainment. This reinvention on behalf of both retailers and
the traditional high street typically requires significant levels of investment.
In 2011, the Department for Communities and Local Government (DCLG) and the Department
for Business, Innovation and Skills commissioned a report as part of the growth agenda. The
result was the Portas Review, an independent review that described a vision for bringing
economic and community life back to high streets and town centres. It re-imagined centres as
social hubs for shopping, learning, socialising and fun, and made recommendations to deliver
that vision.

The Portas Review became the touchstone for high street analysis and research, although it was
not without criticism. A notable critic of the Portas Review was Bill Grimsey, former Chief
Executive of Iceland and Wickes. His primary criticism was its lack of insight into the retail
industry. For example, it was argued that the review did not foresee the closure of many major
national retailers, which he felt was clear to those inside the industry. Further criticism was
given to the lack of clear targets and measures, in addition to a coherent plan and management
approach to address town centre issues holistically and with community involvement.

The first Grimsey Review published in 2013 was an alternative review of town centres with
recognition that the traditional high street model has finished. A series of recommendations are
proposed to aid the radical transformation that is required to save our town centres. This was
followed by the updated Grimsey Review 2 published in 2018 and included four key findings in
its appraisal of town centre performance. Firstly, it notes that towns need a business-like
approach to create centres that act as holistic community hubs. Secondly, the need for strong
leadership, either from community organisations or local authorities. The third finding was the
need for places to have a clear and distinctive offer and identity. Finally, the need for
accountability and sharing of best practice within town leaderships.

A House of Lords report into the future of seaside towns published in April 2019 also
underlined a number of issues and challenges in coastal areas. The report highlighted the need
for transport, housing and broadband improvements to peripheral coastal towns, in addition to
the disproportionate impact of access to both further and higher education that collectively
have a negative affect on quality of life.

The report attributed many of the challenges facing coastal towns to the decline of domestic
tourism and traditional industries such as fishing, shipbuilding and port activity. The report did
not offer a single solution to the issues faced by coastal towns but recommended a package of
strategic initiatives. It suggested that coastal towns need to build upon their existing assets,
through arts lead regeneration and diversifying their economic base to enhance local cultural
strengths. The report also supported the introduction of the Tourism Sector Deal.
In response to reports and analysis such as that outlined above, the government have released
funding through the Future High Street Fund. This fund is aimed at assisting towns through the
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1.19

1.20

broad aims of business growth and job creation. This is done through encouraging vibrant town
centres where people live, shop, use services and spend leisure time. The £675 million Future
High Streets Fund will help local areas to respond to and adapt to the changes to the high street.
The fund will serve two purposes: it will support local areas to prepare long-term strategies for
their high streets and town centres, including funding a new High Streets Task Force to provide
expertise and hands-on support to local areas. It will also then co-fund with local area projects
such as infrastructure and land preparation to help shape high streets that are fit for the future.

Moreover, Historic England has released a 4-year programme of physical improvements to high
streets, as well as community engagement and cultural activities worth £44m. The fund will
regenerate struggling historic high streets and town centres around the country. Working with
Local Authorities, Business Improvement Districts, Chambers of Commerce and community
groups to have the greatest possible impact.

The development of these funds to address the issue facing town centres is a key step in
rejuvenating towns and communities. Through funding, development and ongoing research,
local authorities and partners are able to formulate and deliver ambitious placemaking
strategies.
Project scope

•

•

•

Aims of the project:

Determine which towns from across the YNYER area will be included in the study, and establish
the current position (Stage 1A);
Collate, present and analyse relevant data and information to enable the identification of town
centre challenges, supported by an evidence base and the consideration of wider economic
determinants (Stage 1B);

Establish what will make a successful 21st century town centre, with specific detail and a series
of broad recommendations for towns across the YNYER area (Stage 2).
Stage 1A – Baseline report

1.21

•
•
•
•

Stage 1A of the study will begin the process of gaining a better understanding of how the towns
in across the YNYER LEP area function as places and can be key drivers for future economic
growth. A scope for this element of the study will be agreed with each Local Authority and an
agreed list of towns for review will be established. An examination of existing evidence will then
follow including analysis of the following documents:

Local Plan place statements;
Housing and employment allocations;
Vision statements and SWOT analyses (where available);
Town centre business plans.
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1.22

The outcome of this baseline report is to identify a justified and approved list of towns to be
taken forward in the study. Stage 1B will involve a statistical analysis exercise to benchmark the
towns from a socio-economic and town centre health perspective, which will seek to group the
towns based on their challenges and role.
Towns included in Stage 1A

1.23

A total of 42 towns across the YNYER LEP area have been included in Stage 1A as illustrated in
the map below. All information included within this report is sourced from respective Local
Plans unless referenced otherwise.

Figure 1A: Towns included in Stage 1A
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2.0 Craven District
2.1

Craven District sits within the broader non-metropolitan county of North Yorkshire covering an
area of approximately 455 square miles. This district was classified as being 97.7% rural
according to the 2011 ONS Rural-Urban Classification and includes the towns of Skipton, Settle,
Bentham and Grassington.

Figure 2A: Towns included in Stage 1A within Craven District

Bentham
Introduction
2.2

One of the smaller market towns in Craven, Bentham has a good range of services and provides
employment opportunities. The town is well connected to the A-road and rail network. The
market town of Bentham is situated within the setting of the Forest of Bowland. Bentham acts to

6
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serve a wide rural hinterland, elevating its role and function in the settlement Hierachy to Tier 2
Key Service Centre. Bentham acts as a local centre serving the day-to-day needs of residents
whilst also offering a number of higher order services that serve the wider hinterland. This is a
working town with a town centre auction market and manufacturing facilities on the fringe of
the town centre.

Figure 2B: High and Low Bentham Submission Policies Map

Source: Craven Local Plan Submmision Documents, 2018

Local Plan vision
2.3

The market town of Low and High Bentham is thriving, following a period of sustainable growth
and change and is a focus for most new homes and jobs in the north sub-area of the district.
New homes and employment areas in the smaller centre of Ingleton are also helping to support
the North Craven economy. Residents in the smaller settlement of Burton-in-Lonsdale enjoy a
vibrant community life with good access to local services. In Bentham, new and proportionate
development has brought environmental and economic improvements securing a sustainable
future for the spirited working market town. A new park provides recreation, cultural and social
opportunities for residents and visitors. The tourism economy continues to grow through
promotion of Bentham’s location as a gateway to the Forest of Bowland, and the town is
capitalising on its rail links to the west coast main line, Lancaster, Leeds and Bradford.
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Local Plan allocations
Figure 2C: Local Plan allocations table (High and Low Bentham)
Tier

Settlement

2

Low and High Bentham (Key
Service Centre for north sub
area)

Proportion of Housing
Growth (%) at 230
net dwellings pa

Housing Provision
(approx. number of NET
dwellings pa)

10.9%

25

Source: Craven Local Plan Submission Document, 2018

SWOT analysis
2.4

•
•

Key Settlement Specific Challenges:

Historic Buildings perceived as obsolete for some town centre uses
Environmental Quality suffers from traffic movements and road layout

Conservation area
2.5

High Bentham has a significant number of undesignated heritage assets and the potential for
conservation area designation. Its attractiveness as a tourist destination and gateway to the
Forest of Bowland are reinforced by its railway station on the “Little North Western” line, which
is supported by a community rail partnership. The station is located in an area of town where
space and opportunities for growth are less constrained than in the historic and tightly built
centre immediately to the north. This greater potential is recognised in the area’s designation as
a key location and proposals will be supported, in principle, where they would enhance the
town’s attractiveness to visitors, support the local economy and conserve heritage assets. 2

Retail and Leisure Survey
2.6

2
3

Bentham has a greater than average proportion of convenience retail businesses with almost
three times the national average. This is considered reflective of the traditional nature of
Bentham centre with a number of butchers, bakers and specialist food retailers. Bentham has a
high proportion of convenience retail outlets with the nearest large format supermarket located
at Kirby Lonsdale. Of those surveyed in the town, 32% of customers state that they visit the
centre every day for food shopping. Bentham Centre is quiet with lower pedestrian footfall than
might be expected. The size of the retail centre in Bentham is less than half the size of the retail
centre in Settle. The diversity of uses in Bentham is also markedly different to the national
average – suggesting that local customers may have to travel to other centres to meet retail
needs. 3

Craven Conservation Areas Project – Bentham Appraisal, August 2016
Retail and Leisure Study 2016 to 2032 Craven District Council, February 2016
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Grassington
Yorkshire Dales Local Plan information
•

•

To maintain footfall and viability, retail and commercial development will be allowed in four
primary retail high streets identified on the policies map in Hawes, Grassington, Reeth and
Sedbergh subjected to requirements of Policy BE5.

Business and Employment – providing an outstanding range of benefits for the nation based on
its natural resources, landscape and cultural heritage which underpin a flourishing local
economy:
o
o

o
o
o
o
o
o

o
•

Release of new land for business uses is part of the review of planning policy:
o
o

•

Support development that helps existing businesses, notably small businesses to thrive.
Support development of new ‘low impact’ business to encourage high quality jobs that
will help make national park a more attractive option for young adults and people of
working age to live in.
Support the growth and diversification of the farming and rural land based businesses
that help to maintain the special qualities of the National Park.
Support new development that helps farmers and landowner to reduce diffuse pollution
and improve the ecological status of rivers and water bodies.
Protect existing business and support its expansion or relocation in sustainable
locations.
Make better use of under-used assets such as buildings and brownfield land, for new
and improved employment and business purposes.
Support high streets by permitting retail and other high footfall uses.
Enhance the role of the local service centres (Sedbergh, Grassington, Hawes and Reeth)
as business locations and support them as hubs for the rural economy and social
infrastructure.
Support railway-related development along the route of the Settle-Carlisle Railway.
5 allocated sites remain partly undeveloped from the 2006 Local Plan.
The biggest site is at Threshfield Quarry near Grassington (5 hectares) which would
require significant investment to develop, but remains suitable for a range of uses
during the Plan period.

High Street Services Frontage:
o
o

o
o

High Street service frontages are identified for Grassington.
Demand for shopping remains strong in National Park but centres operate on narrow
margins and are therefore potentially vulnerable.
Visitors and residents are both important markets for the high street but services should
not be undermined by overly dominant visitor orientated uses.
Wider service approach integrating employment, retail, leisure and other services to
build long term resilience.
9
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o
o
o

Arup Associates Study – encourages a wide range of high street uses in order to
maintain footfall and sustain viability of existing high street shopping.
New policy will permit a higher range of uses on the high street service frontages in the
National Park together with new residential uses on upper floors.
National Park Authority will continue to permit new retail uses elsewhere in the
National Park as long as they are small scale, ancillary to a main use or would not
otherwise be harmful to the vitality of the high street.

Figure 2D: Housing site allocations
Settlement
Grassington

•
•
•
•
•
•
•

Settlement
Category
Local Service
Centre

Site
Reference

Site Name

Notional
Capacity

Site Area (ha)

203

North of Moody
Sty Lane

20

0.643

Source: Yorkshire Dales Local Plan, 2016

Grassington and Threshfield are allocated jointly as a local service centre.
It is a modest sized settlement by sub regional standards but performs a locally important role
for Wharfedale and the south of the National Park.
Grassington has a ground floor retail area designated to attempt to manage change and also has
an allocation for 15-20 homes.
Policies permit peripheral development for small scale employment uses, extra care and rural
affordable exceptions.
Grassington has a modest retail offer – increasingly it is being replaced by cafes and services
aimed primarily at visitors.
The former garage site in Threshfield has been redeveloped as a small convenience store
However, services are being eroded and now have to be found in Skipton and further afield. 4

Ingleton
Introduction
2.7

4

Located to the north of Low and High Bentham and adjacent to the A65, Ingleton is a tourist and
employment centre with a village struggling for vitality. Ingleton sits at the foot of Ingleborough,
the second highest peak in the Yorkshire Dales and on the confluence of Rivers Does and Twiss.
This a local centre that serves primarily the day-to-day needs of residents whilst also offering a
number of services aimed at the tourist economy. There is an element of potentially competing
convenience retail provision on the A65.

Yorkshire Dales Local Plan, 2016
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Local Plan vision
2.8

At Ingleton, regeneration opportunities encouraged by new development are boosting the
tourism economy, based on the area’s rich heritage, cultural and environmental assets,
including Ingleton Viaduct, Riverside Park and Ingleton Waterfalls. The type and mix of new
homes and jobs support a balanced local population and a range of facilities serving the local
community and tourist economy. The village centre provides a lively mix of shops, services,
cafes, pubs and restaurants in a stunning setting with access to outdoor sports and recreation.

Figure 2E: Ingleton submission policies map

Source: Craven Local Plan Submmision Documents, 2018

SWOT analysis
Key Settlement Specific Challenges:
•

Competing retail development along nearby main through A-road.

Key Settlement Specific Opportunities:
•
•
•

Extensive range of purposes for visiting or lingering.
Underexploited Trans Pennine passing trade potential.
Appealing physical space by look and feel.
11
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Conservation area
2.9

Ingleton sits at the foot of Ingleborough, the second highest peak in the Yorkshire Dales, and on
the confluence of Rivers Doe and Twiss where they meet to form the River Greta. The village sits
on the east banks of the rivers. The Conservation Area takes in the historic core of the
settlement. The Ingleton Viaduct (now disused and a strong contender for inclusion within the
Conservation Area) traverses the river valley and forms a dramatically picturesque scene with
the village in views approaching the Conservation Area along Main Street from the south-east.
Ingleton’s grade II listed former railway viaduct is a significant heritage asset, which contributes
to the character and appearance of the adjoining conservation area. At present, the viaduct is
inaccessible, but has the potential to become an elevated public walkway and the centrepiece of
wider proposals to enhance the local tourist economy and historic environment. 5

Retail and Leisure Survey
2.10

Ingleton has a very high proportion of Class A3-A5 services and a complete absence of financial
and professional services. This correlates with the high proportion of people who visit the
centre for leisure and tourism. All visitors surveyed as part of the in-street survey considered
that they felt safe walking around Ingleton during the day. Market research was only able to
complete 40-in street surveys due to a lack of footfall. One of the most noticeable trends
identified from those customers who did take part in the survey is that only 12.5% stated that
their main reason for visiting the centre was to shop. 6

Local Plan allocations

Figure 2F: Local Plan allocations

2.11

5
6

Tier

Settlement

3

Ingleton (Local Service
Centre)

Proportion of Housing
Growth (%) at 230 net
dwellings pa

Housing Provision
(approx. number of
NET dwellings pa)

3.5%

8

Source: Craven Local Plan Submission Document, 2018

A total of 2.94 ha of employment land has been identified across Ingleton, predominantly for B1,
B2 and B8 uses (Site Ref IN022 and IN035).

Ingleton Conservation Area Appraisal, August 2016
Retail and Leisure Study 2016 to 2032 Craven District Council, February 2016
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Settle
Introduction
2.12

One of the smaller market towns, Settle, has a good range of services, provides employment
opportunities and is well connected to the A-road network as well as the rail network. Settle is
situated within the setting of or bisected by the National Park boundary and is notable for the
survival of its many 17th and 18th century buildings, its steep lanes and narrow ginnels. The
town serves a wide rural hinterland making it a Tier 2 Key Service Centre in the Local Plan.

Figure 2G: Settle and Giggleswick submission policies map

Source: Craven Local Plan Submmision Documents, 2018

13

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Local Plan vision
2.13

The market town of Settle is the focus of most new homes and jobs in the mid-area of the
district supporting a balanced population that includes working people and families. The
smaller villages of Clapham Giggleswick, Rathmell and Hellifield are also thriving local
communities. In Settle, the historic market place and railway station on the world famous SettleCarlisle Railway are the focal points of this well-connected hub for the Yorkshire Dales that has
a concentration of shops, services, cultural facilities, creative businesses and industry. Older
residents in particular are able to benefit from the town’s intimate feel and large amount of
facilities for its size.

Conservation area
2.14

2.15

Settle is located in North Yorkshire in the heart of the Yorkshire Dales, part within the National
Park. It lies to the east of the A65 Leeds to Kendal Road and the Settle-Carlisle railway, which
offer links eastwards into Leeds and Bradford and westwards into the Lake District and north
into Cumbria. Built up on the east banks of the River Ribble, Settle has become a busy market
town and tourist centre. The historic outdoor market is held every Tuesday, drawing in local
people and visitors from towns and villages throughout Craven. The town has retained many of
its old buildings and its intimate atmosphere, with a wide range of small, independent shops
and tearooms around the market place to attract visitors. It has become renowned around the
world as the starting point of the scenic Settle-Carlisle Railway.

The historic centre is visually enclosed by the imposing viaducts and embankments of the
Settle-Carlisle railway, by the limestone escarpments of the National Park and by the woods of
Castleberg Plantation. 7

Local Plan allocations

Figure 2H: Local Plan allocations

2.16

7

Tier

Settlement

Proportion of Housing
Growth (%) at 230 net
dwellings pa

Housing Provision
(approx. number of NET
dwellings pa)

2

Settle (Key Service
Centre for mid sub area)

10.9%

25

Source: Craven Local Plan Submission Document, 2018

A total of 6.723 ha of employment land has been indentified across two sites in Settle (Site Ref
SG060 and SG064).

Settle Conservation Area Appraisal, 2008
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SWOT analysis
Key Settlement Specific Challenge:
•
•
•

Historic and dense layout limitations to continuous/circular high footfall routes.
Lack of avaliable town centre/edge of centre sites for new build development.
Historic buildings perceived as obsolete for some town centre uses.

Key Settlement Specific Opportunities:
•
•
•

Extensive range of purposes for visiting or lingering.
Appealing physical place by look and feel.
Interesting and diverse mix of uses on distinct streets encourages footfall.

Retail and Leisure Survey
2.17

Settle is located in Mid Craven around 15 miles north of Skipton and is a service centre for
residents and visitors to the Yorkshire Dales National Park. Tourists account for a high
proportion of activity in the town. The relative lack of Class A3-A5 uses is surprising given the
towns role as a tourist destination and as many visitors cite leisure facilities as something they
intend to visit during their time in Settle. There is a high turnover of businesses which may be a
sign of a lack of confidence amongst businesses in the local economy with 7% of respondents
stating that they intend to close or relocate to new premises outside of Settle. Settle has the
highest proportion of visitors in the district who state that tourism is their main reason for
visiting the centre – 67% of visitors stated that they intended to visit some form of leisure/
entertainment facility to eat/drink whilst they were in the centre. Settle fails to retain visitors
into the evening – 73% of customers surveys stated that they never visit the centre during the
evening. 8

Skipton
Introduction
2.18

8

The market town of Skipton is the largest town in the district and Plan area, located in the south
of the plan area in the ‘Aire Gap’ through the Pennines linking Yorkshire and with Lancashire. It
contains the administrative functions of the District Council and is the base for a range of North
Yorkshire County Council Services. Skipton has the largest town centre, offers the widest range
of employment opportunities, goods and services in the district and plan area and is well
connected with the A road network and rail network. Skipton is therefore identified as a Tier 1
Principal Town Service Centre in the settlement hierarchy. Both the settlement hierarchy and
preferred growth distribution strategy recognise the primacy of Skipton as the principal town in
Craven and focus for growth.

Retail and Leisure Study 2016 to 2032 Craven District Council, February 2016
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Local Plan vision
2.19

Skipton is an ever popular location with families due to the winning combination of a high
quality local environment, good schools and good transport links to the Leeds-Bradford and
Manchester conurbations. New, innovative and diversified employment development within
high quality local environments at Skipton, and Cononley and the established Broughton Hall
Business Park, contribute to the prosperity of the area and the wider city region economy of
Leeds and the economy of the York, North Yorkshire and East Riding LEP area. The tourism
economy is flourishing, based on the area’s rich heritage, cultural and environmental assets. As
the largest settlement in the district, Skipton is the primary focus for growth and provision is
made for a range of development areas to meet the housing needs, commercial and employment
space in the town. New public open spaces and family facilities mean that the town centre
continues to thrive. Residents, workers and visitors alike appreciate the blend of street markets,
independent shops, national retailers and a wide range of other essential services in a historic
setting. Skipton also offers a broad range of employment opportunities, along with a diverse
evening economy and cultural offer.

Figure 2I: Skipton submission policies map

Source: Craven Local Plan Submmision Documents, 2018
16
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Local Plan allocations
Figure 2J: Local Plan allocations

2.20

Tier

Settlement

1

Skipton (Principal Town
Service Centre)

Proportion of Housing
Growth (%) at 230 net
dwellings pa

Housing Provision
(approx. number of NET
dwellings pa)

50%

115

Source: Craven Local Plan Submission Document, 2018

A total of 10.094 ha of employment land has been indentified across three sites in Skipton,
predominantly for B1, B2 and B8 uses (Site Ref SK049, SK113 and SK135).

SWOC analysis

Key Settlement specific challenges:
•
•
•

Historic and dense layout limitations to continuous/circular high footfall routes.
Lack of available town centre/edge of centre sites for new build development.
Historic buildings perceived as obsolete for some town centre uses.

Key Settlement specific opportunities:
•
•
•
•

Historic waterside recreation interactions with shopping areas.
Extensive range of purposes for visiting or lingering.
Appealing physical place by look and feel.
Interesting diverse mix of the uses on streets encourages footfall.

Conservation area
2.21

2.22

9

The historic core with medieval castle and church, market place (the High Street), east-west
route ways at the north and south ends. Over half the area to the north is composed of open
fields and woodland along the line of the Eller Beck which flows along the west side. The Leeds
and Liverpool Canal basin and Springs Branch Canal with associated industrial buildings are
within the south and west parts.
Skipton South Conservation Area on the south side of the town; later nineteenth century
housing of Middle Town and New Town concentrated close to mills and other industries along
the line of the Leeds and Liverpool Canal. 9

Skipton-in-Craven Conservation Areas Appraisal, 2008
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Retail and Leisure Survey
2.23

2.24

10

Skipton in the south-east of the district is the principal town and home to a quarter of the
Craven population. Over 50% of the district population lives within a small part of South
Craven. Skipton town centre has an above average provision of both convenience and
comparison retail units. Vacancy rates in Skipton (8.5%) are below the national average of
11.84%. Of those who answered the survey, 81% said that they visit Skipton to shop for food
goods only. Skipton has two large supermarkets on the south-western edge of the town centre
and this is likely to contribute to the high percentage of people visiting for food goods only.

Nearly 80% of customers visit the centre at least 2-3 times per week, which is the highest
proportion of multiple visits per to week to a centre in the district. It can be taken from these
results that Cross Hills is used as a centre for local convenience top-up shopping. The
proportion of A3-A5 uses in Cross Hills is approximately 5% below the national average as the
centre has the highest proportion of customers who stated that they never visit for leisure
activities. There is a strong indication that businesses would like greater intervention from the
Council in Cross Hills, with greater promotion and marketing seen as important to improving
the town. Cross Hills also had the highest proportion of businesses who stated that they would
like to see more organised events taking place. 10

Retail and Leisure Study 2016 to 2032 Craven District Council, February 2016
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3.0 East Riding of Yorkshire
3.1

The East Riding of Yorkshire is the fifth largest unitary authority area in England covering an
area of approximately 930 square miles and is home to 339,600 people (or 1.4 people per
hectare). This challenging landscape was identified as being 93% rural according to the 2011
ONS Rural-Urban Classification with over 300 settlements and 53 miles of coastline.

Figure 3A: Towns included in Stage 1A within the East Riding of Yorkshire
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Beverley
Introduction
3.2

Beverley has a diverse cultural, historic, retail and leisure offer. Landmarks include the gothic
Beverley Minster - famous for its 13th century stone carvings and stained glass - and the 15th
century North Bar which divides impressive Georgian streets containing a great number of
listed buildings. The town offers an upmarket shopping experience with high street names and
independent shops. Beverley is also surrounded by common land and the racecourse has been
part of the town since the 16th century. 11

Local Plan vision
3.3

By 2029 Beverley will have strengthened its role as an attractive, thriving and prosperous
historic market town and visitor destination. The elements that contribute to Beverley’s
distinctive character and historic fabric, such as its Conservation Areas and numerous Listed
Buildings, will have been protected and enhanced. It will have been ensured that development
complements and protects the town's attractive built character, landscape setting and key views
of the Minster and St Mary’s Church. The housing demands of the growing population will have
been met through the re-use of previously developed land and on greenfield sites in suitable
locations, focusing particularly on the south of the town. These developments will be designed
to minimise the risk of flooding from the River Hull, the Beverley and Barmston Drain and
Beverley Beck.

Local Plan allocations
3.4

3.5

11

Beverley is identified as a Principal Town in the Strategy Document (2016) and 3,300 new
houses are proposed for the town over the period to 2028/29. Taking into account the number
of existing commitments and the number of completed plots in the settlement since the start of
the Plan period (347 dwellings), the Plan allocates twelve sites for housing development.

The Employment Land Review (2013) identified a continued requirement for additional
employment land, which will be met through one employment and two mixed-use allocations
within Beverley. The East Riding Town Centres and Retail Study (2009, updated 2013)
identifies that there is a future need for 4,900m2 to 9,800m2 of new retail floorspace in the
town, which will be met by a combination of retail and mixed-use allocations. Investment
through development will be required for the provision of drainage and flood alleviation
schemes, the south of Beverley park and ride facility, highway improvements to the A1079,
additional primary school pupil capacity, and sewage treatment capacity. Development in the
town and surrounding area will also require the implementation of the Beverley Integrated
Transport Plan (BITP) (2013-15), including the construction of the southern relief road.

Visit Hull and East Yorkshire: https://www.visithullandeastyorkshire.com/
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Figure 3B: Beverley policies map
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SWOT analysis
STRENGTHS
•
•
•
•
•
•

Good range of shops and services occupied by a mix of national and independent operators.
Several specialist shops are present in the town centre which provides for a unique shopping
experience.
Attractive centre with high environmental quality.
Markets held within the town centre expand the centre's retail offer on market days.
Low vacancy rate.
Good public transport links.

WEAKNESSES
•
•
•
•

Vehicles parked within the town centre detract from the environmental quality.
The town centre is slightly under-represented in terms of the proportion of leisure centre units
and floor space when compared to the national average.
A cluster of vacant units located at St Marys Court.
Busy ring road (A164) around the town centre makes it a little difficult for pedestrians to
navigate the centre, although plentiful crossings are in place.

OPPORTUNITIES
•

There are opportunities to attract more visitors to Beverley given its historic environment and
the nearby racecourse acting as an attractor.

CHALLENGES
•

•

12

Given the historic nature of the town centre, there is a lack of larger-scale units. However, the
development of the Flemingate Centre has provided a facility which can accommodate such
units.
Although the Flemingate Centre is located in an edge of centre location and therefore provides
the opportunity for linked trips between the shopping centre and the town centre, customers
may choose solely to shop at Flemingate rather than visiting the town centre 12.

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
Figure 3C: Beverley conservation area

Bridlington
Introduction
3.6

Bridlington is the largest town in the East Riding of Yorkshire and attracts tourists throughout
the summer. This coastal town is divided into two areas; the seafront features a funfair and
amusements while the traditional old town provides additional retail and leisure areas.
Bridlington features an elegant promenade, sandy beaches, and a working historic harbour.
Additionally, the town has The Spa events and conference centre overlooking the beach.

23
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Figure 3D: Bridlington policies map
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Local Plan vision
3.7

By 2029 Bridlington will have been the focus of most new development in the northern and
coastal area of the East Riding. Its role as a premier East Coast resort will have been cemented
and complemented by a stronger and more diverse economic base and range of tourism
facilities. The town’s population will have grown and housing demand met through a
combination of adapting the existing housing stock, re-using previously developed sites and
greenfield sites in suitable locations. The important open spaces between Bridlington and
Bessingby and Sewerby will have been maintained, and the quality of drinking water supplied
by the Mill Lane borehole protected.

Local Plan allocations
3.8

3.9

3.10

Bridlington is identified as a Principal Town with 3,300 new houses proposed for the town over
the period from 2016 to 2029. This includes a contribution of up to 600 dwellings from the area
covered by the Area Action Plan (AAP) and 361 dwellings from existing commitments and plots
completed since 2016. The Plan allocates five sites for residential development.

The Employment Land Review (2013) identified a continued need for employment land. There
is a limited supply of sites suitable for this use within the town, and Carnaby Industrial Estate is
very well established as a location which serves the requirements of businesses in this area.
Two sites have been allocated for employment uses at Carnaby. These will complement the
office developments proposed for the Town Centre in the AAP (2013). In addition, the East
Riding Town Centres and Retail Study (2009, updated 2013) set out that there is a future need
for 20,500m2 to 40,900m2 of new retail floorspace in the town. This will be delivered
principally through allocations in the AAP (2013), as well as one further allocation in this
document that will meet the longer-term needs of the town.
Development in the town and surrounding area will require transport infrastructure
improvements to better connect the Town Centre to the rest of the town and sub-area.
Provision of additional primary school capacity, drainage and flood alleviation schemes, and
improvements to the capacity of the foul sewer network.
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SWOT analysis
STRENGTHS
•
•
•

The town centre benefits from its role as a tourist attractor.
A range of measures has already been put in place to improve the town centre, including the
Integrated Transport Plan Phase 1 and the refurbishment of the Spa.
During tourist seasons, pedestrian activity in the town centre is high.

WEAKNESSES
•
•
•
•
•

There is currently a lack of green spaces in the town centre. This issue should be resolved via
the implementation of the Gypsey Race Park.
Uncoordinated signage and garish advertising can detract from the street scene.
The town’s location on the eastern coast of East Riding limits the centre’s catchment.
The amount of national operators present in the centre is limited.
Outside the tourist season, pedestrian activity in the town centre will be more limited.

OPPORTUNITIES
•

•

The range of improvements currently being put in place in Bridlington, such as the AAP
Initiatives and Integrated Transport Plan Phase 2 should improve the operation and
environmental quality of the town centre.
There is the availability of potential development sites which provide an opportunity to
improve and expand the town centre, for example, the coach park.

THREATS
•

13

A balance needs to be struck between meeting the needs of East Riding’s residents and catering
for the desire of tourists.13

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
Figure 3E: Bridlington Old Town conservation area

Figure 3F: Bridlington Quay conservation area
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Figure 3G: Bridlington Hilderthorpe conservation area
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Driffield
Introduction
3.11

Driffield, the capital of the Wolds, is positioned at the heart of rural East Yorkshire and at the
base of the rolling hills of the Yorkshire Wolds. The town centre features a mix of national
chains and independent shops and is surrounded by charming villages and tranquil rolling
countryside. Events in the town include a weekly market and the annual Driffield Show, which
draws significant crowds. Held each summer at the Showground, the event is the largest oneday agricultural show in the UK, attracting over 25,000 visitors from all over the country. 14

Local Plan vision
3.12

By 2029 Driffield will have been a focus for new development in the northern area of the Wolds.
Its role as the ‘Capital of the Wolds’ will have been strengthened by improvements to its retail,
service and leisure facilities. The train station will continue to be an asset for the town, giving
the town sustainable links with Bridlington, Beverley and the City of Hull.

Local Plan allocations
3.13

14

Driffield is identified as a Principal Town with 2,300 new houses proposed over the period from
2016 to 2029. Taking into account the number of existing commitments and completed plots,
the Plan allocates nine residential sites and one mixed-use site. Together, these will meet the
need for new housing in Driffield. The Employment Land Review (2013) identifies that there is a
need for land for employment development and a further two sites have been identified as
employment allocations. In addition, the East Riding Town Centres and Retail Study (2009,
updated 2013) identifies that there is a future need for 2,400m2 to 4,800m2 of new retail
floorspace in the town, which will be met by three retail and mixed-use allocations.
Development in the town and surrounding area will require transport infrastructure
improvements to better link together the Town Centre and Riverhead, showground, new
housing at Alamein Barracks, and Kelleythorpe Industrial Estate. Additional primary school
pupil capacity and improvements to the capacity of the foul sewer network are also required.

Welcome to Yorkshire: https://www.yorkshire.com/
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Figure 3H: Driffield policies map
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SWOT analysis
STRENGTHS
•
•
•
•

Good range and mix of retail and service uses.
Good variety and amount of parking provision and general accessibility.
Good environmental quality in the main areas and attractive street scenes.
The weekly market acts as a major draw to the centre.

WEAKNESSES
•
•

The concentration of vacant units (Viking Centre) in one area polarises the town in terms of
footfall, environmental quality and visual quality.
Some potential accessibility issues for pedestrians on side streets.

OPPORTUNITIES
•
•
•

The Viking Shopping centre presents a large-sized development opportunity site.
Other sites were noted along Queen Street and Middle Street South.
The attractive nature of the town centre could be used to attract an increased number of
visitors.

THREATS
•

15

Significant amounts of parking spaces occupying development sites and indicating heavy car
reliance.15

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
Figure 3I: Driffield town centre conservation area
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Figure 3J: Driffield North conservation area

Source:
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Goole
Introduction
3.14

•
•
•
•
3.15

Goole in the East Riding of Yorkshire sits at the confluence of the Rivers Don and Ouse before
flowing into the Humber Estuary. The town has good road and rail links and in relatively close
proximity to the larger urban areas of Leeds, York, Hull and Doncaster. It is also England’s most
inland port operated by Associated British Ports and its location benefits from:

The M62/M18 motorway network
The Hull-Sheffield railway line
Doncaster/Sheffield Airport
The inland waterways network

The port and town did not exist until the construction of the Aire and Calder Canal in 1826. The
town centre has been shaped by the port and associated logistics industries around which the
wider town has evolved. In recent years the employment base of the Goole area has expanded
through the development of employment sites adjacent to Junctions 36 and 37 of the M62.

Local Plan vision
3.16

By 2029 Goole will have been the main focus for new development in the southwest area of the
East Riding, and this will have played an important role in making the town a more desirable
place to live. Higher quality and more varied housing stock will be encouraged to meet the
demands of the town and the surrounding area. This will be achieved through the adaptation of
existing houses, the redevelopment of previously developed land and the use of suitably located
greenfield sites, focusing particularly on the area to the west of the town. The new development
will have respected Goole's distinctive townscape together with its port heritage.

34
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Figure 3K: Goole policies map
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Local Plan allocations
3.17

3.18

Goole is identified as a principal town in the Local Plan Strategy Document and 1,950 new
houses are proposed for the town over the period to 2028/29 across eight sites. The
Employment Land Review (2013) has identified that there is a need for land for employment
development to be provided, and a further two sites have been identified as employment
allocations. There is a future need for 2,800m2 to 5,600m2 of new retail floorspace in town,
which will be met by one allocated site and the re-use of vacant units. Development in the town
and surrounding area will require a range of infrastructure improvements, with the potential
risk of flooding in Goole becoming a very important factor in determining development sites.

The key area of growth in Goole will be to the west of the town, north of Rawcliffe Road, largely
in recognition of the flood risk constraints facing other areas in Goole. Capitol Park has been
identified as a Key Employment Site and is located to the west of Goole adjacent to the Rawcliffe
Road Industrial Estate. Over the last 10 years, Capitol Park has been able to attract significant
inward investment opportunities and is now home to substantial manufacturing facilities. In
total, 62ha has been identified as an employment land allocation, all of which currently benefits
from outline planning permission and Enterprise Zone status.

SWOT analysis
STRENGTHS
•
•
•

Good public transport accessibility.
A strong presence from convenience goods sector in the town centre. Three of the top four food
store operators are located in the town centre.
Growing investment in employment sites.

WEAKNESSES
•
•
•

Some areas of the town centre appear dated and in need of modernisation.
High vacancy levels and concentration of vacant units in the east section of the town centre.
The town centre appears to have an east-west divide in terms of vacancy rates.

OPPORTUNITIES
•
•
•

More initiatives to improve the environmental quality and interest of the town centre, such as
the existing art trail.
Several development opportunities present in the centre.
Link developing employment and education opportunities.

THREATS
•
•
•
16

The potential loss of rich architectural assets due to disuse and long-term vacancy.
Connectivity across the town centre is hindered by barriers such as the railway.
Accessibility of employment sites. 16

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
3.19

The map below outlines the Goole (town) conservation area, and the listed buildings around the
town centre and port.

Figure 3L: Goole (Town) conservation area
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Hornsea
Introduction
3.20

Hornsea features Blue Flag beaches, a promenade and Victorian folly, shopping outlets and a
vibrant town centre. Once well known for its pottery production, the town is now home to
Yorkshire's largest freshwater lake which boasts over 250 species of birds and plenty of
opportunities for sailing and fishing. 17

Local Plan vision
3.21

By 2029 Hornsea will be a thriving family seaside town. The Central Promenade will continue to
be the cultural hub of Hornsea's seaside offer, serving both residents and visitors. Important
green spaces in the town, on Hornsea seafront and the Mere, will be maintained and enhanced,
for the benefit of residents, visitors and biodiversity. Further improvement of the promenades
will create a stylish and vibrant mix of uses.

Local Plan allocations
3.22

17

Hornsea is identified as a Town in the Strategy Document (2016) with 750 new houses
proposed over the period to 2028/29. Taking into account the number of existing commitments
and the number of completed plots in the settlement since the start of the Plan period (89
dwellings), the Plan allocates nine sites for residential development. A further site has been
identified for employment uses which will provide the opportunity for the creation and
expansion of local businesses. In addition, the East Riding Town Centres and Retail Study (2009,
updated 2013) has identified that there is a future need in the town for 700m2 to 1,300m2 of
new retail floor-space. Development in the town may require improvements to the capacity of
the foul sewer network.

Welcome to Yorkshire: https://www.yorkshire.com/
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Figure 3M: Hornsea policies map
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SWOT analysis
STRENGTHS
•
•

A largely linear form of the centre makes Hornsea easy to navigate.
Seafront location is likely to act as a visitor attractor.

WEAKNESSES
•
•

The centre is located at the eastern extreme of the local authority area and therefore is limited
in terms of its catchment.
Representation from retail service and financial and business service operators in the centre is
limited.

OPPORTUNITIES
•

Newbegin Road was busy in terms of vehicular traffic during our site visit, presenting an
opportunity for shops to capture passing trade.

THREATS
•

18

Given the centre’s seaside location, there is a requirement to balance the needs of visitors with
the needs of local residents. 18

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
Figure 3N: Hornsea conservation area

Howden
Introduction
3.23

19

Howden’s Georgian town centre features attractive shops, historic inns and tea rooms. The old
market town of Howden is dominated by its Minster, with cobbled streets and restored
buildings. The town is seeing significant housing growth and a growing number of artisan shops
in its town centre. The presence of the Press Association in the town adds to the vibrancy of the
centre. With easy access to employment sites on the M62, and good rail connection to the East
Coast mainline and TransPennine rail services. 19

Visit Hull and East Yorkshire: https://www.visithullandeastyorkshire.com/
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Local Plan vision
3.24

By 2029 Howden’s role as a town will have been strengthened, with a range of services and
facilities and a diverse retail offer that is supported by high-quality pedestrian-friendly public
open spaces. The character of the historic town centre will have been maintained and enhanced
by new development that helps reinforce the sense of place.

Local Plan allocations
3.25

Howden is identified as a Town in the Strategy Document (2016) with 800 new houses
proposed over the period to 2028/29. Taking into account the number of existing commitments
and the number of completed plots in the settlement since the start of the Plan period (133
dwellings), the Plan allocates five sites for residential development (14). The Employment Land
Review (2013) also identified a need for employment land allocations in the town to be
retained, and one site is allocated for employment development. The East Riding Town Centres
and Retail Study (2009, updated 2013) has identified that there is a future need for 100m2 to
200m2 of retail floorspace in Howden, but no allocations for retail use have been made as this
level of need can be met by small scale development within the existing Town Centre.
Development within the town and surrounding area will require the provision of additional
primary school pupil capacity and improvements to the foul sewer network.

42

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Figure 3O: Howden policies map
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SWOT analysis
STRENGTHS
•

Good environmental quality, attractive town centre as a result of the town’s historic nature.

WEAKNESSES
•
•

The range of goods and services in the centre is limited by the centre's size.
The train station is located at a considerable distance from the town centre.

OPPORTUNITIES
•

The attractive nature of the town centre provides an opportunity to attract visitors.

THREATS
•

The historic nature of the town centre means there are very limited opportunities for
redevelopment. 20

Conservation area

Figure 3P: Howden conservation area

20

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Market Weighton
Introduction
3.26

Market Weighton is a market town with both Georgian and Victorian streets. The town lies
midway between Hull and York, about 20 miles from either one. The railways brought increased
prosperity to Market Weighton, bringing growth to the town on the Hull to York line. Based on
the chalk of the Yorkshire Wolds, the town dates back to the Roman period and features in the
Doomsday book as Wicstun. Its most famous resident is William Bradley, born in 1787 and was
England`s Tallest Man measuring 7ft 9inches tall. 21

Local Plan vision
3.27

By 2029 Market Weighton will be a thriving market town and agricultural service centre that
lies at the heart of the East Riding. Its distinct cultural and built heritage, and the eclectic mix of
historic buildings that give its town centre such character, will have been complemented by
sensitive new development that contributes to the continued vibrancy of the town.

Local Plan allocations
3.28

21

Market Weighton is identified as having 900 new houses proposed over the period from 2016 to
2029. Including the number of existing commitments and the number of completed plots in the
settlement since the start of the Plan period (161 dwellings). The Plan allocates four sites for
residential development. The Employment Land Review (2013) identifies a need for land to be
allocated for employment development in Market Weighton, and two sites have been identified
as employment allocations which will provide opportunities for the creation and expansion of
local businesses. In addition, the East Riding Town Centres and Retail Study (2009, updated
2013) identifies that there is a future need for 600m2 to 1,400m2 of new retail floorspace in the
town, which could be met through the use of vacant units in the Town Centre. Development in
the town and surrounding area will require highway improvements to the A1079, which would
include improvements to the Holme Road junction, and provision of drainage and flood
alleviation schemes, and additional primary school capacity. Improvements will also be needed
to sewage treatment capacity and the foul sewer network.

Visit Hull and East Yorkshire: https://www.visithullandeastyorkshire.com/
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Figure 3Q: Market Weighton policies map
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SWOT analysis
STRENGTHS
•
•
•

Linear centre facilitating easier pedestrian movement.
The historic buildings and good environmental quality create an attractive place to shop.
A good proportion of convenience goods and leisure service units.

WEAKNESSES
•

A limited number of national operators, however, the range of independent units provides a
diverse shopping experience.

OPPORTUNITIES
•
•

Opportunity to promote the centre as a visitor destination given the presence of attractive
historic buildings and the market town feel.
Provides hub people participating in leisure activities such as walking and cycling, which
provides the opportunity to capture visitor trade.

THREATS
•

22

As the centre’s main convenience goods provision, i.e. the Tesco store, is located at the eastern
extent of the district centre, customers may solely visit the store without visiting the remainder
of the centre. Any proposals to encourage customers to link their trip would be beneficial. 22

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Conservation area
Figure 3R: Market Weighton conservation area

Pocklington
Introduction
3.29

23

Nestled in the Yorkshire Wolds, Pocklington, a historic market town, features historic buildings
such as Burnby Hall and Gardens. The position of the town in the Wolds provides significant
choice for walkers such as the: The Wilberforce Way, The Wolds Way and The Minster Way. The
Pocklington Arts Centre plays host to an array of artists, actors, comedians and musicians and
the town has many charming, independent shops and boutiques. In addition to this, Pocklington
retains a town crier, one of only 200 town criers in the UK. 23

Visit Hull and East Yorkshire: https://www.visithullandeastyorkshire.com/
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Local Plan vision
3.30

By 2029 Pocklington will have continued to be a thriving market town. New developments will
have respected it’s cultural and built heritage and the nearby Yorkshire Wolds Important
Landscape Area.

Local Plan allocations
3.31

Pocklington has 1,250 new houses proposed for the town over the period from 2016 to
2028/29. Seven sites are designated for residential development. The Employment Land
Review (2013) identifies that there is a need for land for employment development to be
provided, and three employment allocations have been identified. In addition, the East Riding
Town Centres and Retail Study (2009, updated 2013) identifies that there is a future need for
800m2 to 1,700m2 of new retail floorspace in the town, which will be met by one allocation.
Development in the town and surrounding area will require highway improvements to the
A1079, as well as additional secondary school pupil capacity, and improvements to the capacity
of the foul sewer network.

SWOT analysis
STRENGTHS
•
•

High-quality streetscape
Low vacancy rates

WEAKNESSES
•
•

Lack of national comparison goods retailers.
On-street parking can give a cluttered feel to the town centre.

OPPORTUNITIES
•

Whilst All Saints Churchyard provides an area of green space within the centre, the centre could
benefit from additional green infrastructure.

THREATS
•
•
•

24

Small Lanes off Market Place are somewhat narrow and not well lit in some areas, which could
present opportunities for crime and anti-social behaviour.
The growing influence of York, which is located in reasonably close proximity to Pocklington
could divert trade away from the centre.
Given the historic nature and pattern of streets in the centre, opportunities to expand the centre
are limited. 24

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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Figure 3S: Pocklington policies map
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Conservation area
Figure 3T: Pocklington conservation area

Withernsea
Introduction
3.32

25

A traditional seaside resort with Pier Towers surviving from the 19th-century pier. The town
features a shopping area, museum and lighthouse. The coastal town features a family-friendly
beach, nearby is a former nuclear bunker and several sites of natural interest, such as Spurn
Point. 25

Visit Hull and East Yorkshire: https://www.visithullandeastyorkshire.com/
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Local Plan vision
3.33

By 2029 Withernsea will have strengthened its role as a family seaside town and visitor
destination. It will be a more vibrant, bustling town with an increased range of local facilities
that meet the needs of residents and visitors alike. The town will continue to be protected from
coastal erosion in order to allow it to flourish. Transport improvements will have improved
accessibility within the town, particularly for pedestrians and cyclists.

SWOT analysis
STRENGTHS
•
•
•

Low vacancy rates.
Ease of navigation for pedestrians.
Strong independent retailer representation.

WEAKNESSES
•
•

Overrepresentation of leisure uses.
Perception of safety and environmental quality in need of improvement.

OPPORTUNITIES
•
•

There is an opportunity to further promote the centre’s seaside location to visitors.
This could be assisted via improvements to the street scene and nearby greenspace, particularly
the Valley Gardens and Pier Towers.

THREATS
•
•

The centre is located at the south-eastern extremity of the local authority area, and accordingly,
the centre’s catchment is limited.
There needs to be a balance between catering for visitors to this seaside location and the needs
of the local population. 26

Local Plan allocations
3.34

26

Withernsea is identified as a Town in the Strategy Document (2016) and 550 new houses are
proposed for the town over the period to 2028/29. Taking into account the number of existing
commitments and the number of completed plots in the settlement since the start of the Plan
period (339 dwellings), the Plan allocates two sites for residential development. The East Riding
Town Centres and Retail Study (2009, updated 2013) identifies that there is a future need for
1,000m2 to 1,900m2 of new retail floorspace in the town, which will be met by one mixed-use
allocation.

Town Centres, Retail and Leisure Study, White Young Green, August 2019
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3.35

Additionally, although the Employment Land Review (2013) did not identify a specific need for
employment land to be allocated in the town, the Withernsea Renaissance Plan (2011) has
identified that there is demand for employment workspace. One employment allocation has
been identified, which will demonstrate support for businesses growth, and help to achieve the
regeneration objectives for Withernsea. Development in the town and surrounding area will
require the provision of additional primary school pupil capacity and sewage treatment capacity
improvements, as well as improvements to the capacity of the foul sewer network.

Figure 3U: Withernsea policies map
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4.0 Hambleton District
Introduction
4.1

Hambleton District sits within the broader non-metropolitan county of North Yorkshire
covering an area of approximately 506 square miles and is home to 91,100 people (or 0.7
people per hectare). This district was classified as being 98.2% rural according to the 2011 ONS
Rural-Urban Classification and includes the towns of Northallerton, Thirsk, Stokesley,
Easingwold and Bedale.

Figure 4A: Towns included in Stage 1A within Hambleton District
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4.2

4.3

Hambleton Local Plan sets out the vision for the settlements in the district. The vision states
that ‘Hambleton will be a vibrant rural district, with a strong and diverse local economy’. The
district will have made the most of the opportunities for economic growth with development
focused at strategic locations along the A1(M) and A19 growth corridor and will have
maximised the visitor economy potential offered through its unique location nestled between
two National Parks and the historic City of York. Housing will be of an amount, scale, quality,
size and type that reflects the changing needs of Hambleton’s communities and workforce. New
development will have reinforced the distinctive character of Hambleton’s settlements and
landscapes. Hambleton's natural and historic assets will be preserved and enhanced, providing
support for the health and wellbeing of its communities and the five market towns will provide
a strong retail offer, a good range of well-paid jobs and good access to leisure facilities.’

An overview of allocations and developments provided for the district shows the key areas of
development and their scale. The Local Plan sets out the housing allocations for each town and
its surrounding area. This document will outline the exact areas of developments within the
towns themselves. The surrounding and broader allocations are shown on the map below.

Figure 4B: Map of Hambleton District
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Bedale
Introduction
4.4

Bedale is a traditional Yorkshire market town since 1251 and provides services and facilities for
the town and its hinterland. Its Georgian heyday is reflected in the elegant buildings lining the
historic market square. Bedale (with Aiskew) has a wide range of businesses, retail uses,
schools, employment and medical services. 27

Figure 4C: Local Plan allocations
Location

Size (ha)

Homes

Land north east of Ashgrove 89 Bedale road Aiskew

3.27

85

Land north of St Gregory’s Church, Bedale

3.3

Car and coach park and
associated facilities

South of Lyngarth Farm, Bedale

Conservation area

2.2

60

Figure 4D: Bedale conservation area

27

Bedale, The Heart of North Yorkshire: www.bedale.org
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SWOT analysis
STRENGTHS
•
•
•
•
•
•
•
•
•

High quality built environment with many listed Georgian buildings and Grade 1 listed Bedale
Hall and Church.
Strong road connections, adjacent to A1.
Range of town centre attractions - Big Sheep Little Cow, Bedale Hall and Wensleydale Railway.
Unique attractions – Leech House and inland harbour.
High level of independent shops (78%).
Strong community spirit and many community led events and groups.
Weekly market run by Town Council.
Large employment area in neighbouring Leeming Bar industrial estate.
Free Wifi.

WEAKNESSES
•
•
•
•
•
•

Poor evening economy.
Higher than average vacancy rate.
‘Traditional’ high street and retailers that are not all adapting to changes in consumer
shopping habits.
Poor public transport links, limited bus services.
Small town centre (under 100 units) with a limited catchment area to sustain businesses and
services (Bedale and surrounding villages population circa 14k).
Aging population, underrepresentation of the 18-35 year old demographic.

OPPORTUNITIES
•
•
•
•

Opportunity to develop the market as the town doesn’t currently benefit from a farmers market
or food market.
Opportunity to maximise linkages between the town and relief road.
Build on the town’s offer of a good mix of attractions in particular the Wensleydale Railway.
Potential to reinstate a rail link to Northallerton.

THREATS
•
•

•

Complacency, Bedale is a good town however continual improvement is needed to continue the
success of the town into the future.
Long term impact of relief road. Potential for Bedale to lose visitors if it does not improve its
visibility from the relief road. Initial impact has been shown to be negligible but needs longer
term monitoring.
Only 6-8 miles from the proposed Scotch Corner Designer Outlet Village.
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Easingwold
Introduction
4.5

Easingwold is identified as a Market Town with a wide range of businesses, retail uses, schools,
employment and medical services. The town is in close proximity to the Howardian Hills and set
in the ancient Forest of Galtres. 28

Figure 4E: Local Plan allocations
Location

Size (ha)

Homes

Land north east of Easingwold Community Primary
School, Thirsk Road, Easingwold

6.31

125 homes and land for school
playing fields provision.

Land west of Shires Bridge Business Park,
Easingwold

2.55

Employment uses - B1b, B1c,
B2, B8

Conservation area

Figure 4F: Easingwold conservation area

28

Easingwold, A Wold Class Market Town in North Yorkshire: http://www.woldclass.co.uk/
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SWOT analysis
STRENGTHS
•
•
•
•
•
•
•
•
•

Small historic Georgian market town.
Located close to the A19 arterial route.
High proportion of unique independent shops (78%) and lower than average vacancy rate
(9%).
Popular weekly markets with a waiting list for traders.
Monthly Farmers Market.
Close proximity to York means it benefits from some of the visitor traffic to the city.
Thriving community with excellent community run facility in the Galtres Centre.
Numerous festivals and events held throughout the year.
Free parking and Wifi.

WEAKNESSES
•
•
•
•
•
•
•
•

Unregulated parking in the town centre leads to a clogged town centre – the Town Council is
seeking to introduce short stay parking in areas under their control.
Lack of developer interest in a petrol station in Easingwold, despite land being allocated for
one.
Small town centre (circa 50 units) serving low levels of population, circa 15k in town and
hinterland.
‘Traditional’ high street and retailers that are not all adapting to changes in consumer
shopping habits.
Poor public transport, no rail link.
Poor night time economy.
Aging population, underrepresentation of the 18-35 year old demographic.
A number of residential uses within the centre which leads to a lack of continuous retail
frontage which reduces the centre’s retail focus.

OPPORTUNITIES
•
•
•
•

Emerging business network provides a great opportunity for collaboration.
Opportunity to collaborate with larger attractions on the borders as well as other population
centres.
Opportunity to maximise linkages between the town and the A19 by-pass.
Potential to position the town as a quiet place to stay close by the attractions of York.

THREATS
•
•

Competition from York in terms of leisure and retail provision.
Sits with an area of restraint in planning terms which helps to restrict encroachment of
development from York but restricts housing and employment growth potential.
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Great Ayton
Introduction
4.6

Great Ayton is at the foot of the Cleveland Hills beneath Easby Moor and Roseberry Topping.
The River Leven, a tributary of the River Tees, flows through the village and links its two
picturesque village greens. The village has several Neolithic sites within the parish boundary
and historically the village's industries included linen making, tanning, brewing and mining.
Today the town attracts walkers thanks to its proximity to the North York Moors National
Park. 29

Figure 4G: Local Plan allocations
Location

Size (ha)

Homes

OS Field 5800 Skottowe Crescent Great Ayton

3.61

30

Conservation area

Figure 4H: Great Ayton conservation area

29

Welcome to Yorkshire: https://www.yorkshire.com/
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Northallerton
Introduction
4.7

4.8

Northallerton (with Romanby) is identified as a Market Town. The wide High Street is a
pleasant busy shopping centre, with many independent shops, cafes and pubs. There is a busy
market on Wednesday and Saturday with free WiFi. The town has a wide range of businesses,
retail uses, schools, employment and medical services.

There has been a settlement at Northallerton since Roman times. The surrounding area was
discovered to have large phosphorus reserves which brought industry to Northallerton. Lying
on the main route between Edinburgh and London it became an important stopping point
for coaches travelling the route, prior to the growth of the railways. Northallerton continues to
be a major retail centre for the local area, in addition to being the administrative centre for
Hambleton District, North Yorkshire County Council and several other associated public sector
organisations that base their headquarters in the town. 30

Figure 4I: Local Plan allocations
Location

Size (ha)

Homes

Land to the rear of Winton Road
and land to East of Lewis Road
and Turker Lane Bullamoor
Road, Northallerton

63

640 homes (840 gross)

Land east of Railway Tracks/ OS
Field 8529 Darlington Road,
Northallerton

8.74

Employment uses ('B' class)

The former Northallerton
Prison, East Road, Northallerton

1.46

Mixed-use; retail (A1), office (B1a), restaurants and
cafes (A3), pubs/bars A4) and a cinema (D2).

Land west of The Applegarth,
Northallerton

11.5

Open and green space, recreation

Land west of Northallerton
Road, Northallerton

7.8

Sports village

30

(includes 200 commitments) (24.2ha), education
(3ha), open space and green corridor (18.47ha min)

Welcome to Yorkshire: https://www.yorkshire.com/

61

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Figure 4J: Northallerton conservation area

SWOT analysis
STRENGTHS
•
•
•
•
•
•
•
•
•
•
•

County Town with mixed architecture but a strong attractive Georgian character remains.
The district’s principle service centre with the highest population compared to other towns in
the district (24,264).
Excellent transport links with A1, A19, and Northallerton Station and East Coast Mainline
Station.
Strong bi-weekly town centre markets operated by Hambleton District Council.
Pro-active business community (Northallerton Business Improvement District (BID), First
Monday).
Higher than average (41%) proportion of national retailers/multiples on High Street, a unique
distinction within the district.
High quality, longstanding independent businesses.
Lower than average vacancy rate (8.1%) in town centre and a consistent level of footfall bucking
the trend of decline in most areas.
Strong sense of town community, with many popular community groups such as ParkRun, the
Wombles and the Forum.
Poor early evening and night time economy.
1 hour free off street parking and free Wifi.
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•
•
•

Principle area for housing growth – North Northallerton allocation for 1,000 homes plus more
sites in the emerging local plan.
Industrial estates to the north of the town offer employment, very few vacant units.
Home to NYCC, HDC, NYP HQ, Fire Service HQ, Friarage Hospital.

WEAKNESSES
•

•
•
•
•
•
•
•
•

•
•
•

Visual appearance of the town centre could be improved - Northallerton’s public realm has lost
much of its traditional materials and maintenance/repair of the public realm has resulted in
areas of poor quality.
High house prices and higher than average property price to earnings ratio (9.5) and limited
availability of affordable housing, particularly for younger people.
Lack of visitor attractions other than the retail core of the town.
Whilst the weekly markets are successful, they have still seen a decrease in footfall in recent
years.
Traffic congestion caused by a complex series of junctions along Friarage Street exacerbated by
peaks of traffic associated with Low Gates level crossing.
Linear high street limits the paths visitors take around the town.
‘Traditional’ high street and retailers that are not all adapting to changes in consumer shopping
habits.
Aging population, underrepresentation of the 18-35 year old demographic.
Limited FE and no HE provision in the town or district, young people and businesses forced to
leave town to access higher level skills development. Often young people leaving for education
often don’t return exacerbating the demographic issue.
Heavy reliance on public sector for employment.
Lack of flexibility in parking – no ability to extend stays.
Car-dominated High Street.

OPPORTUNITIES
•
•
•
•

•
•
•
•
•

Treadmills development represents an opportunity to strengthen the night time economy with
an improve leisure offer.
Treadmills also represents an opportunity to diversify the local economy and add high value
employment to the town through the creation of a digital hub.
Potential to extend the markets into the evening to capture a new audience i.e. people at work
during the current core hours of the market.
New housing developments attracting new residents into Northallerton which needs to be
capitalised on to improve the vibrancy of the town. Creating high environmental quality green
links to the town centre from the residential areas will help to promote leisurely, foot and cycle
based, trips into the centre.
Opportunity to improve shop fronts (subject of HSHAZ project).
Opportunity to develop empty spaces above and behind shops to provide starter
accommodation and bring back town centre living. (subject of HSHAZ and FHSF projects)
Development of a town park in the area of Willow Beck/The Applegarth.
Land assembly projects in the North East of the town centre offer opportunities to improve a
key gateway to the town
Develop a new station for Wensleydale Railway at the old Arla dairy site - close to the existing
east coast main line station.
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THREATS
•
•

•

•

Complacency, Northallerton is a strong town; however continual improvements are needed to
continue the success of the town into the future.
Proliferation of out of town retail parks in neighbouring towns and nearby locations, for
example Teesside Park and Scotch Corner Designer Village may damage footfall to the high
street.
High levels of employment within one sector e.g. public sector, could lead to dependency, and
has been problematic during the period of austerity, a future recession or financial crisis could
lead to significant loss within the town.
Reliance on key town centre businesses as a draw leaves the town vulnerable should they ever
decide to leave or close.

Stokesley
Introduction
4.9

Stokesley is an elegant market town, peppered with impressive Georgian and Victorian
buildings and known as a gateway to the North York Moors. The town features a wide range of
businesses, retail uses and employment, schools and medical services. The town is very scenic
for walkers with views of Roseberry Topping and the North York Moors. 31

Figure 4K: Local Plan allocations
Location

Size (ha)

Homes

OS Fields 0004, 1200, 1595, 7272, 8600 The
Stripe, Stokesley

8.97

105 homes (205 gross)

Land off Mount Pleasant Way/East of Stokesley
Business Park, Great Broughton

4.93

Employment uses - B1, B2, B8

Land northwest of Creyke Nest Farm, Stokesley/
Broughton Bridge Farm, Great Broughton

31

4.57

includes 100 commitments and
open space

Employment uses - B1b, B1c,
B2, B8

Welcome to Yorkshire: https://www.yorkshire.com/
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Conservation area
Figure 4L: Stokesley conservation area

SWOT analysis
STRENGTHS
•
•
•
•
•
•
•
•
•

Stokesley is picturesque historic market town with a good selection and high level (71%) of
independent shops.
Lower than average vacancy rate at 10.5% and stable footfall levels.
The town hosts the successful Stokesley Food Week and Stokesley's nationally recognised
Farmers Market.
Very popular Stokesley Show and Stokesley Fair in September.
Stokesley has strong road links, the town being just 10 miles outside of Middlesbrough.
Popular commuter town with an affluent catchment area.
Stokesley has a strong business network "Thirsty Thursday".
Volunteer-led community groups such as 'Stokesley Pride in our Town' and Stokesley Litter
Pickers are committed to improving the appearance of the town.
Well populated industrial estate offering a range of employment.
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WEAKNESSES
•
•
•
•
•
•
•
•
•
•

There is a need for more serviced accommodation.
High housing prices.
Town centre parking congestion on most days caused by limited car parking provision,
significantly worse on market days.
‘Traditional’ high street and retailers that are not all adapting to changes in consumer shopping
habits.
Variable and relatively low levels of digital engagement.
Stokesley is not connected to the rail network.
Weak retail business network.
Poor provision of bus services, particularly to/from the local villages and Northallerton.
Is an area of planning restraint, limiting encroachment from neighbouring urban areas but
limiting housing and employment growth.
The centre contains some comparison and convenience uses to serve the localised catchment
areas day to day retail needs. However for larger national multiples and a wider comparison
selection those living in the area have to travel to a larger centre.

OPPORTUNITIES
•
•
•
•
•
•

Opportunities exist to work with Great Ayton to combine their complimentary offers.
Opportunities to develop and grow Stokesley’s already strong events programme to maximise
the number of visitors to the town.
The building of the Endeavour cycleway linking Stokesley with national rail and cycle networks
presents an opportunity to promote Stokesley as a centre for leisure cycling.
Expanding and growing the vibrancy of the general market offer in Stokesley.
Opportunity to collaborate with larger attractions on the borders as well as other population
centres.
New uses for the closed bank premises.

THREATS
•
•

•
•
•
•
•

High Street businesses face competition for footfall from out of town retail premise at the
Stokesley Business Park and Teesside Park and from attractions and retail outlets in Teesside.
National pressures - High Street bank closures, competition from online shopping and the
impact of charity shops on High Street vibrancy pose a threat to Stokesley’s retail and visitor
offer.
Current housing developments will worsen town centre congestion given limited car parking
provision.
Loss of further physical assets following the closure of three banks.
Continuing decline in the condition of the High Street cobbles.
Failure to protect the built heritage by appropriate planning enforcement.
Negative impacts of 20% increase in housing in next few years from current developments.
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Thirsk
Introduction
4.10

The epitome of a rural market town, Thirsk’s medieval cobbled market square, original frontage
shops and historic coaching inns have an enduring charm. The town lies in the Vale of Mowbray,
24 miles (39 km) north of York. Thirsk/ Sowerby is identified as a market. The town has a wide
range of businesses, retail uses, schools, employment and medical services. 32

Figure 4M: Local Plan allocations
Location

Size (ha)

Homes

Land Rear Of 41, 69, 71, 67A and 69
Station Road Thirsk

4.16

110

Land north of Milburn Lane,
Sowerby

11.6

Employment

Land west of Back Lane, Sowerby

Phase 2 of the Sowerby Sports
Village

32

1.75

11 allocation; 7.6
safeguarded

50

Sowerby Gateway - Sports
village and educational site

Welcome to Yorkshire: https://www.yorkshire.com/
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Conservation area
Figure: 4N: Thirsk conservation area
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SWOT analysis
STRENGTHS
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Picturesque historic market town.
Good selection and proportion of independent shops (70%).
Lower than average vacancy rates in town centre (9%).
Great transport links A1, A19, Thirsk Station (East Coast Mainline).
Twice weekly local markets operated by Hambleton District Council.
Award winning Tourist Information Centre (TIC).
Good car and coach parking.
Well established base of cultural businesses and museum.
Nationally recognised museum, The World of James Herriot attracts film crews and
international attention to Thirsk.
Home to Thirsk Racecourse.
Active Thirsk and District Business Association.
Strong community spirit.
Home to districts second largest housing development at Sowerby Gateway.
Large employment areas at Thirsk Industrial Estate and Dalton Industrial Estate with further
employment land coming on stream at Sowerby Gateway.

WEAKNESSES
•
•
•
•
•
•
•

Market patronage has been sporadic in recent years.
Lack of cohesion between local businesses.
Public realm maintenance could be improved.
‘Traditional’ high street and retailers that are not all adapting to changes in consumer
shopping habits.
Lacks larger multiple retailers and therefore cannot cater for all of the catchment areas retail
requirements.
Lack of flexibility in parking – no ability to extend stays.
Car-dominated market place.

OPPORTUNITIES
•

•
•
•
•

Expanding, developing and growing the markets offer. Opportunity to revitalise the markets by
making fundamental changes to times and location to make them more accessible to a wider
audience with the aim to draw in more visitors and residents.
Opportunity to work with The Herriot Country Tourism Group to support the promotion of the
area for the benefit of the market towns.
Support the continued development of the Thirsk and District Business Association.
Support and expand the programme of festivals and events such as Thirsk and Sowerby
Festival.
Opportunity to collaborate with larger attractions on the borders as well as other population
centres.
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THREATS
•
•
•
•
•
•

Like most towns Thirsk needs to ensure it is constantly improving its offer for both visitors and
residents.
Increased weekend activity at Thirsk Racecourse may threaten custom in the town centre.
Proliferation of large supermarkets and out of town attractions and changing consumer habits.
Succession planning for family businesses and volunteer run attractions.
Leakage to other town centres.
Increasing interest in budget hotel bed spaces may threaten the independent operators in the
serviced accommodation sector.
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5.0 Harrogate Borough
Introduction
5.1

The Borough of Harrogate sits within the broader non-metropolitan county of North Yorkshire
covering an area of approximately 505 square miles and is home to 160,500 people (or 1.2
people per hectare). This borough was classified as being 94.7% rural according to the 2011
ONS Rural-Urban Classification. Harrogate is a Victorian spa town and rural district that
contains the medieval city of Ripon, a designated Area of Outstanding Natural Beauty and four
charming but very different market towns; Boroughbridge, Knaresborough, Masham and
Pateley Bridge.

Figure 5A: Towns included in Stage 1A within Harrogate Borough
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5.2

This section will review all six of the settlements within the Harrogate Borough. The Local Plan
will help to identify the vision for each town and highlight the employment and housing
allocations as well as conservation areas within each town. Once we have identified the plans
for the towns within the overarching local plan we will be able to make an informed decision
about which towns will be considered to be taken through to part 1b of the project. This
decision will be based on the current position of the town and its main purpose for its residents
and visitors.

Conservation areas

5.3

The borough contains 53 Conservation Areas, 2,268 Listed Buildings, 12 Historic Parks and
Gardens, 3 Registered Historic Battlefields and 169 Scheduled Ancient Monuments, as well as
numerous non-designated heritage assets.

Boroughbridge
Introduction
5.4

Boroughbridge is a small town and civil parish in the Harrogate Borough of North Yorkshire.
Historically part of the West Riding of Yorkshire, it is situated approximately 16 miles north-west
from the county town of York. Until its road bypass was built, the town lay on the main A1
road from London to Edinburgh. The A1 crosses the River Ure here. The civil parish includes the
villages of Aldborough and Minskip.

Figure 5B: Map of Boroughbridge
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Local Plan vision
5.5

The Local Plan states that the vision for Pateley Bridge, Masham and Boroughbridge is to
continue to act as local service centres.

SWOT analysis
STRENGTHS
•
•
•

•

•

•

33

Attractive market town with good access to the A1.

The centre’s property offer comprises older, smaller, well-maintained units.

There is a good variety of different retailers and services including two butchers, a bakers,
grocers, delicatessen, newsagents and an off-licence. The centre’s comparison retail offer
includes an electrical appliances store, several gift/homeware shops, a florist and a small
number of shops selling clothing (mainly high end ladieswear). Service uses include banks
(HSBC and Barclays have branches), a post office, estate agents, hairdressers, hot food
takeaways, and several cafes, restaurants and pubs.

Experian GOAD data for Boroughbridge dated November 2011 indicates that 40 per cent of
units in the town centre were comparison retail outlets and that 9 per cent were convenience
outlets. These figures are in line with national averages. The proportion of service uses at 44 per
cent is above the UK average of 36 per cent, mainly due to above average representation of
banks and estate agents in the town centre.

The vacancy rate within the centre is very low (GOAD reported 3.75 per cent in 2011). The
physical environment of the centre was generally good with attractive and clean public spaces.
Boroughbridge has a pleasant environment and this is reflected in the number and range of
quality, independent operators within the town centre and its low vacancy rate. 33

2014 Harrogate Borough Retail Study
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Local Plan allocations
Figure 5C: Local Plan allocations
Boroughbridge Allocations
Site Ref
Site Name
B2
Land West of Leeming Lane,
Langthorpe
B4
Land North of Aldborough Gate,
Boroughbridge
B10
Old Hall Caravan Park, Langthorpe
B11
Land at the Bungalow,
Boroughbridge
B12
Land at Stump Cross,
Boroughbridge
B18
Old Poultry Farm, Leeming Lane,
Langthorpe
B21
Land at Aldborough Gate,
Boroughbridge

Existing Use
Agricultural

Proposed Use
Housing

Potential Yield
52

Caravan Park
Employment

Housing
Housing

67
10

Agricultural

Agricultural
Agricultural
Agricultural

Housing

Housing
Housing
Housing

171

397
38

178

Conservation area

Figure 5D: Boroughbridge conservation area
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Harrogate
Introduction
5.6

Harrogate is a town in North Yorkshire, England, east of the Yorkshire Dales National Park. Its
heritage as a fashionable spa resort continues in the Montpellier Quarter with the Royal Pump
Room Museum, documenting the importance of local mineral springs. Harrogate is the principal
town centre within the borough and is by far its largest with a comprehensive range of retail,
leisure and service facilities.

Figure 5E: Map of Harrogate

Local Plan vision
5.7

By 2025 Harrogate Town Centre will be a leading UK destination for culture, shopping, leisure
and business tourism. The unique qualities of the town centre will be enhanced to provide a
distinctive visitor offer that differentiates Harrogate from its regional and national competitors.
This distinctiveness will be characterised by an exceptional town centre environment, the key
components of which will be:
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•
•
•
•
5.8

Public realm of an outstanding quality.
A special blend of retail, leisure and cultural uses.
Unique facilities for conferences and events; and
Integrated and sustainable transport infrastructure.

The realisation of this vision will ensure that important economic benefits are delivered for
local residents and businesses, and that opportunities for the sustainable development of the
town centre are fully exploited.

Local Plan allocations

Figure 5F: Local Plan allocations
Harrogate Allocations
Site Ref

Site Name

Existing Use

Proposed Use

Potential Yield

H2

Land North of Knox Lane, Harrogate

Agricultural

Housing

52

H6

BT Training Centre, St. George’s
Drive, Harrogate

Agricultural

Housing

88

H3
H17
H18
H21
H22
H23
H36
H46
H48
H49
H56
H65
H69
H70

Land at Kingsley Road

Heath Lodge Care Home, Harrogate

Greenfield Court, 42 Wetherby Road,
Harrogate
Land at Kingsley Drive, Harrogate
Land at Granby Farm, Harrogate
Land North of Kingsley Farm,
Harrogate

Former Police Training Centre, Yew
Tree Lane, Harrogate
Land at Otley Road, Harrogate

Land adjacent to Kingsley Farm,
Harrogate
Windmill Farm, Otley Road,
Harrogate

Land to the North of Cow Dyke
Farm, Harrogate
Harlow Nurseries, Harrogate
Land to the East of Knox Hill,
Harrogate
Land East of Whinney Lane,
Harrogate

Agricultural
Care Home
Care Home

Agricultural
Agricultural
Agricultural

Employment
Agricultural
Agricultural
Agricultural
Agricultural
Agricultural
Agricultural
Agricultural

Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing
Housing

91
11
25

173 (across both
H48 AND H21)
90

140
163
125

173 (across both
H48 AND H21)
776
139
40
73

230
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SWOT analysis
STRENGTHS
•

•

•

•

•

•

The retail study concluded that Harrogate Town Centre is in good health. It is performing well for a
centre of its size and is more than holding its own against competing centres and destinations. The
town centre appears to have outperformed its key competitors in national retail rankings in which
it has significantly improved its position in recent years, despite the recession.

Harrogate’s key strength to be the quality and diversity of its comparison retail offer with excellent
representation from high end national retailers and independent operators. Premium retailers such
as Hobbs and Molton Brown are found on James Street whilst independent operators cluster around
Montpellier Hill and Commercial Street. The good performance of these sub-sectors is reflected in
current retailer requirements for the town and its low vacancy rate.
There is good representation from national multiples within the pedestrianised core of the town
centre and the Victoria Shopping Centre, including River Island, Primark, Marks and Spencer and
H&M. There were no clear quantitative and qualitative deficiencies found in the town centre’s
existing comparison retail offer.

The convenience retail offer of the town centre is also good with Asda and Waitrose foodstores
located on the edges of the centre and providing opportunities for linked shopping trips with the
rest of the town centre. There is a good selection of bakers, confectioners, grocers and delicatessens
that provide a distinctive and bespoke offer for residents and visitors.

The strength of the comparison retail sector is complemented by a strong services offer, particularly
in the important food and drink sub-sector. Harrogate is well served by a range of restaurants,
cafes, pubs and bars that reflect the general vitality of the town centre and the success of its visitor
economy.
Harrogate’s town centre environment is generally very attractive with imposing Victorian
architecture and well maintained buildings and public spaces.

OPPORTUNITIES
•
•

Improved transport facilities may be key to the future growth of the town centre.

The priority for Harrogate Town Centre should be to consolidate its existing strengths and to
ensure that it can continue to grow despite its physical constraints.

THREATS
•
•

34

There may be scope for additional pedestrianisation and works to improve the public realm in
peripheral locations.

The town centre’s success does result in some congestion and associated issues with car parking
which appears to be operating at, or very close to, capacity. 34

2014 Harrogate Borough Retail Study
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Conservation area
Figure 5G: Harrogate conservation area

Knaresborough
Introduction
5.9

Knaresborough is a market and spa town and civil parish in the Borough of Harrogate, North
Yorkshire, on the River Nidd 4 miles east of Harrogate. Knaresborough Town Centre is the third
largest centre within the borough and is a historic market town located in close proximity to
Harrogate. The origins of this market town combine ancient walkways, cobbled alleys and
secret passageways. Knaresborough has carved out a real character for itself with a Tudor
prophetess, once royal castle, magnificent viaduct and breathtaking countryside views.
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Figure 5H: Map of Knaresborough

Local Plan vision
5.10

The Local Plan vision is to protect and enhance the roles of Harrogate, Knaresborough and
Ripon as places providing a wider range of homes, jobs, shops, services and facilities.
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Figure 5I: Local Plan allocations
Knaresborough Allocations
Site Ref

Site Name

Existing Use

Proposed Use

Potential Yield

K21

Land South of Bar Lane and
East of Boroughbridge Road,
Knaresborough

Agricultural

Housing

78

Land at Orchard Close,
Knaresborough

Land South of Bar Lane and
East of Boroughbridge Road,
Knaresborough

Agricultural
Agricultural

Housing

74

Land at Halfpenny Lane and
South of Water Lane,
Knaresborough

Agricultural

Housing

148

Land at Boroughbridge Road

Agricultural
Agricultural

Housing

402

K22
K23
K24
K25
K37

Land at Highfield Farm,
Knaresborough

Housing

Housing

18

146

SWOT analysis
STRENGTHS
•

•

•

•

Knaresborough is served by the St James Retail Park which is an out-of-centre shopping destination
and the largest retail park within the borough.

Experian GOAD data from September 2012 shows that there are approximately 182 units within the
town centre. Convenience retail outlets comprise 8.8 per cent of these units which is in-line with the
UK national average, although in terms of town centre floorspace these outlets account for only 9
per cent compared to a national average of 17.7 per cent. The town centre is served by a Sainsbury’s
Local and Tesco Express, both located on High Street, a Fultons frozen food store and a number of
independent butchers and bakers.
The proportion of service uses within the town centre is above the national average and
Knaresborough appears to be well served by banks, travel agents and estate agents, including
Barclays, HSBC, Nat West, Yorkshire Bank, Thomas Cook and Bridgfords.

Uses within the important food and drink sub-category far exceed the national average, accounting
for 22 per cent of units within the town centre compared to a UK average of 16.4 per cent (in terms
of floorspace the difference is more striking with 28.8 per cent of floorspace in food and drink use
compared to a national average of 11.7 per cent).
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•

•
•
•

•

GOAD data indicates that Knaresborough Town Centre has a vacancy rate of 9.3 per cent which is
below the national average. The Council’s own monitoring data compiled in March 2013 indicated a
slightly lower vacancy rate of 8.7 per cent.
Knaresborough Castle and the River Nidd are located in close proximity to the town centre.
Street furniture appears to be adequate and in a good condition.

The town centre appeared to have good accessibility with a small bus station at the junction of High
Street and Silver Street.
Town centre car parking seemed plentiful and is reasonably priced.

CHALLENGES
•

•

•

•

Knaresborough is currently placed in 1452nd position in the Javelin Venuescore index which
represents a decline from 1354th in 2011 and 1290th in 2006. Fluctuations at the lower end of the
index are less significant as many smaller centres achieve similar scores. However, the data does
suggest that Knaresborough’s position has declined relative to other centres and that it has suffered
from a loss of key retailer representation.
Unlike Harrogate and Ripon there are no larger food stores within or on the edges of the town
centre. Indeed, aside from modestly sized Lidl on York Road and the Co-operative on Chain Lane,
there are no out of-centre supermarkets or superstores in the town and this is deemed to be a
qualitative deficiency.

Comparison retail outlets account for 35.2 per cent of all town centre units which is below the UK
average of 41.2 per cent. Knaresborough is under-represented in terms of all clothing and footwear
sub-categories but has above average representation in the furniture, gift and homeware subcategories.

There are only a handful of national multiple comparison retailers within the town centre and these
include Boots, M&Co, Superdrug and Lloyds Pharmacy. There are, however, a number of good
quality independent operators throughout the centre.

WEAKNESSES
•
•

35

Traffic on the A59 does cause some air and noise pollution to High Street.

Despite the town centre’s relatively low vacancy rate the town is considered to be underperforming and vulnerable to further erosion of its offer as a result of competition from Harrogate
Town Centre, out-of-centre stores and other destinations. 35

2014 Harrogate Borough Retail Study
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Conservation area
Figure 5J: Knaresborough conservation area

Masham
Introduction
5.11

Masham is a very attractive, small market town to the north of the borough with town centre
commercial activity concentrated on Park Street, Church Street and around the Market Place.
Located in the region of Lower Wensleydale, Masham (pronounced 'Massam') it is well known
for its family-run breweries, steam engines and annual sheep fair.
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Figure 5K: Map of Masham

Local Plan vision
5.13

The Local Plan states that the vision for Pateley Bridge, Masham and Boroughbridge is to
continue to act as local service centres.

Figure 5L: Local Plan allocations
Masham Allocations
Site Ref

Site Name

Existing Use

Proposed Use

Potential Yield

M8

Land North of Swinton Road,
Masham

Agricultural

Housing

49

M13

Land at Thorpe Road (smaller
site), Masham

Agricultural

Housing

80
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SWOT analysis
STRENGTHS
•

•

•
•

•

Within the town centre the convenience retail offer includes two butchers, a greengrocers, and a
delicatessen. The comparison offer includes an antiques shop, an art gallery, a pharmacy a
confectioners, and homeware and gift shops. Services include the Barclays bank, a hot food
takeaway, a café and a number of pubs.
At the time of the study there were only two vacant vacant units, the aforementioned former Cooperative foodstore and HSBC bank on Park Street.
Parking within the centre is on-street or within the large Market Place.

The public realm is in good condition and traditional architecture adds historic interest to the town
centre.
Masham adequately meets the needs of locals and visitors. 36

OPPORTUNITIES
•

36

The town centre is quite elongated and may benefit from some consolidation around the Market
Place but this might be constrained by the interspersed residential properties and the historic
nature of the built environment.

2014 Harrogate Borough Retail Study
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Conservation area
Figure 5M: Masham conservation area

Pateley Bridge
Introduction
5.14

Pateley Bridge is a small market town in Nidderdale in the Borough of Harrogate, North
Yorkshire. Historically part of the West Riding of Yorkshire, it lies on the River Nidd and is an
Area of Outstanding Natural Beauty. The town is home to the oldest sweet shop in England.
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Figure 5N: Map of Pateley Bridge

Local Plan vision
5.15

The Local Plan states that the vision for Pateley Bridge, Masham and Boroughbridge is to
continue to act as local service centres.

SWOT analysis
STRENGTHS
•
•

•

The centre meets retail and service needs at a local level but also caters for tourists to Nidderdale.
No Experian GOAD data is available for Pateley Bridge but other shops selling convenience goods
include a butcher, a baker, a grocer and a newsagent. The comparison retail offer includes two
antiques shops, a country clothing shop, a dress shop, gift shop, sweet shop, two art galleries, a
hardware store, pharmacy and a pet shop. Services include a Barclays bank, a post office, and a
number of teashops, restaurants and pubs. There is also a Tourist Information Centre on the High
Street.

A short-stay car park with low parking charges is conveniently located to the south of High Street.
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•

It was concluded that Pateley Bridge was performing well as a small rural service centre meeting
the needs of local residents and tourists with good quality shops and services.

CHALLENGES
•

Public transport services are available but are limited, which is to be expected given Pateley
Bridge’s rural location. 37

Local Plan allocations

Figure 5O: Local Plan allocations
Pateley Bridge Allocations
Site Ref Site Name
P1
Land South of Ashfield Court
(smaller site), Pateley Bridge
P5
Grassfield Court, Pateley
Bridge
P7
Former Highways Depot,
Pateley Bridge
P10
Grassfield House, Pateley
Bridge

37

Existing Use
Agricultural

Proposed Use
Housing

Potential Yield
78

Employment

Housing

13

Residential
Residential

Housing
Housing

78
78

2014 Harrogate Borough Retail Study
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Figure 5P: Pateley Bridge conservation area

Ripon
Introduction
5.16

Ripon is a cathedral city in the Borough of Harrogate, North Yorkshire. Ripon City Centre is the
second largest centre within the borough but is much smaller than Harrogate. This attractive
city has good access to the A1(M) and a compact centre that serves the retail and service needs
of local residents and visitors. It is located at the confluence of two tributaries of the River Ure,
the Laver and Skell. The city is noted for its main feature, Ripon Cathedral, which is
architecturally significant, as well as the Ripon Racecourse and other features such as its
market.
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Figure 5Q: Map of Ripon

Local Plan vision
5.17
5.18

•
•

•
•

By 2030 the city of Ripon will be the acknowledged centre of the predominately rural area of
western North Yorkshire between the A1 and the Yorkshire Dales National Park north of the
Harrogate and Knaresborough urban area and south of Richmondshire and Bedale.

The vison for Ripon is to be:

A meeting place of choice for culture, leisure and tourism for residents and visitors.

A centre for financial and commercial services, well connected to high quality digital
communications for business and home-working.
Providing services and skills to the agri-economy and industry.

A convenient, accessible and attractive place for all to live including families, the long-distance
commuter, retirees, the elderly and native Riponians.
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•

•
5.19

5.20

5.21

Offering a predominately local, independent and specialist shopping experience including
weekly markets and a choice of significant supermarket shopping.
A place that facilitates healthy living and life-long learning.

The city centre’s Georgian, Victorian and medieval townscape and historic street pattern will be
conserved with the Cathedral Precinct and the Market Place, Spa and Northern Quarters
integrated for the enjoyment of residents and visitors alike. New development will balance the
desire to retain local distinctiveness whilst displaying the best of contemporary architectural
innovation. The city will be known as a place to visit for excellent public art.

The city’s attractive countryside setting, including its waterways, the Studley Royal and
Fountains Abbey World Heritage Site and neighbouring villages, will be protected and enhanced
to maintain its distinctiveness. Ripon itself will be seen as a city of urban villages. These will
guide the character of development and be reflected in the inevitable changes that arise from
the city’s growth and changing role.

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.
Comprehensive facilities for active recreation will add to Ripon’s attractiveness as a place to live
and work.

Local Plan allocations

Figure 5R: Local Plan allocations
Ripon Allocations
Site Ref

Site Name

Existing Use

Proposed Use

Potential Yield

R1

Land adjacent to 63 Bondgate,
Ripon

Employment

Housing

10

R6

Land at Springfield Close Farm,
Ripon

Agricultural

Housing

20

R5
R8

R23
R24
R27

Land North of King’s Mead, Ripon
Land at West Lane, Ripon

Former Ripon Cathedral Choir
School
Deverell Barracks, Ripon

Laver Banks, Clotherholme Road,
Ripon

Agricultural
Agricultural
School

Employment
Employment

Housing
Housing
Housing
Housing
Housing

53
390
117
196
63
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SWOT analysis
STRENGTHS
•

•

•

•

•

•

•

•

•

Javelin’s Venuescore index shows that Ripon City Centre was placed in 633rd position in 2006
but subsequently improved to 541st place in 2011 before falling back slightly to 573rd in 2013.
Ripon’s ranking indicates that is has maintained and improved its position over the past 7-8
years. The town centre will have been assisted by the opening of Booths town centre foodstore
and other large floorplate comparison units that were constructed as part of this development.

Experian GOAD survey data for Ripon was published in October 2013. It showed that the centre
contained a total of 224 units of which 8 per cent were convenience goods outlets, roughly in line
with the UK average of 8.8 per cent.
The city centre has good representation in the grocery and frozen food subcategories, with
Booths and Sainsbury’s foodstores both located within the centre. It also has above average
representation of butchers and off-licences though no dedicated greengrocers, fishmongers or
newsagents (all these facilities are available within other stores such as Sainsbury’s and WH
Smith).
The centre has above average representation in terms of booksellers, gift shops, florists and
charity shops.

In terms of service uses, the GOAD data indicate that Ripon has above average representation
with 43.3 per cent of units in service use compared to the UK average of 36.4 per cent.

The centre is well served in all sub-categories, including ‘restaurants, cafes, coffee bars’ which is
encouraging and may reflect the popularity of Ripon as a tourist destination.

Experian GOAD data indicates that Ripon had a vacancy rate of 9.4 per cent, which compares to
the UK average of 12.6 per cent. The city centre was therefore performing reasonably well in this
respect and although there are vacant units throughout the centre there are no particular
concentrations of vacant property.
The city centre contains some attractive architecture and public spaces are well maintained. The
Market Place and Cathedral provide attractive focal points, with the latter enhanced by the
undulating form of the landscape.

Although there is only limited pedestrianisation within the city centre, key roads tend not to
carry heavy volumes of traffic and so there are no immeidate issues with congestion or
associated pollution. City centre parking facilities are provided in the Market Place, at Booths and
at Victoria Grove/Sainsbury’s (where there is also a coach park). These facilities appear to be
adequate and provide good access into the centre.
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CHALLENGES
•

•

•

The proportion of comparison goods outlets in the city centre is 38.4 per cent, which is below the
national average of 41.2 per cent. Ripon is under-represented in most clothing and footwear
categories, as well as the furniture, DIY, electrical goods, jewellery, sports and toy sub-categories.
Ripon is weak in its representation of national fashion retailers but does contain a number of
independent clothing and footwear stores.
The priority for Ripon should therefore be to strengthen the range and diversity of its
comparison retail offer. 38

Conservation areas
Figure 5S: Ripon conservation areas

Source: Harrogate Borough Council, 2019

38

2014 Harrogate Borough Retail Study
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6.0 Richmondshire District
Introduction
6.1

Richmondshire District sits within the broader non-metropolitan county of North Yorkshire
covering an area of approximately 509 square miles and is home to 53,200 people (or 0.4 people
per hectare). This district was classified as being 98.6% rural according to the 2011 ONS RuralUrban Classification and includes the towns of Catterick Garrison, Richmond, Leyburn, Hawes and
Middleham.

Figure 6A: Towns included in Stage 1A within Richmondshire District
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Richmond and Catterick Garrison
Introduction
6.2

Richmond is a market town and civil parish in North Yorkshire and the administrative centre of
the district of Richmondshire. It is situated on the edge of the Yorkshire Dales National Park and
is one of parks tourist centres. The Catterick Garrison main site has grown within the parishes
of Hipswell, Scotton and Colburn since it was established in 1915, while Marne is at Catterick
Village by the A1.

Map of surrounding area

Figure 5B: Strategic Development Growth Area – Richmond and Catterick Garrison

Richmondshire Core Strategy, 2014
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Local Plan vision
6.3

Development and provision of services will be concentrated in locations which reflect a defined
sustainable settlement hierarchy. Principal towns are the main local focus for housing and
employment. Richmond and Catterick Garrison are the largest settlements with the most
facilities. Richmond and Catterick Garrison are closely related in terms of location, service
provision and impact of development in one on the other. Their future is considered in these
terms and achieving their complementary development is a key local objective for the Core
Strategy. Development in Richmond and Catterick Garrison will promote their complementary
roles and provision of facilities. It will recognise their close relationship in terms of provision of
services and impact of development in one another. The balance of physical development will be
concentrated in Catterick Garrison rather than in Richmond because of the limited physical
scope for expansion. The strategy for Central Richmondshire is focused on the important and
related roles of Richmond and Catterick Garrison and the balance to be struck between
accommodating the growth that provides for the improvement in quality of life for the district
and protection of its historical and natural assets.

Central Richmondshire Spatial Strategy
6.4

Support will be given for:

1. Development which strengthens and sustains Richmond within its significant environmental
and infrastructure constraints:

a. Sympathetic town centre development of commercial, retail, cultural, leisure and
tourism uses at an appropriate scale, form and location.
b. Small scale, high quality, new housing development in sustainable locations.
c. Employment development at Gallowfields Trading Estate.
d. The development of sustainable and accessible brownfield sites within the town will be
encouraged in preference to edge of settlement sites.
e. Development will not be allowed where infrastructure constraints cannot be
satisfactorily addressed by the proposed development including highways and drainage
in Richmond.

2. Development which supports the strategic growth of Catterick Garrison ad helps to create a
diverse and cohesive town of urban villages set within a strong green infrastructure setting:

a. Town centre development, including the provision of major comparison goods retailing
which:

i. Protects and enhances the vitality and viability of the Catterick Garrison town
centre and its Principal Town role.
ii. Enables the provision of services and facilities which can be shared with
Richmond.
iii. Provides the required transportation infrastructure and improves sustainable
transport connections with neighbouring communities and between two centres
of Richmond and Catterick Garrison.
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b. High quality new housing and employment development which is well related to
strategic direction of growth.

Local Plan allocations
Housing allocations
6.5

The Council, housing providers and service providers will together seek to achieve the
completion of 180 homes per year for general needs over the whole plan area to 2028. The
additional dwellings will be distributed between the sub areas and settlement hierarchy.

Figure 5C: Scale and distribution of housing up to 2028

Catterick Garrison Development Area

Source: Richmondshire Core Strategy, 2014

Up to 1,400 military housing, plus 2,400 general dwellings
Employment land = 20 hectares
6.6

Overall strategy for Hipswell, Scotton and Colburn area is one that promotes the development of
the town centre first. Hipswell option provides the most sustainable option in terms of access to
local facilities both in the town centre and those at White Shops. It provides a wide range of
sustainable transport choices and would have minimal impact on settlement character and
surrounding landscape. There are a number of opportunities to provide general housing,
employment and retail development including the expansion of the town centre. The option
could deliver up to three military units. This area could deliver around 1,300 dwellings at
around 30 dwellings per hectare over the plan period. The area south of Colburn could also
provide a significant proportion of growth. This area is right next to the employment
development meaning it could provide a comprehensive mixed used scheme encouraging
sustainable travel and work patterns. The Ministry of Defence (MOD) owns one third of the area
meaning that this option is likely to come forward in the medium to long term.
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Richmond Development Area
Housing = 200 dwellings
Employment land = 3 hectares
6.7

In the case of Richmond the analysis to date indicated that due to infrastructure and
environmental constraints, it is not possible to identify an acceptable strategic direction of
growth for the town. The scale of development needs to be restricted to the level which can be
accommodated within the existing built up area – through redevelopment and small scale
extensions around the edge. The town, together with some small sites on the edge of
Richmond’s built up area, should be able to achieve the low level of development anticipated by
the Core Strategy. Richmond’s needs are to be largely met by strategic growth at Catterick
Garrison.

Town centre health check and survey
Richmond
6.8

Richmond Town Centre contains 155 street level retail and service units. Primary shopping
frontages containing the highest proportion of retail uses within the town centre are focused
around the Market Place, Finkle Street and the eastern part of King Street. The town centre
contains a total of 92 retail uses, equating to 59% of the total number of units in Richmond
Town Centre. The number of convenience retail units equates to 11% of the total number of
units, which is above the national average of 8.8%. There is no large supermarket within the
town centre but Lidl is located on the edge of the centre. 37% of the total number of units are
comparison retail units with most of this provision remaining small independent retailers.
Service uses make up approximately 54% of the total number of retail and service units in the
town centre, reflecting Richmond’s market town role. The vacancy rate in Richmond Town
Centre is significantly below the UK average of 11.2% at just 4.4%.

Catterick Garrison
6.9

39

Catterick Garrison Town Centre contains 72 ground floor retail and service units. The town
centre contains 38 retail uses, equating to 53% of the total number of units in the town centre.
The number of convenience units equate to 9.7% and the main convenience provision in the
town centre comprises of a large Tesco supermarket, an Aldi supermarket and an Iceland store.
There are 23 comparison retail units, equating to 32% of the total number of units. Reflective of
the towns emerging role as a modern format town centre a number of national or regional nonfood multiple retailers are now represented. Service uses continue to make up 50% of the total
number of retail and service units in the town centre. The vacancy rate in Catterick Garrison
Town Centre is below the UK average at 9.7%, reflecting the attractiveness of the growing town
centre to national multiple retailers. 39

Richmondshire District Council – Annual Monitoring Report, November 2018
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Conservation area
Figure 5D: Richmondshire garden village conservation area

Source: Conservation Area Appraisal and Management Plan, January 2013
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Figure 5E: Catterick village conservation areas

Source: Conservation Area Appraisal and Management Plan, January 2013

Leyburn
Introduction
6.10

Leyburn is a market town in the district of Richmondshire sitting above the northern bank of
the River Ure in Wensleydale. The estimated population in 2015 was around 2,190 with
numbers swelling significantly in the summer with an increased number of visitors to the
Yorkshire Dales National Park. Leyburn is a hub or local bus services through Wensleydale and
across to Richmond. Leyburn continues to be an important centre for a large rural area
extending over Wensleydale and Swaledale. It retains its character and sense of place while
offering wider housing and employment choices.
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Figure 5F: Leyburn town centre map

Local Plan vision
6.11

Source: Richmondshire Core Strategy, 2014

Leyburn will be encouraged to fulfil its important service function to a wide rural area
extending outside of the plan area, including provision of market and affordable housing and
new job opportunities to address local needs. Important priorities for Leyburn will include its
enhancement and protection as an attractive and vibrant place, with excellent environmental,
economic and social resources serving the wider rural area.

Local Plan allocations
6.12

Within Leyburn there is limited scope for new housing and employment, but where
opportunities do exist, these should remain the priority and focus for new development as they
are the most sustainable. Leyburn is also expected to accommodate approximately 7% of the
housing development to support the Lower Wensleydale sub area. The preferred are for
housing is identified to the north and north west of the town as this area is relatively close to
the town centre and schools, is poorer quality agricultural land and has good vehicle access. It
will have minimal impact on the town’s character and surrounding countryside.
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Leyburn housing allocations
Housing = 380 dwellings approx. 15 hectares at 25 dwellings per hectare.
Employment land = 10 hectares
6.13

The preferred strategic development areas in Leyburn combine several options around the
town. The north west area of Leyburn is identified as mostly being both available and accessible,
which should encourage development. Land in this area is classified as Grade 4 in terms of
agricultural value. The area has minimal adverse impact on the settlement character and
surrounding countryside. It is located relatively close to the town centre and existing services
and facilities and provides opportunities to create a comprehensive sustainable housing
development. The North East area has access via Bellerby Road north of the existing settlement.
Selective and relatively small scale development on the western part of the area could be
acceptable. The South Eastern part of Leyburn could also be a possibility so long as the
development does not create coalescence of Leyburn and Harmby. Land in this option is
classified as Grade 3 in terms of its agricultural value. There is opportunity to develop the
northern part of this area without significant harm in this respect.

Employment Land allocations
6.14

Given the limited take up of available employment land there is not a need to identify a new
area for employment expansion. However, new industry and commerce is considered to be
most suited to the south east of the town and there are various existing opportunities for
development in this area.

Town centre health check and survey
6.15

40

Leyburn Town Centre contains 75 ground floor retail and service units and is a local service
centre centred around a market place which plays an important role in supporting a large rural
catchcment. The town centre contains 43 retail uses, equating to approximately 57% of the total
number of units. Leyburn Town Centre contains 7 convenience retail units, equating to 9% of
the total number of units. The main convenience provision within the town centre comprises of
three small supermarkets/convenience stores. The town centre contains 27 comparison retail
units, equating to 36% of the total number of units, which is above the national average of 31%.
Service uses continue to make up around 50% of the total number of retail and service units. 40

Richmondshire District Council – Annual Monitoring Report, November 2018
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Conservation areas
Figure 5G: Leyburn conservation area appraisal

Hawes
•

•

•

41

Source: Conservation Area Appraisal and Management Plan, January 2013

The objective of the Yorkshire Dales Local Plan includes a policy to enhance the role of local
service centres – of which Hawes is one.

Land has been allocated for the provision of a community sports and recreation facility in
Hawes.
o This site will include a swimming pool.
o This represents a long-identified gap in provision.
o Consent was granted in 1997 – remains extant.
o Given the strategic importance of this gap in provision the site has been reallocated in
this plan.

As one of the busier tourist areas Hawes is one area that is most likely to receive proposals for
further visitor related development.41

Yorkshire Dales Local Plan, 2016
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7.0 Ryedale District
7.1

7.2

Ryedale is a large rural district within the broader non-metropolitan county of North Yorkshire,
located between the historic city of York and Scarborough on the coast. The district covers an
area of approximately 582 square miles and is home to 54,900 people (or 0.3 people per
hectare).

The North York Moors form the northern border of the district with the Yorkshire Wolds to the
south and east. Ryedale is a diverse and beautiful area of spectacular scenery, productive
countryside, bustling market towns and picturesque villages. This district was classified as
being 98.3% rural according to the 2011 ONS Rural-Urban Classification and includes the towns
of Malton, Norton-on-Derwent, Helmsley, Pickering and Kirkbymoorside.

Figure 7A: Towns included in Stage 1A within Ryedale District
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7.3

Many of Ryedale’s communities already benefit from a high quality of life, influenced by
attractive landscapes and historic market towns and villages, very low levels of crime, good
health, low unemployment, high school educational attainment and a relatively affluent
population. However, this masks some underlying issues that need to be addressed in order to
provide for more balanced and sustainable communities, to reduce impact on the natural and
historic environment and to adapt to the anticipated impacts of climate change.

Figure 7B: Principal town and local service centres

Local Plan vision
7.4

The purpose of the Ryedale Plan is to encourage new development and to manage future growth
whilst ensuring that change across the district is based on a presumption in favour of
sustainable development. The Ryedale Plan will help to support the delivery of new homes, jobs
and shops to address the needs of local communities and it will look to ensure that these are
carefully co-ordinated with the services and facilities that communities rely upon and which are
essential to wellbeing and quality of life.
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7.5

In 2027 Ryedale will continue to be the attractive place to live, work and visit that it is today.
The following spatial vision aims to provide a clear picture of our aspirations for Ryedale:
•

•

•

•

7.6

The economy will be stronger, more resilient to change and attractive to investors.

Communities will be better balanced and provided with wider choices of homes, jobs,
shops and access to the services on which they depend.

Rural identity will be strengthened and our distinctive and high quality landscapes and
biodiversity will be protected and enhanced.

Market Towns will be vibrant service centres and centres of social activity for local
residents and visitors. The focus of new homes, jobs and shops: they will have each
retained their individual and unique identities.

The district’s five towns - Malton and Norton; Pickering; Kirkbymoorside and Helmsley are
home to approximately half of the district’s population and, as well as providing for their own
local communities, they have traditionally acted as service hubs for wide rural hinterlands and
as focal points for visitors to Ryedale. The towns provide the greatest range of jobs, shops,
education and health services and benefit from the most frequent public transport services,
which provide a realistic alternative to travelling by private car. These facilities, together with
their high quality historic environments make them the most attractive locations for many
employers and residents. The long term vitality and viability of the towns is integral to the
economic success and social well-being.

Figure 7C: Delivery and distribution of new housing
Location
Malton and Norton

Level of provision
(approx.)
1,500 (50%)

Pickering

750 (25%)

Kirkbymoorside

300 (10%)

Helmsley
Service Villages

150 (5%)
300 (10%)

Pattern and distribution of allocated sites
Sites within the current Development Limits.
Small - Medium - Large extension sites around the towns and
within the A64 boundary at Malton.
Avoiding coalescence with Old Malton.
Sites within current Development Limits.
Extension sites around the towns of varying sizes.
Avoiding coalescence with Middleton
Sites within current Development Limits.
Small-medium sized sites predominantly to the north of the
A170 and to the east and west of the town avoiding
coalescence with Keldholme.
Small - medium sized extension sites.
Limited small - scale sites in or adjacent to current
Development Limits.
Sites to be distributed as far as possible, amongst all villages in
the category.

Source: Ryedale Local Plan Strategy, 2013
105

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Helmsley
Introduction
7.7

7.8

7.9

Helmsley is a small historic North Yorkshire market town in an exceptionally beautiful rural
landscape. As a community it is unusually self-contained for its size, and relatively cohesive and
contented. It considers that this description and these elements are key to the character of the
town and should be considered essential elements of any future development plans. 42
The town will inevitably be subject to change in the future, largely driven by external forces
such as technology, social change, and economics, etc. Helmsley should encourage
developments that enable the town to adapt to and benefit from that change, while seeking to
conserve its essential character.

The Helmsley Plan has been prepared jointly with the North York Moors National Park
Authority to ensure a consistent and co-ordinated approach to the future development of the
town and to identify site specific land allocations, design guidance and build standards/targets.
Approximately half of the town lies within the National Park which means it has the highest
status of protection in relation to landscape and scenic beauty with statutory purposes to
conserve and enhance the natural beauty and promote understanding and enjoyment of the
North York Moors. The two authorities recognise that as an important local service centre for
the wider rural hinterland, it is important that development in Helmsley is carefully, proactively
and jointly planned. 43

Local Plan vision for Helmsley:
7.10

In 2027 Helmsley will continue to provide essential services and facilities for its local
community which will be successfully balanced with its role as a regionally important
visitor destination. Its role and reputation as a niche location for high quality shopping,
hospitality and food based activity will be firmly established.

Figure 7D: Aspirations and strategy (Helmsley)
Place / Role
Helmsley

Approach / Ambitions

Local Service Centre –
Limited housing growth to
address local employment
and housing and
community requirements

•
•
•
•

•

Support the town’s Local Service Centre role, protecting and providing
facilities that contribute to this role
Provision of some housing and employment growth to address the
requirements of the local community
Retention of major employers and existing employment space
Support the town’s regional tourist role by supporting existing
attractions such as Duncombe Park, The Walled Garden and Helmsley
Castle and by fostering role of the town as a niche location for
shopping, food and hospitality
Support Helmsley’s role as a gateway to tourist attractions and
recreational activity in the North York Moors National Park.

Source: Ryedale Local Plan Strategy, 2013

42
43

Helmsley Business Plan, 2006-2007
Helmsley Local Plan
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Figure 7E: Helmsley policies map
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Employment provision
7.11
7.12
•
•
7.13

7.14
•
•

•
7.15

44

Helmsley has a range of economic activities, the town is a traditional market town, which offers
a range of local services as well as high end retail offer and is also a significant tourist
destination.
Proposals for new employment facilities will be supported on the sites below which are
identified for this use in the Helmsley Plan:
Site EMP1, Land to the West of Riccal Drive – Up to 1.3ha

Site EMP2, Land to the South of Riccal Drive – Up to 0.6ha

Helmsley Town Centre and its marketplace are an essential part of the town’s economy and
community. The town provides a range of retail uses and holds a popular weekly market, which
draws in residents from the wider local area. The commercial centre of the town provides a
range of shops and other facilities which are vital to its continued sustainability. It is important
to ensure that new proposals for shops and other non-retail uses such as financial and
professional services are encouraged to locate within the town centre in order to contribute to
the continued vitality of the centre. Where proposals are put forward for retail uses out of the
main commercial centre of the town applicants will need to meet the sequential tests set out in
national policy.

The Helmsley Business Plan 2006-2007 identified three key themes that are core to the delivery
of the vision for the town:

Conservation – facilitating development of the town whilst preserving the historic assets.

Sustainability – enabling the town to retain its role as a rural capital and allowing the growth
that is needed to sustain and develop its businesses.
Traffic and Parking – resolving the current and increasing traffic and parking problems.

Helmsley Conservation Area was designated in 1973 by North Yorkshire County Council. The
majority of Helmsley Conservation Area lies within the North York Moors National Park and this
area is subject to the policies of the North York Moors Local Plan which was adopted in May
2003. The south-east area of the town, however, falls outside the National Park within the
Ryedale District Council boundary 44.

Helmsley Conservation Area Appraisal
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Figure 7F: Helmsley conservation area

Source: Helmsley Conservation Area Appraisal
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Kirkbymoorside
Introduction
7.16

Kirkbymoorside is a small market town of approximately 3,000 residents situated on the edge
of the North York Moors National Park between Pickering and Helmsley. A business plan
produced in 2006-2007 states that Kirkbymoorside is a ‘rural North Yorkshire working market
town and wishes to remain so, whilst responding to the challenges of future needs and
development’ 45.

Local Plan vision for Kirkbymoorside:
7.17

In 2027 Kirkbymoorside will remain the relatively small and busy local Market Town
that it is today, focused on providing for the everyday needs of local people and
consistent with its historic role as a trading post for the surrounding area. The historic
and architectural integrity of the Market Place will remain intact and as Ryedale’s first
‘Transition Town’, Kirkbymoorside will be well on its way to achieving its low carbon and
sustainable community ambitions.

Figure 7G: Aspirations and strategy (Kirkbymoorside)
Place / Role
Kirkbymoorside
Local Service Centre –
Limited growth to address
local employment and
housing requirements

Approach / Ambitions
•
•
•
•
•

7.18
•
•
•
•
•
•
•
•
•
45

Support the town’s Local Service Centre role, protecting and providing
facilities that contribute to this role.
Some housing and employment growth to address the requirements of
the local community coupled with the protection of purpose built
employment space and the retention of major employers.
Provision of improved community and leisure facilities.
Support tourism initiatives that work in ‘harmony’ with the working
town ethos of the town and which support the town’s role as a gateway
to the North York Moors.
Support local Transition Town initiatives.

Source: Ryedale Local Plan Strategy, 2013

The 2006-2007 Business Plan defined its identity as being a working town blessed with a
bypass and quiet amenities that serve the needs of local people. Emerging issues included:

A quality environment
Eduation and training provision for all
A vital economy that maintains a rich diversity of retail, industry and commercial businesses
Accessible services
A housing solution
Sports and leisure choice
Transport and parking solutions
Tourism in harmony
Arts and culture.

Kirkbymoorside Business Plan 2006-2007

110

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Figure 7H: Kirkbymoorside policies map
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Conservation area
7.19

Kirkbymoorside Conservation Area is comprised of four areas of special interest. The two maps
included below in figure 6J are Area 1, which constitutes the Church, Market Place and Original
Town Centre; and Area 2 comprising the Domestic Core of Kirkbymoorside. Area 1 comprises
the original core settlement embracing All Saints Church and the Market Place, which
historically is the most complex part of the conservation area. Areas 3 and 4 cover the Manorial
Sector and Town Farms and Urban Agriculture in the northern extremity of the town. 46 The
Local Plan Strategy Policy SP7 states that retail will be protected in Market Place with any nonfood (comparison) retail being delivered through redevelopment of land and buildings within or
on the edge of the Town Centre Commercial Limits; expansion of and/or intensification of
existing retail uses.

Figure 7I: Kirkbymoorside conservation area

46

Kirkbymoorside Conservation Area Appraisal

Source: Kirkbymoorside Conservation Area Appraisal
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Malton and Norton
Introduction
7.20

7.21

7.22

7.23

Together, Malton and Norton form the largest settlement in the district and they are Ryedale’s
Principal Town with a joint population just over 12,000. The towns are home to key facilities
such as the railway station and the District Hospital and they have the greatest concentration of
employers and shops.

Developing the role of Malton and Norton offers the potential to harness significant economic
benefits for the district. The towns occupy a strategic location between York and Scarborough.
The A64 provides a direct road link and the towns have good public transport links with the City
of York and Scarborough, both of which are accessible by rail in just over twenty five minutes.
The towns provide an excellent location for those businesses that need to be attracted to
Ryedale in order to help diversify the local economy as well as for indigenous new and
expanding businesses.

A key element of this Strategy is that Malton and Norton play a more strategic role both for the
district and in terms of their relationship with the City of York. The aim is to capitalise on the
proximity to York’s successful economy in order to try and stimulate economic links and the
growth of specific sectors in Ryedale such as science/knowledge based activity. The Strategy is
not to compete with the City of York but to provide for those businesses that need good links to
York and attractive surroundings but which do not require a location in the city itself. The
approach represents a good opportunity to diversify the economy of the Principal Town and in
doing so to create wider economic benefits and employment choices for Ryedale as a whole.

Malton Town Centre provides a cultural and economic focal point at the twin towns. The largest
town centre in Ryedale, it is a vibrant centre with a wealth of independent retailers which
together with a rich, historic built environment create a genuine market town feel. The
redevelopment of key sites and buildings, public realm improvements, an improved choice of
shopping and the creation of a stronger evening economy are examples of the opportunities that
will help to improve and revitalise the town centre. The arc of underused buildings and spaces
which wraps around the north of town provides an excellent opportunity to accommodate a mix
of new uses to support the existing town centre. Ensuring that future changes in the town centre
complement and respect the qualities that are integral to its character, such as high quality
independent retailing and the quality of the built environment, will be key to success.

Local Plan vision for Malton and Norton:
7.24

Malton and Norton will be supported as Ryedale’s Principal Town. Malton’s historic town
centre will be the thriving and attractive cultural and economic heart of the area,
supported by transport and public realm improvements. The economy of the towns will
have grown to develop wider outward facing links with the York economy and to develop
the economic opportunities presented by their rich historic and cultural heritage.
Strategic community and leisure facilities such as the hospital, railway station and
leisure facilities will have been retained and improved.
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Figure 7J: Malton and Norton (Central Area) policies map
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Figure 7K: Aspirations and strategy (Malton and Norton)
Place / Role
Malton and Norton
Principal Town –
Focus for the majority of
new development and
growth including new
housing, employment and
retail space

Approach / Ambitions
•
•
•
•
•
•
•
•
•
•
•
•

Support the role of the Principal Town as a district-wide Service Centre.
Housing and employment growth.
Improved choice and affordability of housing.
Strengthen and develop links with the York economy.
Improved choice and availability of employment land and premises
including high quality business space, managed workspace and a
Business and Technology Park.
Redevelopment of key town centre and rail/river corridor sites.
Maintain the vitality and viability of Malton Town Centre.
Improved shopping to enhance choices for food retailing and non-food
shops, particularly fashion shops.
Protect and improve leisure and entertainment facilities including the
Milton Rooms and Malton Cinema.
New and improved sport and recreation facilities.
Support opportunities to develop tourism related to Roman/Georgian
heritage and the horse racing industry and to secure a new location for
the Malton Museum/display of Malton Museum artefacts.
Improved accessibility and movement in and between the twin towns
including new and improved pedestrian routes, traffic management
measures, improved internal junctions and the Brambling Fields
strategic junction improvement.

Source: Ryedale Local Plan Strategy, 2013

7.25

7.26

7.27
•
•
•
7.28

Policy SP7 of the Local Plan Strategy establishes the additional requirement for additional food
and non-food retailing space. It sets out how this will be distributed at different settlements and
confirms the sources of new retail space in different locations. In this respect and in view of the
fact that SP7 directs the majority of the new retail space to the Principal Town, the Plan only
seeks the allocation of land at Malton and Norton as a means of addressing requirements for
additional retail floorspace.

A significant proportion of the retail floorspace requirement is already committed. The existing
planning permission for the redevelopment of the Malton Livestock Market site currently
accounts for quantitative food retailing floorspace requirements. The Livestock Market site
together with new retail space at the Kings Head Yard, Malton and the ancillary retail element of
the Malton Agri-Business Park scheme account for the majority of the non-food retailing space
(circa 4,500 sqm) which the Local Plan Strategy directs to the Principal Town.
The following sites are allocated or committed, as indicated on the Policies Map, for the
development of the employment uses specified:

York Road Industrial Estate, Malton – 6.8 hectares
Land at Norton Grove, Norton – 2.08 hectares
Agri-Business Park and Business Technology Park, Eden House Road, Malton - 17.8 hectares.

The Local Plan Strategy recognises that the Livestock Market Site (LMS) provides a key
development opportunity in a location which immediately abuts the existing town centre and
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within the 'Northern Arc' - the stretch of land around the town centre which the plan recognises
as having potential to accommodate further town centre uses, including new retail space.
Planning permission for the redevelopment of the Livestock Market Site has existed since 2012
and the scheme technically commenced in August 2017. As well as recent changes and
restructuring in the food retailing sector, it is understood that a planning permission granted for
a food- led retail scheme on an additional site - Wentworth Street Car Park has frustrated
investment in the LMS site. The car park site is owned by the Council and the redevelopment
scheme for the site was promoted in partnership with a development partner. In 2015 the
planning permission for the car park site was quashed following a successful legal challenge to
the permission by the owners of the LMS site and the planning application for the car park site
is no longer being progressed.
Conservation area
7.29

Malton Conservation Area is comprised of four areas of special interest. The two maps included
below in figure 6M are Area 2, which constitutes Malton riverfront, Castlegate and Yorkersgate;
and Area 3 comprising the old walled town and Market Place. Area 2 reflects the transition from
residential to retail and mixed industrial use. Area 3 takes its shape and form from the
approximately triangular space in the Market Place, subdivided by St Michael’s Church, old
Town Hall and market infill buildings 47.

Figure 7L: Malton conservation area

47

Malton Conservation Area Appraisal, Ryedale District Council, 1996
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Source: Malton Conservation Area Appraisal, 1996

Pickering
Introduction
7.30

Pickering is an ancient market town of approximately 7,000 people bordering the North York
Moors National Park. The town is situated at the junction of the A170, which links Scarborough
with Thirsk (East-West), and the A169 linking Whitby and Malton (North-South).

Local Plan vision for Pickering:
7.31

Pickering will be the main service centre serving northern Ryedale, reinforcing its
longstanding role throughout history as a strategic location and vantage point over the
Vale of Pickering. Local facilities and services will be improved and the town’s fine
historic fabric and wider historic setting will have been retained. Complementing its role
as a vibrant working Market Town, Pickering will continue to be an important visitor
destination in its own right as well as a gateway to the North York Moors National Park
and to tourist attractions and recreation opportunities in northern Ryedale.

7.32

Policy SP7 of the Local Plan Strategy establishes the additional requirement for additional food
and non-food retailing space. The role of Pickering, Helmsley and Thornton-le-Dale as key
visitor destinations as well as gateways to tourism and recreational opportunities in northern
Ryedale including the North York Moors National Park. The impact of tourism on these
communities will be managed particularly in relation to car parking, traffic management, local
facilities and services.
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Figure 7M: Pickering policies map
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Figure 7N: Aspirations and strategy (Pickering)
Place / Role
Pickering

Approach / Ambitions

Local Service Centre Growth to accommodate
new homes and local
employment
opportunities. Centre for
tourism and gateway to
tourism and recreation
opportunities further a
field.

•
•
•
•
•
•
•
•

7.33

•
•
•
•

Support the town’s role as the main Service Centre in northern Ryedale.
Housing and employment growth.
Provision of limited food retailing within existing town centre or sites
with existing permission for food retailing.
Traffic management measures and sustainable travel initiatives to
reduce congestion, impact on the character of the town and enhance
the pedestrian experience.
New and improved sport and recreation facilities for residents and
visitors.
Support the towns regional tourism role and support for existing
attractions including Beck Isle Museum,
Pickering Castle and the North York Moors Railway and events such as
the Steam Rally and Wartime Weekend.
Support the town’s role as a gateway to tourist attractions and
recreational activities in the North York Moors National Park, northern
Ryedale, including Dalby Forest, the Vale of Pickering and the Coast.

Source: Ryedale Local Plan Strategy, 2013

The Local Plan Strategy identified the following opportunities for Pickering:

Greenfield sites on the edges of the town for medium density family housing, accommodation to
address the needs of a local ageing population and new business space.
Consolidation/redevelopment of underused land at the Coalyard/Vivis Lane.
Use of town centre upper floors.
Secure appropriate uses at the Pickering Showground/events arena site and strengthening
connectivity of the site with the town.

Figure 6O: SWOT Analysis (Pickering)
Strengths
•
•
•
•
•
•

Weaknesses

Beautiful rural setting with an attractive built
environment
Low crime rates
Good range of food shops, largely self-sufficient
Poor range of clothes shops
Good range of social and community services
Active community with a number of societies and
clubs.

•
•
•
•
•
•
•
•

“Green” energy production
Spirit of entrepreneurs
Dalby Forest and other “active tourism”
opportunities
Major development options.

•
•

Opportunities

•
•
•
•

Serious seasonal traffic and parking issues
Town centre bisected by A170
Land to south of A170 under-developed
The perception of a poor supermarket
Poor public transport
Skills and labour shortages
High (and rising) housing costs
Few facilities for young people.
Threats

Larger towns attract shoppers and businesses
Ageing demographic hamper business growth.

Source: Pickering 2020 Town Team Plan, June 2009
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8.0 Scarborough District
8.1

The Borough of Scarborough sits within the broader non-metropolitan county of North Yorkshire
covering an area of approximately 315 square miles and is home to 108,700 people (or 1.3 people
per hectare). This borough was classified as being 93.4% rural according to the 2011 ONS RuralUrban Classification and includes the towns of Scarborough, Whitby and Filey.

Figure 8A: Towns included in Stage 1A within Scarborough Borough
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Filey
Introduction
8.2

Filey is a small town and civil parish in North Yorkshire. Although it was a fishing village, it has a
large beach and has become a popular tourist destination. Filey is at the eastern end of the
Cleveland Way. Filey has a population of around 7,000. Over the years Filey has retained its
‘seaside resort’ character and it is an important tourism asset. It is essential that its Victorian
seaside character and natural setting are protected, whilst also delivering a level of housing to
meet local needs and a more diverse and higher quality tourism offer.

Figure 8B: Filey allocations map

Source: Scarborough Borough Local Plan Policies Map
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Local Plan vision
8.3
•
•
•
•

Filey will be enhanced as a place that provides services in the southern part of the Borough,
where development should meet local needs and maintain the distinctive character of the town:

Recognise and reinforce the town’s joint role with Hunmanby in providing services in the
southern part of the borough and the wider area.
Maintain the towns distinctive seaside resort character.
Retain and improve local services and facilities and promote accessibility by means other than
private car.
Secure an appropriate mix of new housing, an element of which will help to meet locally
generated housing needs.

Local Plan allocations
Figure 8C: Local Plan allocations

Retail Study
8.4

48

Source: Scarborough Borough Local Plan

Filey is a small attractive centre which predominantly meets local shopping needs. The town
also attracts a significant number of tourists and has a leisure orientated offer. Filey town centre
accomodates 137 retail units. 31.4% are classified as Comparison units, 12.4% are Convenience
and 11.7% are Retail Services. Leisure services account for nearly 30% of the retail units in the
town centre. 48

Scarborough Retail Study Update, April 2012
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Conservation areas
Figure 8D: Filey conservation areas

Source: Scarborough Borough Local Plan Policies Map

Scarborough Urban Area
Introduction
8.5

Scarborough is a town on the North Sea coast of North Yorkshire. The town lies between 10-230
feet above sea level, rising steeply northward and westward from the harbour. The older part of
the town lies around the harbour and is protected by the headland. Scarborough has a
population of around 38,400 in the town and a further 60,000 in the wider urban area.
Scarborough is the largest town within the district area and acts as the main centre for the
Borough. It is described as the ‘Coastal Capital’ for a large area and is the largest holiday resort
on the Yorkshire Coast. The town has fishing and service industries, including a growing digital
and creative economy, as well as being a tourist destination. Scarborough Urban Area includes
the surrounding areas of Scalby, Newby, Osgodby, Eastfield, Crossgates and Cayton.
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Figure 8E: Scarborough town centre allocations map

Source: Scarborough Borough Local Plan
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Local Plan vision
8.6

•
•
•
•
•
•
•

Scarborough Urban Area will be the main centre on the North Yorkshire coast and the prime
focus for housing, employment, shopping, leisure, and education and health facilities along with
cultural activities. In seeking to deliver the plan’s spatial objectives at a local level, development
should:
Enhance the role of Scarborough Urban Area as a principal town.
Deliver a range of modern housing and employment premises.

Develop a strong sense of place with well-designed buildings and public realm within a clear
framework of routes and spaces.

Create and improve networks, corridors and areas of green infrastructure, including the urban
fringe, to enhance biodiversity and opportunities for recreation.
Strengthen the identity and role of Scarborough town centre.

Improve public transport systems and services and increase opportunities to travel by means
other than private car.
Safeguard and where appropriate enhance the distinctive character of the town, its legacy of
historic buildings and its natural environment.

Local Plan allocations

Figure 8F: Scarborough Urban Area housing and employment allocations

Source: Scarborough Borough Local Plan
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Retail Study
8.7

The town is the principal centre in the Borough and serves a wider catchment area. The retail
and leisure offer is commensurate with a sub-regional centre with appropriate representation
from national multiples and attractive local independents. In 2012, the number of units in
Scarborough Town Centre totalled 707 with 36.9% of units classified as Comparison units, 5.9%
Convenience units and 12.1% were Retail Services. Leisure Service units totalled 24.1% of the
units in Scarborough Town Centre. The number of vacant units in the town centre had increased
significantly by 21 units between 2007 and 2012. 49

Conservation area

8.8

The Local Plan contains 28 Conservation Areas – areas of special architectural or historic
interest, the character and appearance of which it is desirable to enhance or preserve.

Figure 8G: Scarborough Urban Area conservation areas

Source: Scarborough Borough Local Plan Policies Map

49

Scarborough Retail Study Update, April 2012
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Town centre action plan
8.9

Vision
8.10

•

•
•

50

Scarborough Borough welcomes over 7 million visitors each year as well as having a resident
population of 108,000, therefore the importance of the quality and management of a town
centre is paramount. Scarborough Town Centre is facing many challenges, with many people
choosing to shop online the number of people visiting the centre has been declining in recent
years. The visitor economy is showing encouraging signs with Scarborough listed as the second
most visited place by English Nationals after London between 2013 and 2015. Enhancing the
visitor experience and providing them with sufficient interest and stimulation is imperative to
ensuring they return. Whilst enhancing the visitor experience it is also key to encourage local
people to regularly shop locally.
Scarborough Town Centre will re-align itself for the 21st century to become a hub of leisure,
learning and living by building on its rich heritage, culture and traditional retail and leisure
offer. It will become a national exemplar through dynamic, welcoming and
customer/community focused activity and intervention. This will be measured by footfall,
vacancy rates, levels of investment, new business startups, stakeholder involvement and
customer satisfaction.

Be the best performing coastal town centre in England by 2025 and the primary economic hub
for retail, leisure, learning and living within the Yorkshire Coast Area.
Increase residential living within our town centre by 25% by 2025.

Work together with public and private property owners and agencies to ensure the built
environment and infrastructure exceeds the expectations of our customers and community by
2025. 50

Scarborough Town Centre Strategy 2018-2025
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Whitby including Ruswarp
Introduction
8.11

Whitby is a seaside town, port and civil parish in the Scarborough Borough of North Yorkshire.
Situated on the east coast of Yorkshire at the mouth of the River Esk, Whitby has a maritime,
mineral and tourist heritage. While Whitby’s cultural and historical heritage contribute to the
local economy, the town does suffer economic constraints due to its remote location, ongoing
changes in the fishing industry and relatively underdeveloped transport infrastructure. As a
result, tourism and some forms of fishing remain the mainstay of its economy. According to the
2011 Census, Whitby parish had a population of 13,213 living in 6,097 households.

Figure 8H: Whitby town centre allocations map

Source: Scarborough Borough Local Plan
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Local Plan vision
8.12

•
•
•
•
•
•
•

Whitby will be the focus for housing, employment, shopping, leisure, education, health and
cultural facilities in the northern part of the borough, where development should respond to
local needs and reflect and enhance high environmental quality and historic character of the
town. In seeking to deliver the plan’s spatial objectives at a local level, development should:

Support the role of Whitby as a historic town, managing the consequent demands arising from
being a major visitor destination.
Deliver a range of modern housing that helps to meet local needs as far as possible.
Deliver an enhanced role as a service and employment centre to its surrounding rural
hinterland, capitalising on emerging economic drivers.
Improve accessibility to and from surrounding settlements by public transport.
Improve the towns function as a hub for transport services and interchange and increase
opportunities for walking, cycling and riding around within the surrounding countryside.
Protect and where possible enhance the role of the town centre.
Achieve a high standard of design alongside a pattern and scale of development that reflects and
enhances local character, distinctiveness, heritage and the town’s relationship with the
surrounding landscape.

Local Plan allocations

Figure 8I: Whitby housing allocations

Source: Scarborough Borough Local Plan
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Retail Study
The town is a traditional coastal centre with retail provision located on both sides of the historic
harbour. In 2012 there were 356 retail units in Whitby Town Centre. 41.3% of units were classified as
Comparison units, 11.2% as Convenienve Units and 7.6% as Retail Services Units. Leisure Services
comprised 28.4% of the total retail units. Whitby is a vital and viable centre with a low level of
vacancies at just 5.6%. 51
Conservation area

Figure 8J: Whitby conservation areas

Source: Scarborough Borough Local Plan Policies Map

51

Scarborough Retail Study Update, April 2012
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9.0 Selby District
9.1

Selby District sits within the broader non-metropolitan county of North Yorkshire covering an
area of approximately 231 square miles and is home to 89,100 people (or 1.4 people per
hectare). This district was classified as being 94.2% rural according to the 2011 ONS RuralUrban Classification and includes the towns of Selby, Tadcaster and Sherburn-in-Elmet.

Figure 9A: Towns included in Stage 1A within Selby District
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Selby Core Strategy aim
9.2

•
•
•

The Core Strategy will pursue the following strategic aims and objectives:

Establish a spatial context for meeting the housing, economic, recreational, infrastructure and
social needs of Selby District and fostering the development of inclusive communities.
Ensure that new development is sustainable and that it contributes to mitigating and adapting
to the future impacts of climate change.
Ensure that new development and other actions protect and enhance the built and natural
environment, reinforce the distinct identity of towns and villages and support community
health and wellbeing, including new communities.

Vision and Aims described above will be translated into action through the following objectives:
•

•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

Enhancing the role of the three market towns as accessible service centres within the district
and particularly Selby as a Principal Town.
Supporting rural regeneration in ways which are compatible with environmental objectives, and
which deliver increased prosperity for the whole community.
Concentrating on new development in the most sustainable locations.
Safeguarding the open character of the green belt and preventing the coalescence of
settlements.
Providing and appropriate and sustainable mix of market, affordable and special needs housing
to meet the needs of district residents.
Locating new development in areas of lowest flood risk.
Promoting the efficient use of land including re-use of existing buildings and previously
developed land for appropriate uses.
Minimise the need to travel and provide opportunities for trips to be made by public transport,
cycling and walking.
Develop the economy of district by capitalising on local strengths.
Protect and enhance existing range of community facilities and infrastructure and ensuring
additional provision is made to meet changing requirements and support new development.
Protect and enhance the character of the historic environment.
Promote high quality design of new development which recognises and enhances the character
and distinctiveness of the locality.
Improving the range and quality of cultural and leisure opportunities.
Protecting, enhancing and extending green infrastructure.
Making best use of natural resources by promoting energy efficiency, sustainable construction
techniques and low carbon and/or renewable energy operations.
Protecting against pollution, improving quality of air, land and water resources and avoiding
over exploitation of water.
Protecting the best and most versatile agricultural land and enhancing wider countryside for
important landscape.
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Selby
Introduction
9.3

Selby is the largest town with a population of approximately 13,000 and is a major district
centre within the region. Aside from being the main shopping centre in the district – it is a prime
focus for housing, employment, leisure, education, health and local government. It benefits from
a town bypass constructed in 2004. Selby is the main transport hub in the district with direct
trains to Leeds, Hull, Manchester, London and York. It is the most self-contained settlement
within the district and the most suitable location for further growth.

Local Plan allocations
9.4

9.5

Selby is the most sustainable settlement within the district and forms the main focus for future
growth within the Strategy. Selby has a key role to play as the economic, cultural and social hub
for a large rural hinterland and is well placed to benefit from growth associated with Leeds City
Region and York.

In order to accommodate the scale of housing growth required it is envisaged that additional
housing will be provided through a combination of infilling, redevelopment of existing
employment sites and through sustainable urban extension to the east of the town. In order to
match employment growth with housing growth in Selby and to help contain the level of
outward commuting, provision is also made for a strategic employment site as part of the urban
extension to the east of the town.

Figure 9B: Proportion of housing development by location

Source: Selby Core Strategy Local Plan
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9.6

It is considered that the most sustainable way of delivering the number of new properties
required is through a combined strategic housing and employment site to the east of the town in
an area contained by the River Ouse and Selby bypass. This will provide around 1,000 dwellings
equivalent to 40% of the new allocations required in Selby Urban Area. In addition to the
strategic development site, land for approximately a further 1,500 dwellings within or
immediately adjacent to the Contiguous Urban Area of Selby with be sought through site
allocations. Priority will be given to identification and use of previously developed land
including the redevelopment of older industrial areas as and when they become available.

Figure 9C: Selby housing allocations map

Olympia Park strategic development site
9.7

Source: Selby Core Strategy Local Plan

The majority of new employment opportunities and about 40% of the Selby Housing Target will
be provided through a large scale mixed use development on land to the east of Selby. This will
include about 1,000 dwellings and 23ha of employment land in the period up to 2017. About 10
ha of land is also reserved for longer term use.
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•

•

•
•

•

•

•

•

•
•

Development within defined area will be programmed to deliver 1,000 new homes and 23ha of
new employment land in the period up to 2027 – with a further 10.6ha reserved for longer term
employment use.
Principal access to new residential development south of Leeds – Hull railway will be from a
new junction with Barlby Road involving a new road bridge across the railway.

Impact of the new development on existing transport network should be minimised.

Development proposals will be expected to deliver the necessary infrastructure, facilities and
services, including recreation open space, to support new and expanded communities and cater
for needs of new businesses. This may include financial contributions to secure provision by
public agencies and reservation of land to accommodate education and health care provision.

Development should provide up to 40% affordable housing over the lifetime of the scheme.
Each residential phase of development will be expected to contribute towards affordable
housing provision.

The opportunities created through development of this area should be maximised to enhance
the riverside and general environment.

Proposals should ensure high quality design reflecting the prominent gateway location of the
site.

Development should maximise opportunities for sustainable travel – reducing the dependency
on the car.
Development should protect and enhance the amenities of existing and future residents.

New development should protect and enhance the character and setting of Selby Town Centre
Conservation Area.
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Figure 9D: Olympia Park mixed use strategic development site

Employment Land
9.8
9.9

9.10

Source: Selby Core Strategy Local Plan

As the principal town in the district, Selby is considered an attractive location to live and work
with a high quality life. It benefits from good rail and road access.

The emphasis will be on focusing higher value business, professional and financial office
development in and around Selby town centre and urban periphery. The higher education
sector including the expansion of Science City York is an area of identified growth within the sub
region. Selby’s proximity to York and a connection with Science City York could benefit the
district and generate employment and growth. Approx. 23ha of land is intended to be brought
forward in the period up to 2027 to accommodate a combination of business, general industrial,
warehousing and higher value commercial uses. There is also scope for the existing freight
distribution business to expand and for continued growth after 2027.

There is capacity to plan for additional comparison floorspace to improve market share
together with additional leisure facilities in Selby. There is no evidence to support additional
convenience floorspace. Rather than providing for new commercial floor space in the town
centre there should be a focus on improving the existing provision of B1 uses. The quality of the
purpose built and accessible office space in existing office park locations should be maintained.
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Conservation area
Figure 9E: Selby District environmental and cultural assets map

Source: Selby Core Strategy Local Plan
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Retail and Leisure Study
Convenience
9.11

Overall on the basis of existing convenience provision in town and committed developments it
is concluded that there is no need for the Council to proactively allocate a site for convenience
retail development in Selby over the Local Plan Period.

Comparison
9.12

It is recommended that the Council proactively plan for up to 1,000m2 of comparison sales
floorspace in the period 2014-2022, rising to 3,300m2 in the longer term period to 2027, in
addition to the new comparison retail floorspace committed as part of Staynor Hall and Olympia
Park foodstores. Recommendation takes into account the level of planned housing growth in
Selby District.

Leisure
9.13

There is also potential for an enhanced commercial leisure offer in Selby – such as a new cinema
and national restaurant chains. Proximity of Selby to York may constrain operator demand to
locate within Selby Town Centre. The Council needs to actively seek to establish if there is
prospective commercial interest in Selby and if so establish appropriate scale and format of
provision to inform any site allocation.

Figure 9F: Selby town centre composition at October 2014

Source: Selby Retail and Leisure Study, 2015
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9.14

The town centre has a strong convenience retail offer with three key national foodstore
attractors which are complemented by a range of independent retailers and market traders.
Comparison retail provision is below the UK average both in terms of number of units and
floorspace. Reduction is partially explained by prevailing economic conditions and retail trends.
Overall it is considered that the town centre has a reasonably healthy mix of town centre uses
which are in keeping with its role as an attractive, historic market town. 52

Sherburn-in-Elmet
Introduction
9.15

Sherburn-in-Elmet is often referred to as a village although it has the characteristics of a small
town and is one of the three market towns in the district. It has a population of about 6,600 and
provides essential convenience retail and other services and facilities for the immediate needs
of the local community. The town has good communications with easy access to rail and the
A1(M), providing links to the motorway network and beyond. The town is home to a major
industrial site attracting large logistics businesses and distribution centres making it one of the
key employment areas for Selby District – the area supports more than 3,000 jobs. Sherburn-inElmet is a vibrant centre with successful local businesses with a good night time economy. It has
high occupancy levels with generally high environmental quality. The town has had a relatively
high level of housing development and employment development over recent years which have
contributed to the vitality of the town as a whole. There is scope for continued growth and
expansion of services although provision of additional infrastructure for police, fire and rescue
services, recycling and leisure facilities would be required to support major growth.

Local Plan allocations
9.16

52

The proportion of development allocated in Sherburn-in-Elmet and Tadcaster area corresponds
with that identified through the 2009 Strategic Housing Market Assessment (SHMA). Sherburnin-Elmet is expected to have 13% of new allocations identified in the Local Plan.

Selby Retail and Leisure Study, 2015
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Figure 9G: Sherburn-in-Elmet housing allocations map

Employment Land
9.17

Source: Selby Core Strategy Local Plan

Sherburn-in-Elmet has experienced relatively high levels of employment development in recent
years. Its proximity to Leeds City Region and the A1(M) has meant that it has experienced
growth in manufacturing and distribution sectors. Employment growth within these sectors is
set to continue throughout the plan period. More recently there are indications that the market
will support the provision of additional land and premises, particularly following the creation of
800 jobs through take up of empty warehouse space by a national retailer for a regional
distribution centre. Sherburn-in-Elmet has a recent history of employment growth in the
manufacturing and distribution sectors. To ensure the centre remains healthy into the future
there is a need to diversify the uses, protect existing retail, commercial and leisure offer as well
as plan for a modest increase in comparison floorspace in order to increase local market share.
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Retail and Leisure Survey
Convenience
9.18

On the basis of the recent approval of the Aldi store in the town centre, it is considered that
there is no need for the Council to proactively plan for new convenience provision in the short
to medium term period of the Local Plan. It is important that the Council proactively monitors
the vitality and viability of the town centre.

Comparison
9.19

Consistent with Tadcaster, the baseline capacity identified is insufficient to support any new
substantive development that would generate a step-change in the town’s market share and
performance. The approved Aldi store should assist in improving the range of comparison
goods available and therefore local residents daily shopping needs will be better met.

Leisure
9.20

Local residents and businesses are keen to see improvements to the leisure provision in the
town, including enhanced health and fitness, youth and swimming facilities. The Council should
consider the potential to provide enhanced public leisure facilities in Sherburn-in-Elmet. 53

Figure 9H: Sherburn-in-Elmet town centre composition at October 2014

Source: Selby Retail and Leisure Survey, 2015

53

Selby Retail and Leisure Study, 2015
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Tadcaster
Introduction
9.21

The market town of Tadcaster is situated on the River Wharfe between Leeds and York, on the
A659 and bypassed by the A64. The town is well connected to both York and the Leeds City
Region and employs a high proportion of people in the finance, business and insurance sectors.
Overall, Tadcaster supports nearly 1,700 jobs. Any new developments have been sensitively
designed to protect the town’s historic character. Much of the high quality is down to the fact
that a lot of the land and buildings are controlled by the breweries and they have strived to
maintain the unique characteristics of the town.

Local Plan allocations
9.22

Very few developable sites have come forward for a considerable amount of time. On average
over the past 10 years only 7.8 dwellings per year have been built. This is lower than many of
the main villages within the district. Only 1,124 m2 of business related floorspace has been
provided over the past 5 years. In recent years housing and economic growth have not kept
pace with other parts of the district and it now functions as a dormitory town for surrounding
employment centres outside the district. Many people are concerned about the decline of the
town centre and feel that provision of additional housing opportunities and complementary
employment growth would help to revitalise the town.

Figure 9I: Tadcaster housing allocations map

Source: Selby Core Strategy Local Plan
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Conservation area
9.23

The Council supports the maintenance of the unique character of the town by managing new
developments in light of the conservation area and many listed buildings. This well-preserved
character is one of the key assets of the town. With the Council and breweries continuing to
work together – the towns strong image will be maintained and benefit everyone.

Retail and Leisure Survey
Convenience
9.24

The Council should proactively plan for new convenience provision to address existing
qualitative and quantitative deficiencies. The Council should actively look for sites to
accommodate a new foodstore through PLAN Selby. It is essential that any potential site
allocation is not in a sequentially inferior location to Sainsburys.

Comparison
9.25

There is no specific requirement for the Council to proactively plan for new comparison retail
provision in the town over the Local Plan Period. A new foodstore in town, with an appropriate
non-food offer would deliver some benefits in terms of enhancing choice.

Leisure
9.26

The commercial reality is that there is limited potential to deliver new commercial leisure uses
in Tadcaster. The town does have a significant brewing tradition, which allied to its historic
assets should be maximised in marketing Tadcaster to visitors. 54

Figure 9J: Tadcaster town centre composition at October 2014

54

Selby Retail and Leisure Study, 2015

Source: Selby Retail and Leisure Study, 2015
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10.0 City of York
Introduction
10.1

York lies in the Vale of York, a flat area of fertile arable land bordered by the Pennines, the North
York Moors and the Yorkshire Wolds. It is a walled city in north east England that was founded
by the ancient Romans The city is 22 miles (35 km) north-east of Leeds. Its huge 13th-century
Gothic Cathedral, York Minster, has medieval stained glass and 2 functioning bell towers. The
city was built at the confluence of the Rivers Ouse and Foss on a terminal moraine left by the
last Ice Age.

Figure 10A: Settlements included in Stage 1A within the York boundary
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Haxby
Introduction
10.2

Haxby is a town and civil parish in the unitary authority of City of York, five miles (8 km) north
of York and south of Strensall, in North Yorkshire, England. Historically part of the North Riding
of Yorkshire, Haxby is bordered on the east by the River Foss, and to the west by the village
of Wigginton, whose expansion has caused the two settlements to form a continuous urban
environment. To the south is the garden village of New Earswick and the York Outer Ring Road
(A1237) with the open farmland to the north as far as the villages of Sutton-on-theForest and Strensall.

Figure 10B: Map of Haxby

Source: York Retail Study Addendum 2014 Update
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Local Plan vision
10.3

Haxby district centre comprises approximately 60 units, with a variety of uses including
specialist shops. The centre lacks a large supermarket and the Retail Study Update (2014)
confirms that the centre does not provide a main food shopping destination due to the close
proximity of large out of centre superstores at Monks Cross and Clifton Moor. Expansion of out
of centre facilities will impact upon the potential market share and function of the centre. The
centre is surrounded by residential development and there is limited potential for large scale
expansion of the centre; however, opportunities to enhance the centre should be supported.

Additional development plans
10.4

The Local Plan sets out the intention to build a new train station within Haxby to help ensure
efficient and affordable transport links for the York District.

Local Plan allocations
10.5

10.6

Land North of Haxby (ST9) will deliver 735 dwellings at the urban extension development site.
The houses that will be built must comply with up to date Strategic Housing Market Assessment
and affordable housing policy, addressing local need for smaller family homes and
bungalows/sheltered housing. The development must provide a new primary school or
required financial contributions to existing local primary and secondary facilities to enable the
expansion to accommodate demand arising from the development.

There will be new open space to the south of the site to reflect the needs of the Haxby and
Wigginton ward including formal pitch provisions, informal amenity greenspace, play provision,
cemeteries and allotments. The new development will protect and enhance existing valuable
landscape features including field patterns, mature hedgerows and trees. Development should
minimise the impact on the landscape and setting of the village and reflect the character and
rural setting of the surrounding area. Views into the site are limited as the site itself is mainly
enclosed and well screened by mature trees and hedgerows which should be retained.
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Conservation areas
10.7

Haxby Conservation Area was designated in 1977 and covers approximately 7.7 hectares. It
follows the boundaries of the historic village core, a compact and distinctive area. 55

Figure 10C: Haxby conservation area

Source: Haxby Conservation Area Appraisal

55

Haxby Conservation Area Appraisal
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York
Introduction
10.8

York is considered to be a regional centre. Its geography results in York being a dominant centre
for its immediate catchment area, given the distances involved in travelling to and from other
main centres. However, as a major tourist and visitor destination, due to its heritage and
cultural offer in particular, York draws spend from well beyond its primary catchment area. As
such York provides a ‘multi-layered’ retail offer, from fulfilling a day to day convenience
shopping to a specialist retail role through the variety of specialist and independent shops on
offer particularly in the city centre, district centres and also at the York Designer Outlet.

Figure 10D: Map of York Local Authority area

Source: Haxby Conservation Area Appraisal
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Local Plan vision
10.9

•
•
•
•

For York, sustainable development means a vision of a vibrant historic city where modern life
and business develop in harmony with the environment, while preserving the city’s unique
heritage for the future. This is reflected in York’s community strategy ‘York: A City making
History’, which identified the following themes:
York - The Thriving City;
York - The Sustainable City;
York - The Healthy City;
York - The Inclusive City.

10.10

The vision is York a City making history making our mark by:

10.11

Provision of housing is a high priority for the city, along with extending employment
opportunities. Both of these can be achieved by bringing in new, high quality business and
housing development on the York Central site. This will be linked to some expansion of the main
city centre, supported by transport networks that allow for good walking, cycling and public
transport routes.

•
•
•
•
•

10.12

Building confident, creative and inclusive communities;
Being a leading environmentally friendly City;
Being at the forefront of innovation and change with a prosperous and thriving economy;
Being a world class centre for education and learning for all; and
Celebrating a historic past whilst creating a successful and thriving future.

At the same time, York’s green areas will be extended, especially along the historic strays and
river corridors, which extend from the countryside into the heart of the city. These green
wedges contribute to York’s rich environment through nature conservation, ecological diversity,
recreational opportunities and fresh airflow, as well as being part of the city’s historic character
and settings.

City Vision 2030
10.13

To clearly communicate the direction of travel of the Council alongside the Council Plan a City
Vision (2016) has been prepared to help deliver the Council Plan. The key elements of the Vision
describe how the city will be in terms of the place, its people and the Council, with sustainable
growth providing the means to ensure all residents can fulfil their potential. This can be
summarised as: “The Council will secure the future of York as a prosperous, progressive, and
sustainable city, giving the highest priority to the wellbeing of its residents, whilst protecting
the fabric and culture of this world-famous historic city”.
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Local Plan allocations
10.14

10.15

It is important that the Local Plan delivers not only sufficient housing but also the right type and
mix of housing to meet the city’s needs, this means ensuring sufficient housing is provided to
meet the needs of those requiring affordable housing, specialist housing, homes for young
people, older persons accommodation, gypsies, travellers and travelling show people, student
housing and houses of multiple occupancy (HMO). It should be recognised that households can
have a complex set of needs and abilities. It is preferential to keep people living where they need
to be as far as possible; should that be in their own purchased home, rental property or a form
of specialist accommodation, whatever their age or disability. As such it is important that the
mix and type of housing that is delivered in the plan period provides sufficient choice to meet
the broad range of housing needs in the city.
In order to meet the housing requirement set out in Policy SS1 the following sites, as shown on
the proposals map and set out in the schedule below are proposed for residential development.
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Figure 10E: Land allocations proposal map for York
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Housing allocations
10.16 There are numerous housing land allocation listed in the Local Plan and some of the larger
allocations are listed in the table below:

Figure 10F: Major housing allocations in York
Allocation Reference

Site Name

Estimated Yield (Dwellings)

ST5

York Central

1,700

ST8

Land North of Monks Cross

968

ST7
ST9

ST14
ST15
ST17
ST35
ST36

Land East of Metcalfe Lane
Land North of Haxby

Land West of Wigginton Road
Land West of Elvington Lane

Nestle South (Phase 1 and 2)

Queen Elizabeth Barracks, Strensal
Imphal Barracks, Fulford Road

845
735

1,348
3,339
863
500
769

Conservation
Green infrastructure, nature conservation, green corridors and open space
10.17 Protection of areas with nature conservation value is viewed as a key element in ensuring
sustainable development. Government policy states that plans should set out a strategic
approach in their Local Plans, planning positively for the creation, protection, enhancement and
management of networks of biodiversity and green infrastructure. For this reason
internationally, nationally and locally significant nature conservation sites, along with
appropriate buffers, will be excluded when considering future potential development locations.
The Local Plan will also protect recreational open space provision, across all typologies as
identified in the Local Plan Evidence Base Study: Open Space and Green Infrastructure (2014)
and Update (2017).

10.18 There are six characteristics that when combined create a conservation area of extraordinary
and perhaps unparalleled variety and richness and is what makes a place unique. These
characteristics include Strong Urban Form; Compactness; Landmark Monuments; Architectural
Character; Archaeological Complexity; and Landscape and Setting. Moreover, this variety is not
limited to built form; it is inextricably linked to the diversity and the vitality of use – residential
communities, businesses, educational and cultural life – which are as fundamental to the special
character of the Conservation Area as its archaeological deposits or medieval monuments. 56
56

York Central Historic Core: Conservation Area Appraisal
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Figure 10G: York Central historic core conservation map

Source: York Conservation Area Appraisal

Figure 10H: York Central historic core conservation with proposed changes

Source: York Conservation Area Appraisal
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11.0 Shortlisted towns for Stage 1B
11.1

11.2

A total of 15 towns have been shortlisted for inclusion in the next stage of the study. Towns
have been selected based on their role within the local economy and the opportunities for
growth outlined in Local Plans. However, it should be noted that York, Harrogate and
Scarborough have been excluded from Stage 1B due to the size and scale of the challenges and
opportunities in these respective locations being beyond the scope of this study.

Stage 1B will consist of a data and information gathering exercise that will draw from a variety
of national and local sources. A report will be produced for each selected town to monitor
current economic performance and shape understanding of how these towns currently function
and the challenges they face. However, the research conducted for those towns not included in
Stage 1B will be referred back to respective Local Authorities for consideration and to inform
future plans.

Figure 11A: Recommended list of towns by local authority to progress to Stage 1B

Craven District
Settle
Local Plan status: Key Service Centre

Additional housing provision: 360 homes (11% of
total local authority allocation)

Settle has been identified as a rail serviced Key Service Centre and a secondary location for growth in
the area. There are plans to provide employment land and housing to reflect the key nature of Settle
and its role serving a wide rural hinterland. It is expected that 11% of housing growth and 6.27ha of
employment land will be located in Settle.

Skipton

Local Plan status: Principal Town

Additional housing provision: 1,500 homes (50% of
total local authority allocation)

Skipton has been identified as the Principal Town within the Local Plan area and as the primary focus
for housing and employment growth. Around 50% of new housing development is expected in the
area along with roughly 10ha of employment land. The town centre offers a blend of independent
shops, street markets and national retailers as well as a wide range of essential services conveniently
located in this historic setting.

East Riding of Yorkshire
Bridlington

Local Plan status: Principal Town

Additional housing provision: 3,300 homes (21.4%
of total local authority allocation)

Bridlington is the largest town in the East Riding and is the focus of new developments in the north of
the district. It will remain a premier east coast resort with a strong and broad economic base.
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Employment land will continue to grow in the town and regeneration will continue to be delivered
through the town’s area action plan.

Driffield

Local Plan status: Principal Town

Additional housing provision: 2,300 homes (14.9%
of total local authority allocation)

Driffield is identified as a growth town by the YNYER LEP. It has a population of 13,000 people (midyear population estimates 2018), and is expected to grow toward 20,000 over the period of the Local
Plan. The town is recognised as a focus of development in its role as ‘Capital of the Wolds’. The town
also has 121.4 ha of land allocation for employment and housing and is supported by sustainable
transport linkages.

Pocklington

Local Plan status: Town

Additional housing provision: 1,250 homes (5.3%
of total local authority allocation)

Pocklington has a population of 9,000 (mid-year population estimates 2018) and has an increasingly
important role in the economies of the East Riding and York. A total of 75.34 ha of land is designated
for development, and the housing growth in the area is expected to have a positive impact on an
already vibrant town centre. The Local Plan vision aims to maintain Pocklington as a thriving market
town.

Hambleton District
Bedale

Local Plan status: Market Town

Additional housing provision: 145 homes (7.7% of
total local authority allocation)

Bedale has 8.77 ha of land designated for development. This will include housing and a car and coach
park. The population of 5,000 (mid-year population estimates 2018) who live in the town can take
advantage of the services and facilities the town provides to a wide rural ‘hinterland’.

Stokesley

Local Plan status: Market Town

Additional housing provision: 205 homes (10.9% of
total local authority allocation)

A market town with allocated employment land of 9.5ha and 205 homes highlights the growth
potential of Stokesley. The town performs a very similar role to many of the other towns in the
district, serving a rural area and utilising some employment opportunities in larger urban
connobations.

Thirsk

Local Plan status: Market Town

Additional housing provision: 160 homes (8.5% of
total local authority allocation)

The town has a population of 10,500 (mid-year population estimates 2018) with 25.11ha of land
allocated for development. Thirsk provides a wide range of businesses, retail uses, schools,
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employment and medical services to a wide rural area. Developments in the town will include a
sports village and education site, as well as housing and employment land.

Harrogate Borough
Knaresborough

Local Plan status: Main Settlement

Additional housing provision: 860 homes

Knaresborough had a population of 15,441 at the 2011 Census. It is one of the three main settlements
in the Borough of Harrogate with a further allocation of more than 860 homes in the Local Plan. The
Retail Study highlights some of the challenges facing the town at the time of the report in 2014. Data
analysed in this study suggests that Knaresborough’s position has declined relative to other centres
and that it has suffered from a loss of key retailer representation. At the time there were no out ofcentre supermarkets or superstores in the town which was considered to be a qualitative deficiency.

Ripon

Local Plan status: Main Settlement

Additional housing provision: 849 homes

The City of Ripon had a population of 16,702 according to the 2011 Census which makes it the third
smallest UK city by population. The 2014 Retail Study identified a few of the challenges facing the city
such as the proportion of comparison goods outlets in the city centre being 38.4 per cent, which is
below the national average of 41.2 per cent. The city has a housing allocation of 849 houses set out in
the Local Plan.

Richmondshire District

Richmond and Catterick Garrison
Local Plan status: Principal Towns

Additional housing provision: 2,150 homes (70%)

Richmond and Catterick Garrison are closely related in terms of location, service provision and
impact of development in one another. Therefore, for the purposes of this project they will be
considered together. Richmond and Catterick are designated Principal Towns in the Local Plan.
Development within these areas will promote their complementary roles and provision of services. It
is expected that 70% of housing development will occur in these towns. Catterick Garrison is also
expected to have an additional 300-500 homes built in accordance with the Military Housing Policy.
There is an expected 23ha of employment land to be delivered across the two towns over the Local
Plan period.

Ryedale District

Malton and Norton
Local Plan status: Principal Town

Additional housing provision: 1,500 homes (50% of
total District allocation)

Malton and Norton collectively are identified as the Principal Town in the Ryedale Local Plan. Malton
is the main town centre serving the district, offering the most extensive range of retail and other
town centre uses in addition to key facilities such as the railway station and the District Hospital. The
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vision for the historic town centre is to support it to become a thriving and attractive cultural and
economic heart of the area, supported by transport and public realm improvements. The Local Plan
allocates a further 660 homes to add to those sites already granted planning permission as at 31
March 2018, coupled with a requirement for at least 30ha of land for employment purposes.

Pickering

Local Plan status: Local Service Centre

Additional housing provision: 750 homes (25% of
total District allocation)

Ryedale Local Plan identifies Pickering as the main service centre serving northern Ryedale offering
local facilities and services. The Local Plan seeks to complement its role as a vibrant working market
town and visitor destination and gateway to the North York Moors National Park. A indicative total of
239 additional homes are expected to be built during the Plan period to the east of Whitby Road, in
addition to 110 homes to the west of Malton Road. At present, 6.6ha of land to the south of Thornton
Road Industrial Estate at is the subject of a 'minded to approve' decision for B1 and B2 uses.

Scarborough District
Whitby

Local Plan status: Principal Settlement (north)

Additional housing provision: 600 homes

Whitby is identified as a Principal Settlement in the northern part of the Borough. The town plays a
vital role as a service and employment centre not only for its own residents but also to the wider Esk
Valley. There is an expected yield of nearly 600 houses across the Whitby area in the Local Plan
period, however there are currently no plans for any employment land allocations.

Selby District
Selby

Local Plan status: Principal Town

Additional housing provision: 2,500 (51%)

Selby is allocated as the Principal Town in the Local Plan Area. Selby is the major centre within the
district and is the most suitable location for future growth. It plays a key role as the economic,
cultural and social hub for a large rural hinterland. 51% of housing development is expected in Selby
as well as 23ha of employment land. The majority of housing and employment opportunities will be
provided by the Olympic Park Strategic Development Site.

157

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

12.0 Rationale for towns not taken forward to Stage 1B
12.1

A total of 27 towns have not been selected for inclusion within Stage 1B of the study. This is
appropriate in line with the scale of the exercise and a position statement is included below to
outline the case for specific towns not being carried forward for further analysis.

Programme announcements
12.2

Government has recently launched a series of initiatives that will offer targeted support for a
number of the towns across the YNYER LEP area. This has also been taken into consideration
when shortlisting towns to progress to Stage 1B of the study.

Future High Streets Fund – Two Stage Competitive Process
•
•

Scarborough – Scarborough Borough Council
Northallerton – Hambleton District Council

Towns Fund (Town Deals) – Bidding Prospectus yet to be published
•
•
•

Scarborough – Scarborough Borough Council
Whitby – Scarborough Borough Council
Goole – East Riding of Yorkshire Council

High Street Heritage Action Zones – Further details to be provided/developed
•
•
•

Selby – Selby District Council
Scarborough – Scarborough Borough Council
Northallerton – Hambleton District Council

Figure 12A: Rationale for towns not taken forward to Stage 1B

Craven District
Bentham
The Local Plan states that Bentham is already a thriving area, with new and proportionate
development bringing environmental and economic improvements to the area. This has ensured a
sustainable future for the busy market town. Though the Local Plan identifies the town as a Tier 2
Key Service Centre it also states that this local centre is focused on serving the day-to-day needs of
residents.

Grassington

Grassington is located in the Yorkshire Dales National Park and as such there are limited
opportunities for development in this area.

Ingleton

Ingleton has been identified as a Local Service Centre and though there are some tourist economy
services within the town, it mainly serves the day-to-day needs of residents.
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East Riding of Yorkshire
Beverley
Beverley has a strong existing ‘distinctive character and historic fabric’. It is identified in the East
Riding Economic Strategy as being part of the Hull Functional Economic Area, and as such is a
priority for the Humber LEP.

Goole

Goole is the main focus for new development in the southwest area of the East Riding. It has a
population of 22,000 (mid-year population estimates 2018) with rail, road and water transport
linkages to the UK’s core transport network. The town has 77.1ha of land designated for development
and the nearby Capitol Park development will add an additional 62ha of employment land near the
town. The town centre also contains a working port and is based on the River Ouse. Goole has been
invited to develop innovative regeneration plans as part of the recently announced government
Town Deals initiative. When considered collectively alongside existing local authority master
planning, it has been agreed that this replaces the need for Goole to be included within this study.

Hornsea

Hornsea is a seaside town with a seasonal economy. Comparatively there is a modest allocation for
homes with limited further allocations for employment land.

Howden

Howden has a population of 4,400 (mid-year population estimates 2018) and is considered to have
an attractive town centre with a good range of independent shops. The town has a designation of an
additional 37.94ha of land for development with an allocated housing provision of 800 homes. The
Local Plan envisages strengthening Howden’s role as a town, whilst preserving its historic character;
however, the existing town centre footprint is expected to remain the same offering a range of local
services.

Market Weighton

Market Weighton is considered a market town and service centre for surrounding rural catchment
area. The town will witness moderate expansion, but is unlikely to experience a significant change in
its role and development will be sensitive to maintaining the character of the town.

Withernsea

A major feature of the seaside town on the east coast is its vulnerability to coastal erosion, with small
developments planned in a sensitive way to the development of the town. The retail centre tends to
support the needs of residents and surrounding villages in South Holderness. Vacancy rates are
relatively low compared to the national average but growth opportunities are likely to be limited.

Hambleton District
Easingwold

Easingwold is a market town with only 2.55ha of land allocated for employment land and 125 homes.
The small town centre provides a number of essential public services for surrounding villages but is

159

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

unlikely to experience a significant change in its role within the district over the course of the Local
Plan period.

Great Ayton

This village has a long and significant history, but is not expected to see major growth in the near
future with just 30 homes planned for this settlement.

Northallerton

Northallerton has a population of 17,000 (mid-year population estimates 2018) and is the seat of the
County Council and District Council. It has an allocation of 92.5 ha for development, including houses,
employment land, retail, leisure and sports, as well as open space. Northallerton has been invited to
develop proposals for two recently announced government initiatives to support towns build
prosperous futures, namely the Future High Streets Fund and High Streets Heritage Action Zones.
Successful candidates shortlisted to benefit from the Future High Streets Fund will progress to the
second phase and receive up to £150,000 to support the development of detailed project proposals
that can be submitted for capital funding. Consequently, it has been agreed that this replaces the need
for Northallerton to be included in this study in favour of other towns in Hambleton District.

Harrogate Borough
Boroughbridge

Boroughbridge is identified as a Local Service Centre within the Local Plan. The vision is to continue
to protect and enhance the roles of the larger destinations within the district, namely Harrogate,
Knaresborough and Ripon. A 2014 Retail Study concludes that Boroughbridge has a pleasant
environment and this is reflected in the number and range of quality, independent operators within
the town centre and its low vacancy rate.

Harrogate

Harrogate is one of the main settlements in the Borough of Harrogate and the population was 75,070
at the 2011 UK Census. There is large land allocation designated within the town for around 2,200
homes. The Local Plan vision aims to make Harrogate Town Centre the leading UK destination for
culture, shopping, leisure and business tourism. However, it has been agreed that the size and scale of
the challenges and opportunities in the town are beyond the scope of this study.

Masham

Masham is identified as a Local Service Centre within the Local Plan. The 2014 Retail Study
concludes that the public realm is in good condition and traditional architecture adds historic
interest to the town centre. Masham adequately meets the needs of locals and visitors.

Pateley Bridge

Pateley Bridge is identified as a Local Service Centre within the Local Plan. The 2014 Retail Study it
was concluded that Pateley Bridge was performing well as a small rural service centre meeting the
needs of local residents and tourists with good quality shops and services.
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Richmondshire District
Hawes
The Yorkshire Dales Local Plan includes a policy to enhance the role of local service centres, including
Hawes. Land has been allocated for the provision of a community sports and recreation facility and
proposals for further visitor related development are likely to come forward, which should meet the
needs of residents and visitors.

Leyburn

Leyburn will be encouraged to fulfil its service function to a wide rural area extending outside the
plan area, however there is limited scope for new housing and employment development.

Ryedale District
Helmsley

Helmsley will maintain its reputation as a regionally important visitior destination balanced with its
role offering high quality shopping, hospitality and food based activity. The town will continue to
provide essential services and facilities for its local community but presents limited scope for housing
and employment growth due its location within the North York Moors National Park.

Kirkbymoorside

Kirkbymoorside will remain a relatively small and busy local market town serving the everyday
needs of local residents. Primary focus will be maintaining and, where possible, enhancing existing
services and facilities in harmony with an ambition to achieving its low carbon and sustainable
community ambitions.

Scarborough Borough
Filey

Development in Filey is needed to meet local needs only and the Local Plan highlights the joint role
Filey will play with Hunmanby. The housing allocations within the area will only be appropriate to
meet locally generated housing needs.

Scarborough

Scarborough Urban Area is identified as the Principal Town in the Local Plan area and as such is the
prime focus for development. There is an expected 2,645 dwellings planned across the area as well as
37ha of employment land. On top this this, there is a Strategic Growth Area planned for the Cayton
Bay area which is expected to provide around 2,500 homes. Scarborough has been invited to develop
proposals for a range of recently announced government initiatives to support towns build
prosperous futures, including the Future High Streets Fund, Towns Fund, and High Streets Heritage
Action Zones. Consequently, it has been agreed that the size and scale of the challenges and
opportunities in the town are beyond the scope of this study.
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Selby District
Sherburn-in-Elmet
The Local Plan states Sherburn is already a vibrant centre with successful local businesses. The town
has had a relatively high level of housing and employment development over recent years.

Tadcaster

Very few developable sites have come forward for a significant period of time in the town. Much of
the high quality is down to the fact that a significant proportion of land and buildings are controlled
by the breweries.

City of York
Haxby

Haxby has a significant number of housing allocations but will remain a local service centre and likely
continue to rely on retail provision at Clifton Moor, Monk's Cross and Vanguard. As the allocated sites
are built out a more detailed retail study would be recommended but not at this stage.

York

York is a thriving city that attracts a high volume of visitors due to it’s historical chaacteristics and
central location for residents across the region. Land is allocated for a further 1,700 houses to be
built in the centre with additional large allocations in the surrounding catchment. However, it is
deemed that the size and scale of the opportunities growth in York are suitably captured in existing
plans for growth and is therefore beyond the limited scope of this study.

162

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Future of Market Towns and High Streets [Study 1A: Baseline Evidence]

Bibliography
Craven Local Plan
https://www.cravendc.gov.uk/planning/planning-policy/new-local-plan/
East Riding of Yorkshire Local Plan

https://www.eastriding.gov.uk/planning-permission-and-building-control/planning-policy-and-thelocal-plan/
Hambleton Local Plan

https://www.hambleton.gov.uk/localplan/site/index.php
Harrogate Local Plan

https://www.harrogate.gov.uk/homepage/103/planning_policy_and_the_local_plan

Richmondshire Local Plan

https://www.richmondshire.gov.uk/planning/planning-policy/local-plan-2012-2028/
Ryedale Local Plan

https://www.ryedaleplan.org.uk/ryedale-local-plan

Scarborough Local Plan

https://www.scarborough.gov.uk/home/planning/planning-policy/local-plan
Selby Local Plan

https://www.selby.gov.uk/plan-selby-sites-and-policies-local-plan
York Local Plan

https://www.york.gov.uk/info/20051/planning_policy/632/the_local_plan

