
Making homes happen

1. Introduction to Clotherholme
These boards share information about our proposals to apply for 
outline planning permission to redevelop Ripon Barracks into a 
high-quality mixed use place called Clotherholme. This will be the 
first site to be progressed as part of a partnership between Homes 
England and the Defence Infrastructure Organisation to develop 
surplus Ministry of Defence land across the UK.

The purpose of these boards is to provide the community of Ripon, including stakeholder groups, 
with the opportunity to view the masterplan for the site prior to it being submitted as part of the 
planning application in summer 2020. The boards also describe the wider community benefits that 
the development will bring.

COVID-19

Our intention had been to showcase these plans online and at a public event. However, due to the 
restrictions in place as a result of COVID-19, we have adapted our approach to be fully online. As 
well as these information boards, a pre-recorded presentation from the project team is available on 
the project website, http://riponbarracks.hyas.co.uk. The presentation further explains key areas 
of the proposals and how they have changed as a result of feedback received since they were last 
shown to the public. 

Submitting your questions

If you have any questions about the scheme after reviewing the information available, please submit 
them to Joanna van der Veen via email (joanna.vanderveen@aecom.com), telephone call or text 
message (07799612856) between 13 and 26 July 2020. We will share our answers to all questions 
received on the project website. The next opportunity to comment on the proposals will be through 
the statutory consultation process when the planning application is submitted to Harrogate Borough 
Council.

Homes England and the Defence Infrastructure Organisation 

Homes England, is the Government’s national housing agency. It works closely with partners to 
unlock land to accelerate housing delivery to ensure more people in England have access to better 
homes. To make this happen, it intervenes in the housing market to get more homes built where 
they are needed. It acquires land and invests in enabling infrastructure to unlock and bring forward 
developable sites. It accelerates delivery, tackles market failure where it occurs and helps to shape a 
more resilient and diverse housing market.

The Defence Infrastructure Organisation (DIO) is the estate expert for the Ministry of Defence 
(MoD), supporting the armed forces to enable military capability by planning, building, maintaining, 
and servicing the MoD’s estate. 

Ripon Steering Group

The Ripon Steering Group is led by Michael Abrahams and Richard Compton and is assisting the 
project through working with local community groups, Homes England and the DIO to ensure 
that the issues and concerns of the local community are fully understood and that there is a clear 
understanding of the details of the proposals and the benefits that they bring to the site and for 
Ripon.

The site

The map above shows the location of the site and its key connections to Ripon and further afield. 
The site is collectively referred to as Ripon Barracks and is currently an operational military base used 
by the 21 Engineer Regiment. It is made up of three broad areas:

• Claro Barracks to the west
• Deverell Barracks to the east
• Laver Banks to the south

The proposals 

Clotherholme will be a high quality, mixed use development that will create a new sustainable 
neighbourhood for Ripon.

  

More information on particular aspects of our proposals and the key features and benefits for new 
Clotherholme residents and existing communities can be found on the following boards:

• Board 2: Engagement 
• Board 3: The planning application for Clotherholme
• Board 4: The updated Clotherholme masterplan
• Board 5: Clotherholme Design Guide
• Board 6: Movement and connectivity 
• Board 7: Movement and connectivity proposals
• Board 8: Local centre and employment 
• Board 9: Green spaces
• Board 10: Sustainability 
• Board 11: Delivery and stewardship

Timeframes

Delivery of the site will be phased, with parcels of land released incrementally (and in line with the 
vacation of the barracks) to enable construction of approximately 100 homes a year up to 2035. 
Development will start in the north-east of the site (Deverell Barracks), close to Tarbard Avenue, Lark 
Hill Crescent and Kirkby Road, and will progress west. 

A phasing plan showing how development will progress and a timeline showing key future project 
milestones is shown on Board 11.

Employment space,
including up to 9,000 

square metres of 
office space

A two form-entry 
primary school

A local centre, 
including community 

facilities

Sports pitches with 
supporting facilities

Public open space 
covering over 50% of 

the site

Highways
improvements

Up to 1,300 homes 
and 60 homes with 

supported living

http://riponbarracks.hyas.co.uk
mailto:(joanna.vanderveen@aecom.com)
https://www.gov.uk/government/organisations/homes-england
https://www.gov.uk/government/organisations/defence-infrastructure-organisation
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2. Engagement
Our vision for Clotherholme has been developed through 
extensive engagement with the local community, including 
discussions with stakeholder and community groups. We will 
continue to engage as our plans move through the planning 
application, development and construction process. The next 
opportunity to comment will be as a response to the planning 
application when it is submitted to Harrogate Borough Council.

Our commitment to engagement 

The creation of Clotherholme is a significant opportunity for Ripon. It is therefore important that 
we get it right and ensure it meets the needs of communities both present and future. Therefore, 
we have committed to engaging with and involving local residents throughout the lifetime of the 
development, following the key principles set out below.

Following the submission of the planning application in summer 2020, Homes England and the DIO 
will continue to engage with the local community wherever possible, including through the planning 
process and Reserved Matters Applications (see Board 3 for further information).  

Engagement to date 

Engagement on Clotherholme began in 2018 and, alongside technical studies, has informed 
development of the masterplan that is being submitted as part of the planning application. The 
initial stages of engagement on the project are shown on the timeline below. Technical and design 
work has been ongoing throughout this period, including regular meetings with Harrogate Borough 
Council and North Yorkshire County Council.

We listened, we paused, we refined 

We were impressed with the level of interest shown in our proposals for Clotherholme. As a result 
of the information that was shared with us, as well as a request from the Ripon Steering Group for 
further involvement in shaping the proposals, we decided to pause and re-visit the masterplan and 
the issues raised, including employment, transport, sports provision, ecology and green infrastructure. 
We also had a number of additional discussions with local groups. This valuable input has helped 
ensure that the scheme is the most suitable and reflects the feedback we received from the local 
community.

Details of the meetings and workshops that took place as part of this second round of engagement 
are shown in the timeline below. 

Clear communications 
which are accessible and 

appropriate.

Interesting formats to 
encourage people to 

participate.

Establish trust in the process 
and the project.

Transparency as a default. Sensitivity in building 
relationships and providing 

consistency.

Clarity on the processes and 
stages, what is discussed 

and how this informs design.

2018 
Engagement 
begins

June to July 
2019
Visioning
Workshops

Discussions as part of Harrogate Borough Council’s 
Local Plan process and meetings with the Ripon 
Neighbourhood Plan Group and Ripon City Council.

Two Visioning Workshops for key local stakeholders. 
The workshops aim to capture stakeholder views in 
order to develop an emerging Vision and Development 
Objectives for the site, which are then used to shape and 
inform the masterplan. 

August and
September 
2019
One to one
meetings

Emerging
masterplan 
presented to 
wider Ripon 
community

October 2019
Information 
events

December 2019
Meeting with 
newly formed
Steering Group

An initial meeting with the Steering Group results in Homes 
England and the DIO deciding to undertake further 
engagement and review timescales for submission of the 
planning application.  Further work and engagement will focus 
on subjects such as transport, design quality and character and 
types of employment space on the site.

January to 
March 2020
Targeted 
Workshops

Informed by their additional work on the masterplan and a 
character analysis of the area, IDP facilitates targeted meetings 
with various community groups. The meetings aim to better 
understand what the community is seeking from the site.  

June and July 
2020
Follow-up 
workshops

‘You said, we did’ meetings are held with the same groups 
engaged earlier in the year. These meetings aim to explain how 
the masterplan has been developed as a result of community 
input and additional technical work. 

Further meetings with local landowners and interest groups 
to enable detailed discussions about plans for the site.

Emerging plans for the site are presented to the local 
community between 16 August and 6 September. Local 
stakeholders and residents are invited to give feedback 
through a mix of online and offline channels, including an 
engagement website and five engagement events.

Two information events are held to share information about 
the comments received during the public feedback period 
and to share progress on some of the key themes that 
came out of it.

Public events in 2019



Supporting documents for the outline planning application

The Outline Planning Application will be supported by a number of documents and drawings that 
will be available to view on Harrogate Borough Council’s website once the application has been 
submitted. These are illustrated in the diagram below.
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3. The planning application for Clotherholme
Our planning application for the proposed redevelopment 
of Ripon Barracks will be submitted in summer 2020. This 
board explains the planning process and how it applies to the 
redevelopment of the barracks site, including opportunities for 
further engagement.

Local planning policy

Our proposals for Clotherholme are consistent with Harrogate Borough Council’s Local Plan, 
which allocates the site for comprehensive redevelopment to provide much needed homes and 
employment within Ripon. The Local Plan identifies that Ripon Barracks can accommodate up to 
1,300 new homes. This represents 9.7% of the total  (13,377) homes identified as needing to be built 
within the borough of Harrogate up to 2035.

We have also considered the Ripon City Neighbourhood Plan. This Plan supports the comprehensive 
redevelopment of the site and sets out recommendations on how Ripon Barracks should be 
redeveloped. The Neighbourhood Plan needs to be considered alongside the Harrogate Borough 
Council Local Plan.

The planning application 

The outline planning application will seek to secure the principles of the development, namely: 

• The uses on site (e.g. homes, primary school, employment space, green infrastructure, open 
space and sports pitches);

• The heights of development parcels; and
• The key points of access into the site from Clotherholme Road and Kirkby Road and the main 

routes through the site.

The Outline Planning Application will provide a framework around which more detailed elements of 
the proposal can progress. It will allow different layouts and buildings to come forward in a phased 
manner to maintain flexibility over the lifetime of the project.

Outline planning application documents and drawings for approval

Supporting information

Parameter Plans
Plans showing the 
development parcels, 
heights of buildings, green 
infrastructure, access points 
and primary and secondary 
movement routes through 
the site.

Design Guide

A combination of rules and principles to translate key 
design elements and aspirations of the masterplan into 
guidance, forming a basis for the assessment of future 
Reserved Matters Applications for individual plots, buildings, 
spaces or infrastructure. 

Highways Plans
Set out the proposed detailed 
design for the new accesses 
on Clotherholme Road and 
Kirkby Road.

Development Specification
Sets out the details of exactly what permission is sought 
for. Includes the principles and parameters, which must be 
adhered to when submitting Reserved Matters Applications  
that will set out the detail of the development.

Illustrative Masterplan
Sets out what the development could look like once completed. 

Environmental Statement
Sets out the environmental impacts of the development (e.g. 
landscape, views, ecology, flooding).

Transport Assessment
Sets out the transport impacts of the development (e.g. impact on 
the road network).

Reserved Matters Applications

Should outline planning permission be granted, the next stage will be a number of Reserved Matters 
Applications that will be submitted to Harrogate Borough Council. The applications will seek detailed 
approval for each phase of the development, including:

The public will be given the opportunity to comment on these details when the applications are 
submitted to Harrogate Borough Council in the future.

Assessing the planning application

After the Outline Planning Application is submitted, it will be reviewed by a number of organisations 
and bodies (called statutory consultees), as required by planning law. These consultees have 
technical and professional expertise relevant to assessing and commenting on the proposals. For 
example, the Environment Agency will be consulted on development affecting rivers and culverts and 
Natural England will be consulted on anticipated impacts on the environment. Statutory consultee 
responses will be publicly available on Harrogate Borough Council’s website alongside the planning 
application documents and will be considered by the council as part of their determination of the 
planning application.

Layout plans Exact design of the homes, school, 
community space, employment 

space and local centre

Materials of buildings 
and public realm

Species of plants and 
trees to be planted

Details of play equipment



Making homes happen

4. The updated Clotherholme masterplan
This is the proposed indicative masterplan for the site. Our 
updated proposals have been informed by recent engagement 
undertaken with local stakeholders and community groups, 
alongside feedback gained from the public last year, outcomes 
of technical studies, the site’s constraints and additional 
masterplanning work.

These proposals bring forward land for homes, employment, education, sports and local facilities in 
addition to providing new opportunities for the public to access the site, including its open space. 
The updated proposals have been influenced by the site’s existing environment and landscape, 
in addition to its rich military history and the wider architecture of Ripon. They have been further 
shaped by key themes that have emerged out of engagement, which are listed below and explored 
in more detail on Boards 5-10.

• Design quality 
• Movement and connectivity 
• Local centre and employment 
• Green spaces
• Sustainability 

The updated illustrative masterplan is shown on the right. This indicative masterplan illustrates one 
version of how Clotherholme could be developed.  It is important to stress that the outline planning 
permission will set the broad parameters for development, with the individual detail of each phase 
of development subject to further detailed design work. Details of the specific use and nature of the 
development, including the labelled spaces on the right, will be confirmed through further Reserved 
Matters Applications, as outlined on Board 3.

Community allotments

Employment space

Local mixed use centre, 
including potential for 

community facilities, retail 
and employment space 

Primary school with
 sports pitch

Potential location for 
sports and changing 

facilities

Laver Banks

Retained woodland and 
natural landscape

Chatham Road

Extra care or supported 
living homes for the elderly

Neighbourhood play area

Mixed use 
employment space

Cycle and pedestrian link

Sports pitches

KEY:
Primary access point

Secondary access point

Cycle and pedestrian 
access point
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5. Clotherholme Design Guide
We believe that good design is fundamental to good 
place-making. The design quality of the homes and spaces 
delivered in Clotherhome will be key to delivering a new 
neighbourhood that is attractive, pleasant to live in and 
consistent with the unique qualities of Ripon’s existing built 
environment.

There was a high level of interest in the design and character of Clotherholme’s new buildings at 
all of our community engagement sessions. As a result, a key focus of our work since then has been 
further developing the design principles that will be set out in the Design Guide. This review work has 
also involved extensive engagement with Ripon Civic Society. 

Developing the right character for Clotherholme, including good place-making and high quality 
design, has been a key consideration in our approach to the site. We believe that this is an integral 
part of ensuring that the development creates long-term benefits for society and the economy. 

The Design Guide

The Design Guide sets out the key urban design and place-making principles that developers for 
the site will be required to follow in each phase of development. It will guide development of homes, 
community facilities, the primary school and employment space, as well as influencing and defining 
how the site infrastructure - its roads and public spaces - are formed.

The Design Guide for Clotherholme includes sections on:

• Character analysis
• Street scene
• Architectural character
• Green infrastructure
• Military heritage
• Materials to be used in construction

It considers the character of different areas of the site and provides guidance as to how new homes 
and buildings in those areas could be developed. Our aspiration is for each area of the site to have 
its own distinguishable style, while forming a coherent and high quality place. 

Our aim has been to consider the architecture and type of buildings in Ripon today, including its 425 
listed buildings, and interpret these in a modern way that is also sensitive to the site’s unique military 
history. The sketches below show indicative suggestions of how some of the streets and spaces in 
Clotherholme may look.

Building for Life 12

The principles in the Design Guide are complemented by the adoption of the Building for Life 12 
Standard. This is a national standard for design quality in new housing development and each phase 
of the project will be expected to secure Built for Life Accreditation under the scheme.

The Building for Life approach centres around 12 key questions which assess the quality of a 
proposed scheme’s place-making. It scores the scheme Green, Amber or Red based on how well it 
performs.

Our emphasis is on local character and distinctiveness, and we will use this approach to assess 
proposals when selecting developers to take forward the phases of the site. Proposals will be 
expected to attain a minimum of eight out of twelve greens, with additional requirements put in 
place as appropriate.

Monitoring design quality

Although Homes England and the DIO will select a developer for each phase of the site’s 
development, there is a number of ways that the quality of the homes and places delivered will be 
monitored. 

• As a supporting document for the Outline Planning Application, once approval is granted the 
Design Guide will become a document against which the Local Planning Authority will assess 
future applications for the site. 

• Development agreements will be used to set out how developers are able to develop sites, 
including design standards that have to be met.

Next steps

Detailed design for the various aspects of the site will be considered through Reserved Matters 
Applications that will be brought forward by site developers in conjunction with Homes England and 
the DIO. There will be opportunities for the community to view and input into the detailed design 
plans for each phase.

Red identifies aspects of proposals that need to be changed and where the 
scheme design fails to respond to the question positively.

Amber is used where there is clear evidence of local constraints on the scheme 
beyond the control of the design team that prevent it from achieving a green.

Green shows the design of the scheme has responded positively to the 
question.

How homes in the Claro neighborhood of Clotherholme could look How homes in the Clotherholme Road neighbourhood of Clotherholme could 
look

How homes in the Kirkby Rise neighborhood of Clotherholme could 
look

How homes in the Deverell neighborhood of Clotherholme could look

Aerial view of how the site could look
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6. Movement and connectivity
Putting in place good connections and sustainable travel 
options both within the site and to the centre of Ripon will be key 
to the success of Clotherholme. We have adopted a 
comprehensive approach to movement and connectivity, 
considering how people will travel around the area and the 
impact that the increased number of people will have on 
pedestrians, cyclists and road users on the current network.

Creating Clotherholme will increase the amount of travel to and from the site, and how this will 
impact existing roads has been an area of interest and concern for those we have spoken with. Our 
work has also considered how people will move about the site itself, and how sustainable travel to 
and from the centre of Ripon can be achieved. Some of the particular topics that have been raised 
in relation to the site are listed below.

In preparing the masterplan and proposals for the site, the project team has worked closely with 
Harrogate Borough Council and North Yorkshire County Council as the Local Highway Authority on a 
package of movement and connectivity and highways proposals. 

Transport Assessment

A Transport Assessment has been prepared to consider the impact of the development on local 
highways and walking and cycling routes.  It considers existing traffic generated from the barracks 
and future traffic likely to be generated by other proposed development sites.  A number of traffic 
counts were undertaken across Ripon’s highway network between 1 and 8 June 2019 (during 
school term times) and we have since carried out additional traffic counts to ensure that we have 
all the information required.  Taking account of all this information, the Transport Assessment has 
established the development’s impact on local highways and puts forward proposals to mitigate this 
impact.  

What does this mean? 

The Transport Assessment concludes that the impact of additional traffic caused by the creation of 
Clotherholme can be appropriately mitigated as a result of the improvements we are proposing. 
Board 7 shows an overview of our proposed improvements.

We are continuing to work with North Yorkshire County Council to jointly develop the detailed design 
of the junctions and we are confident that these are the most appropriate solutions that can be 
delivered for Ripon.  

Increased 
congestion

The impact on key 
routes, such as Kirkby 

Road and 
Clotherholme Road

The need for 
frequent and 
reliable public 

transport options

The importance 
of good quality 

walking and 
cycling routes

Common suggestions

A number of proposals and suggestions were put forward during our discussions with the community 
and stakeholder groups. Some of these are listed below, with an explanation of how they have been 
considered and whether they will be taken forwards. More details on our transport and connectivity 
proposals are given on the next board.

Improve walking and cycling 
proposals. We propose to 
provide better facilities for 
pedestrians and cyclists along 
Kirkby Road, Clotherholme 
Road and through Laver Banks 
to Galphay Lane and beyond. 
These will link into existing cycle 
and pedestrian routes to provide 
connectivity to Ripon, the wider 
area and the countryside.

Improvements to widen 
existing highways. We 
are proposing a range of 
measures to improve existing 
routes, including road junction 
improvements, dedicated 
cycle routes and widening 
footways.

Improve access to site.  As well as 
improvements to pedestrian and 
cyclist routes, we are also proposing 
a number of improvements to 
junctions. These will primarily be city 
centre junctions, as described on the 
following board.

Vehicular link between 
Clotherholme Road and 
Galphay Lane. Although we have 
received feedback suggesting 
a new vehicular link between 
Clotherholme Road and Galphay 
Lane, our studies have shown that 
this is not required. 

Link road and bypasses. Although we have received 
feedback suggesting a new link road or bypass is needed, 
our studies have shown that this is not the case. The 
Transport Assessment shows that the junction improvement 
we are proposing in the centre of Ripon will result in 
the additional traffic from the development being fully 
accommodated within the existing road network.

Improve public transport provision. The 
bus funding contribution described on 
the following board will improve public 
transport provision in the area to increase 
sustainable travel between Clotherholme 
and the centre of Ripon.

Our approach

Our proposals are designed to reduce the need for travel by providing facilities on the site. Where 
travel is required, we are proposing sustainable transport improvements to encourage people to 
use public transport, walk or cycle, and highways improvements to increase the capacity of key 
junctions, improving how they function and better managing traffic within the city.
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Existing and proposed bus route

7. Movement and connectivity proposals

Next steps

We will continue to work with North Yorkshire County Council to develop the city centre junction 
improvement proposals. We will engage with bus providers on potential improvements to existing 
services and contributions to citywide services. We will also agree the connectivity approach 
for Clotherholme Road, Galphay Lane and Kirkby Road, and continue to develop the proposed 
movement and connectivity improvements described on this board.

Changes at Coltsgate Hil

Changes to signalling at Skellgate junction

City centre junctions

The following highway improvements are being developed to address the increase in traffic 
caused by the development. It is our aspiration to deliver these improvements at the start of 
the development programme. They will increase the capacity of the junctions to minimise delay 
and queue lengths.  Taking into account traffic generated by Clotherholme, by the time the 
development is complete (2035) all four junctions will work better than they do today.

State of the art traffic light control systems will be installed, 
enabling more traffic to pass through the junction. In addition, 
a change will be made to the signal sequence to allow the 
Somerset Row and Water Skellgate arms of the junction to run 
simultaneously.

Proposed signalised crossing to replace existing zebra crossing 
facility.

Existing priority junction to be signalised with pedestrian 
crossing facilities on all approaches.

State of the art traffic light control systems will be installed, 
enabling more traffic to pass through the junction.

12 metre right turn box added for turners from North Street’s 
north arm to Coltsgate Hill. This will make the junction more 
legible for drivers and prevent right turners blocking ahead 
movements.

Realignment of Coltsgate Hill’s northern kerb line to allow 
for two lanes for 18 metres, which gives extra room for HGVs, 
reducing their need to straddle both lanes. The extra lane 
also increases the capacity of the stop line, with more traffic 
passing through the junction every time the signals are on 
green.

State of the art traffic light control systems will also be installed, 
enabling more traffic to pass through the junction.
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Change the current priority give way at Westgate/Blossomgate junction to a 
signalised junction

1

2

3

North Street western arm left lane changed to left turning 
traffic only and right lane changed to ahead and right turning 
traffic. This will increase the number of vehicles that can pass 
over the stop line when signal is on green.

12 metre right turn box for turners from North Street’s western  
arm into Princess Street. This will make the junction more 
legible for drivers and prevent right turners blocking ahead 
movements.

15 metre right turn box for turners from North Street’s eastern 
arm into A6108/Palace Road after the stop line. This will make 
the junction more legible for drivers and prevent right turners 
blocking ahead movements.

State of the art traffic light control systems will also be installed, 
enabling more traffic to pass through the junction.
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Changes to Clocktower junction

KEY
Existing bus route

Proposed route extension

Connecting Clotherholme to the centre of Ripon

Public transport. We will provide a financial contribution to improve public transport to 
Clotherholme. These funds will either be used to improve the route and frequency of bus services as 
shown on the plan below, or as a contribution towards a wider public transport strategy for Ripon 
that achieves a Ripon-wide connected bus service. We are working with North Yorkshire County 
Council to progress this.

Improved walking and cycling routes. Both our technical studies and the feedback received to date 
have highlighted Clotherholme Road and Kirkby Road as key areas for improvement. As a result, we 
are proposing a number of interventions to improve the experience of walkers and cyclists along 
Clotherholme Road / Park Street / Westgate. We are also developing proposals to ensure there is 
good footway connectivity between Kirkby Road and the city centre, and are exploring the possibil-
ity of introducing cycle parking near the city centre. A plan showing our proposed walking and cy-
cling improvements, alongside key pedestrian and cycle routes, can be downloaded here (3 pages).

Connectivity in Clotherholme

Clotherholme will be well connected throughout, with walking and cycling the main ways that 
people living there will get around the site. Hedge and tree lined footpaths and cycle lanes will 
provide attractive routes that connect to existing routes to destinations such as Fountains Abbey and 
the centre of Ripon.

We are proposing a new pedestrian and cycle route through Laver Banks to Galphay Lane, which 
then links into an existing network of footpaths, cycle routes and bridleways. This includes routes to 
Fountains Abbey and south Ripon, as well as providing an alternative route to the centre of Ripon. 
A plan showing our proposals for this link, alongside other key pedestrian and cycle routes and pro-
posed walking and cycling improvements can be downloaded here (3 pages).

The map below shows the main proposed walking and cycling routes within Clotherholme, as well 
as key access points for all modes of transport, and it will be included in Design Guide. There will be 
more routes through the site, which will be planned when detailed planning permission is sought for 
development parcels.

http://riponbarracks.hyas.co.uk/assets/images/pdf/walkingcycling.pdf
http://riponbarracks.hyas.co.uk/assets/images/pdf/walkingcycling.pdf
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8. Local centre and employment 
Clotherholme will become a thriving place with a vibrant local centre that provides spaces to work, 
learn, socialise and relax.

Facilities within the local centre

The planning application will seek approval for a local centre, anticipated to be completed in 2029, that will be a flexible space that Clotherholme
residents can use and enjoy. It makes provision for a range of facilities, the exact mix of which will be driven by market demand. However, we have 
developed our plans to include space for the types of facilities listed below, and located the supported living homes close to the local centre so that 
these residents have easy access to the amenities it provides. A number key gives indicative locations for each of these facilities on the map to the right.

Retail space for residents and visitors 
to the area. This could include a cycle 
hub, local café, convenience store, 
hairdressers or dry cleaners. It could 
also be used for other supporting 
facilities, such as a GP surgery.

A state of the art new 2 Form-Entry 
Primary School with sports pitches, 
helping to attract families to the area. 
This will be an Academy and we are 
already discussing delivery methods 
with North Yorkshire County Council.

Flexible community facilities offering 
purpose-built space for community 
groups to deliver services locally. This 
could be a multipurpose building able 
to host events, exercise classes, the 
arts, meetings and other activities.

A main square that will be the centre 
of Clotherholme, bringing a strong 
sense of place to the development. It 
could include additional facilities such 
as seating areas and Amazon lockers.

Updated masterplan 2020

Employment

A key focus of our discussions with community groups has been whether large industrial-type units or smaller workshops, labs or offices are more 
appropriate for Clotherholme. We have concluded that smaller office-type accommodation is the best fit for the site, based on what is required now and 
what might be required in the future. The provision of flexible working environments will provide employment opportunities across a variety of professions. 
The information below gives an idea of the kinds of spaces that could be provided on site.

Small offices and workshops, 
including business incubator units 
to support entrepreneurs and small 
businesses.

Collaborative workspaces  or ‘maker 
spaces’ where people can gather to 
create, invent and learn, with access 
to equipment and  tools such as 3D 
printers.

An Innovation Hub where businesses 
from growing markets such as the 
creative, digital and renewable 
sectors can work in close proximity 
and share ideas.

Fibre connectivity provided 
across the site. Fibre Nation are 
already operating in Ripon and this 
provides an ideal opportunity to link 
Clotherholme into an existing roll out.

1

1 2 3 4
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How our proposals have changed

Since our engagement with the community in 2019 we have made a number of changes to our 
proposals for the local centre. Some key changes are highlighted in the bullet points below.

• Introduction of wider, green routes and additional natural landscape features such as ponds.
• Moving the primary school further south within the local centre, and moving some of the 

playing pitches to be closer to the school.
• Providing employment space throughout the local centre to create more of a mixed use, 

modern space.

 

5 6 7 8
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9. Green spaces

1

2

3

Parkland in Laver Banks. 
Laver Banks is currently made up of a wooded river corridor, 
planting and grassed areas previously used for military 
training. Our proposals will see it transformed into parkland, 
which will be a key recreational space for Clotherholme as well 
as attracting visitors from across Ripon and further afield. The 
new park will be biodiverse and rich in ecology, with a network 
of walking and cycling routes that link to existing routes to 
wider Ripon and beyond.

Wide green routes across the site.
The current site includes strong lines of trees adjacent to 
roads, specific planted areas and playing pitches set in a 
military landscape. Our proposals will see new pedestrian, 
cycle and vehicular routes created through the site. Alongside 
swales (sunken channels to aid drainage and surface water 
run-off) and new landscaping, these routes will improve the 
site aesthetically, boost its ecological health and encourage 
sustainable travel.

Enhancing the site’s natural landscape.
Our proposals will see the whole site opened up and linked 
into wider Ripon. As part of this, we will preserve of many of the 
site’s existing habitats, including woodland, open space and 
the river valley.

4

5

6

Using Sustainable Urban Drainage Systems (SuDS)
These systems will help to alleviate flood risk and increase 
natural drainage, making Clotherholme more resilient to 
climate change. SuDS are a way of storing and/or re-using 
surface water at the source. SuDS will be used throughout the 
site, but some of the main locations are indicated on this plan.

Playing pitches. 
We are proposing 7.44 hectares of playing pitches in a flexible 
layout that will enable a range of sports and games to be 
played by both locals and the wider Ripon sporting community. 
This is an increase in the area of marked playing pitches on 
the current site, and their final use and layout will be informed 
by Harrogate Borough Council’s Playing Pitch Strategy and 
in discussion with sports clubs. Potential facilities to support 
sports uses, such as a clubhouse, changing rooms and parking, 
will continue to be discussed and progressed with Harrogate 
Borough Council and sports clubs.

Small neighbourhood play spaces. 
A number of play areas will be provided in prominent and 
accessible locations across the development.

7
Allotments.
Allotments located near homes will encourage local food 
production, community spirit and the self-sustainability of the 
site. 

How our proposals have changed

Since our engagement with the community we have made a number of changes relating to green 
space and sports facilities. 

• Sports pitches are clustered and better connected, with consideration of potential supporting 
facilities and future operation and management.

• Introduction of wider, green routes for walking and cycling, also helping to create a more 
distinctive and attractive place. 

• Making greater use of natural flood management methods reduce the risk of floods.

Next steps 

The detailed design for various aspects of the site (such as options for sports facilities) will be 
considered through Reserved Matters Applications prepared by developers working with Homes 
England and the DIO. Residents of Ripon will have the opportunity to view and comment on the 
proposals that developers bring forward, as outlined on Board 3. In addition, Homes England and the 
DIO will develop a landscape management plan, which will be used to further shape plans for Laver 
Banks and ensure that it is well used and maintained. The long-term management and maintenance 
of the Laver Banks parkland, playing pitches and supporting facilities will be determined at a later 
stage.
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Our aim is to preserve and enhance the site’s environment 
through an integrated approach to landscape, environment, 
ecology and playing pitch provision. We will do this through 
retaining and enhancing existing high quality environments to 
retain character and functionality, whilst strengthening green 
corridors that will connect the site and provide linkages to key 
features and the wider landscape. Over 50% of the site will be 
green space and playing pitch provision will be increased, with 
access to more informal green spaces throughout the site forming 
part of the wider recreational offer, which includes parkland.

Ensuring a strong playing pitch and recreation offer was one of the key drivers in the further 
development of the masterplan. This was as a response to questions and concerns raised during 
our engagement, and we have worked closely with Harrogate Borough Council and considered the 
views of community groups when further developing our plans. 

Our proposals
How our proposals have changed
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10. Sustainability 
We want Clotherholme to be sustainable and resilient to the challenges posed by a changing environment, as well as being a 
pleasant place to live. This board outlines how we will try and ensure that the development achieves this goal, balancing a range of 
environmental, social and economic factors. We have also conducted environmental studies to assess the development’s impacts on 
noise and air quality, which have confirmed that no significant issues will be caused.

In our design process we have followed the principles of ‘One planet living’, which is about reducing our impact on the planet. We want to create a place for everybody, with a well-balanced mix of uses and 
a thriving community hub that are designed to minimise reliance on energy hungry activities. We have also thought about how people will live in future, considering new ways of working and the impacts of 
climate change. The diagram below outlines the key sustainability aspects of our proposals. Additional information about each of the aspects is given via the matching numbers on the right-hand side. 

Enhancing biodiversity. As well 
as making pleasant spaces for 
residents and visitors to enjoy, 
the network of green spaces 
throughout Clotherholme will 
retain and enhance existing 
habitats for native wildlife. We 
will also deliver 10% biodiversity 
net gain, which means creating 
a site whose natural environment 
is improved as a result of its 
development. 

Community facilities. As outlined 
on Board 8, providing flexible 
workspaces, digital connectivity 
and supporting infrastructure will 
allow Clotherholme to adapt to 
changes in the ways we live and 
work. Our proposals also intend 
to reduce isolation and to help 
enable an aging population 
and those with accessibility 
requirements to live independently. 

Reducing Clotherholme’s carbon 
footprint.  All new development at 
Clotherholme will achieve the carbon 
dioxide emissions standards set out 
in the relevant building regulations. 
The development will also welcome 
the government’s forthcoming 
Future Homes Standard for new 
homes, allowing houses on site to be 
potentially future-proofed with low 
carbon heating and energy efficiency 
measures, and we will aim to 
minimise carbon during construction 
by using sustainable materials where 
possible and minimising construction 
waste.

Building resilience to climate 
change. We will use landscape 
and other natural design 
features to protect the 
community from the effects of 
climate change. In particular, 
our plans include a site-wide 
Sustainable Urban Drainage 
System and avoid building in 
Flood Zones 2 and 3, helping 
ensure resilience against 
flooding.

Reducing water usage and waste. 
Strategies will be developed to set 
targets for the reuse, recyclability and 
environmental safety of building materials 
to be used across the site. 

Sustainable travel. We will aim to further reduce 
carbon emissions by putting in place facilities and 
services that reduce the need for private car use. We 
will do this by providing improved public transport 
connections (see Board 7) and by having a range 
of facilities and flexible workspaces on site (see 
Board 8), reducing residents’ need to travel from 
Clotherholme for essential services. Cycle parking will 
also be provided on the site.

6

Considerable care is being taken to understand 
the ecology of the site and to ensure that 
animals and their habitats are protected or 
managed. Laver Banks, the three main green 
routes and the ponds to the north of the site will 
play an important role in achieving improved 
biodiversity. 

New homes will be designed so that a typical 
household uses less than 125 litres of water per 
day, and our proposals aim to minimise future 
neighbourhood waste by providing space for 
recycling and composting at homes and within 
the local centre.

Electric vehicle use will be encouraged by 
enabling homes with off-street parking to have 
charging points. Charging points will also be 
available across the site, subject to securing a 
commercial operator.

We anticipate that carbon reduction will be 
achieved via a combination of sustainable 
design features such solar-shading and cross 
ventilation to regulate building temperatures. 
We will also promote the use of new 
technologies such as heat pumps and solar 
panels to reduce energy usage and generate 
energy on site.

Sustainable Urban Drainage Systems will to 
retain water after heavy rainfall, carefully 
managing its flow and discharging it from the 
site to avoid downstream flooding.

We plan to integrate supported living 
facilities with other forms of housing on site 
and are looking into how we can provide 
intergenerational opportunities within the local 
centre. 
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Summer 2020

Winter 2020/2021 Early 2021

Planning 
application
submitted

Planning
application 
decision 

Selection of 
Phase 1
developer 

Army vacate 
Deverell Barracks

Late 2021

Construction 
begins

Summer 2022

Army complete 
vacation of rest of 
site

Early 2024

Clearance of rest of 
site

Construction of the 
primary school and 
creation of Laver Banks 
parkland begin

Summer 2024

Construction
of employment space 
begins

New primary school 
opens

2025

11. Delivery and stewardship
Homes England and the DIO have been working together to 
establish how the development at Clotherholme can be phased.  
This is informed by a number of factors including the army’s 
timescale to relocate, and may therefore need to change based 
on their requirements and, therefore the phasing plan needs to be 
flexible.

The plan below shows our indicative phasing plan for construction on site. The phasing plan will be 
submitted for information with the Outline Planning Application.

Working with developers

Homes England and the DIO will not build any of the development at Clotherholme themselves. We 
will act as a master developer, with each phase being delivered by individual private developers. 
The process of selecting developers will follow public procurement best practice process and will be 
done via the Homes England Delivery Partner Panel. More information on the Panel is given below.

As noted on Board 5, design quality will be achieved across the site and the Design Guide will be key 
to ensuring this happens.

This approach has been used on other Homes England projects across the country, such as early 
phases of Homes England’s sites at Northstowe (near Cambridge) where we have selected Urban 
Splash and Burgess Hill (Mid Sussex) where we have selected Countryside Properties.  They have 
produced outstanding schemes, which will set a high bar for future phases.

Countryside Properties at Burgess Hill Urban Splash at Northstowe

Delivery Partner Panel

When we appoint developers from the Delivery Partner Panel as is proposed for Clotherholme, we 
use legal documents known as Building Leases.  These leases will give Homes England and the DIO 
control over the actions of a developer. We will ensure a developer delivers the scheme and the 
quality of development that they were appointed to deliver.  Importantly, Homes England and the 
DIO can terminate arrangements with a developer if they do not deliver a scheme they committed 
to deliver.  

This route is very different from a traditional approach, where sites will be bought freehold by a 
developer after planning permission is granted, so that freehold ownership of the site sits with the 
developer and they can control how they bring the site forward. Even though planning permission 
is granted, this does not prevent them from applying for changes to a planning authority. The 
Building Lease approach provides much more assurance that quality is delivered at sites such as 
Clotherholme.

Laver Banks 

Key for Clotherholme are our proposals for Laver Banks. These will incorporate sports facilities (see 
Board 9) as well as a network of pedestrian and cycle routes and linkages (see Board 7).  Homes 
England and the DIO will seek to appoint a separate organisation to maintain and manage the 
parkland and has commenced initial discussions.  Having a dedicated organisation in place will 
ensure the park’s long-term future as an enhanced asset for both the residents of Clotherholme and 
the City of Ripon.

Timeframes

The timeline below shows our anticipated key future milestones for the development of 
Clotherholme. 

Autumn 2020

Further discussions with North Yorkshire County Council and the 
Local Enterprise Partnership to develop plans for the school and 
employment facilities

Site clearance of
Deverell Barracks

Late 2021 Summer 2022 - Spring 2024

Detailed design for the primary school, 
Laver Banks parkland and 
infrastructure across Claro

2026 2026 - 2034

Completion of Laver 
Banks parkland, 
including sports provision

Construction of 
remaining phases

2035

Construction 
complete

Indicative Phasing and 
timescales   

• Phasing plan will be 
submitted with outline 
planning application 

• However phasing is intended 
to be  exible 

• Each phase / parcels will 
be delivered by individual 
developers

• Summer 2022 for  rst start 
on site by house builders  

DRAFT 

Clotherholme Village 

Stakeholder 1:1’sStakeholder 1:1’s

Phase 1   2022-2025
Cells 0, N & K

Phase 2 2024-2026
Cells L, M & P (extra care), Playing 
Pitch Provision 

Phase 4 2028 -2029

Cell D

Phase 5 2029-2030
Cell H1

Phase 3 2026-2028
Cells J2, C1, C2

Phase 6 2030-2032
Cells R & B

Phase 7 2032-2033
Cell F1

Indicative phasing 

School provision 2025

note detailed 
phasing will be 
included within 
outline planning 
application 

Phase 8 2033-2035
Cell A & E

Employment 2025 onwards 
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