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BACKGROUND 
 
1.0 Adopted Core Strategy Policy JB3 requires the protection and improvement of the 

District’s best and good quality employment sites. These represent the District’s 
key employment sites and gradual erosion through encroachment of alternative 
uses will be resisted.  It is proposed, through the emerging Sites and Policies DPD, 
that these sites will be classified together with a criteria based policy for their 
protection.  They will also be identified on the Proposals Map. 

 
1.1 As part of the evidence base for the LDF, the Council commissioned Drivers Jonas 

to undertake an Employment Land Review (ELR).  This can be viewed on the 
Councils website www.harrogate.go.uk/ldf . As part of this process they carried out 
a qualitative assessment of a number of employment sites across the District in 
order that they could be classified according to their importance and function in the 
employment hierarchy. 

 
1.2 In carrying out this qualitative assessment Drivers Jonas primarily looked at those 

sites that were identified as an allocation or commitment in the adopted Local Plan, 
together with a number of sites that had historically come under pressure for 
alternative uses.  They generally did not look at those sites that were established 
and fully occupied.  The intention was that the Council would undertake the 
assessment of those existing employment sites not included in the ELR, together 
with any alternative sites that were suggested to the Council adopting the same 
methodology as that for the ELR. 

 
AIMS AND OBJECTIVES 

 
2.0 The aims and objectives of the assessment work are to: 
 

·  Undertake a qualitative assessment of those existing employment sites not 
previously assessed as part of the earlier ELR and those additional sites 
identified to the Council in line with the assessment methodology set out below. 

·  Ensure that those sites identified as potential Best and Good sites are 
supported by robust evidence. 

 
2.1 This report outlines the methodology used and details the results of the qualitative 

assessment for the following sites: 
 

·  Hornbeam Park, Harrogate 
·  Claro Park, Harrogate 
·  Plumpton Park, Harrogate 
·  Killinghall Stone Quarry, Killinghall 
·  Manse Lane Industrial Estate, Knaresborough 
·  Dallamires Lane, Ripon 
·  Marston Business Park, Tockwith 
·  Tockwith Business Park, Tockwith 

 
 

METHODOLOGY 
 
3.0 The purpose of undertaking a qualitative assessment is to rigorously and 

systematically appraise employment sites in terms of market attractiveness, 
sustainability and strategic planning considerations.  It also allows the sites to be 
scored against relevant criteria.   
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3.1 Three rating scores were required for each of the site’s assessed, one for 

commercial attractiveness (market), one for environmental sustainability and one 
for strategic planning considerations. The rating score system applied is set out 
below: 

 
Qualitative Assessment – Rating Score System 

  
Description Rating Score 
Very Poor 1 
Poor 2 
Moderate 3 
Good 4 
Very Good 5 

 
For each site assessed an indicative score is made against each of the appraisal 
criteria set out below: 

 
Qualitative Assessment Appraisal Criteria 

 
Factor Appraisal Criteria 
Commercial (Market 
Attractiveness) 

Quality of existing portfolio and internal 
environment 
Quality of the wider environment 

 Accessibility 
 Market conditions / perception of demand  
 Ownership 
 Physical site development constraints 
 Site development attractiveness 

 
Environmental 
Sustainability 

Prudent use of natural resources 
Effective protection and enhancement of the 
environment 
 

Strategic Planning Social progress and regeneration 
 Economic development 

 
3.2 The total scores are derived for each of the three ratings by providing an average 

for the individual scores for each criterion. 
 
3.3 The qualitative assessment also enables sites to be categorised in terms of their 

importance and role within the District and wider area.  The employment land / 
sites which have been assessed can be broadly sub-divided into the following 
categories: 

 
1. ‘Best Urban’ (BU) – Good quality sites suitable for local or incoming clients with 

a national/regional choice of locations. 
 

2. ‘Good Urban’ (GU) – Good quality sites mainly suitable for locally-based 
clients. 

 
3. ‘Other Urban’ (OU) – Sites which (could) perform a role for local clients. 

 
4. ‘Other Local’ (OL) – Moderate to poor quality sites which may have potential for 

release to other forms of development subject to monitoring. 



 3

 
3.4 Although site categories are often defined as ‘Urban’, there may be certain 

circumstances where sites falling within such categories are located outside of 
existing settlements.  

 
RESULTS 

 
4.0 Appendix 1 contains the detailed site schedules and maps for each of the sites 

assessed with a summary provided below. 
 

Hornbeam Park, Harrogate 
 
4.1 Hornbeam Park is a well established and maintained business park.  It is fully 

developed with no vacant plots, although there is some evidence of vacant 
buildings.  A range of uses are accommodated, predominantly workshop/light 
industrial units, some office accommodation and also other uses including budget 
hotel, restaurants, childcare and health club.  There are two landmark buildings on 
the site, The Inspire and The Lenz. 

 
Commercial (Market Attractiveness) 

 
4.2 Hornbeam Park is generally well occupied with any vacancies mainly confined to 

the lower quality accommodation to the south west and the mews type office 
accommodation located on Hornbeam Square South. 

 
4.3 Overall, the site scores well in commercial terms and the re-use/continued use of 

the buildings for employment use is likely to remain attractive to the market.   
 

Environmental Sustainability and Strategic Planning 
 
4.4 The site scores well against environmental sustainability as there is good potential 

to reduce the need to travel by car offered by the location of the train station on 
site.  The site is however, surrounded on two sides by the Special Landscape Area 
which give it added site sensitivity. 

 
4.5 The strategic planning score is high because of the site’s potential ability to 

contribute to Harrogate’s sub-regional role and potential to provide further 
employment accommodation on the Harrogate College site. 

 
Role within Employment Hierarchy 

 
4.6 Overall, Hornbeam Park is classified as being within the ‘Best Urban’ category 

which performs an important function, including for larger (incoming) occupiers. 
 

Claro Park, Harrogate 
 
4.7 This is a fully developed site with only one vacant plot which has been acquired by 

a current occupier for expansion. It comprises a range of industrial units and 
warehouses of varying ages and quality.  Claro Court business centre is contained 
within the site which provides smaller managed work spaces. 

 
Commercial (Market Attractiveness) 

 
4.8 The site scores moderately against market attractiveness factors. The 

reuse/continued use of buildings for employment use is likely to be attractive and 
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should continue to attract small/medium enterprises however it does have poor 
access to the strategic road network and there is limited access to local facilities 
and bus services. 

 
Environmental Sustainability and Strategic Planning 

 
4.9 The site scores only moderately against environmental sustainability and strategic 

planning considerations because although it is of low sensitivity in terms of 
environmental resources, there is limited potential to reduce the need to travel by 
car. 

 
Role within Employment Hierarchy 

 
4.10 Overall, Claro Park is classified as being within the ‘Good Urban’ category suitable 

mainly for locally based clients. 
 
Plumpton Park, Harrogate 

 
4.11 This is a fully developed site with no vacant plots and limited indication of  

vacant units.  The uses are predominantly light industrial with small trade counters 
and Betty’s Cookery School. 

 
Commercial (Market Attractiveness) 
 

4.12 The site scores moderately well against commercial considerations as it has  
moderate access to the strategic highway network and good access to public 
transport and local services and facilities.  The reuse/continued use of buildings for 
employment use is likely to remain attractive to the market. 

 
Environmental Sustainability and Strategic Planning 

 
4.13 The site offers good potential to reduce the need to travel by car and offers low 

sensitivity in terms of environmental resources which give it a good sustainability 
score.  

 
Role within Employment Hierarchy 

 
4.14 Overall, Plumpton Park is classified as being within the ‘Good Urban’ category 

suitable mainly for locally based clients. 
 

Killinghall Stone Quarry, Killinghall 
 
4.15 A disused quarry that has seen sporadic/ad hoc development generally  

accommodating users related to the quarry industry. 
 

Commercial (Market Attractiveness) 
 

4.16  The site lies in close proximity to the strategic road network however the ease  
of access is difficult.  All the units on the site appear occupied and the owners are 
looking to retain the site in employment use and potentially develop it further. Part 
of the site however lies in Flood Zone 3, there are changes in levels across the site 
and access is difficult which all would limit the opportunities for further 
development. 
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Environmental Sustainability and Strategic Planning 
 
4.17 The site has moderate to good potential to reduce the need to travel by car as 

the site is accessible by bus, however it scores poorly against the sequential 
location test and lies within a Special Landscape Area. 

 
Role within Employment Hierarchy 

 
4.18 Overall, Killinghall Quarry is classified as being within the ‘Other Local’ category, 

generally of a poor quality. 
 

Manse Lane Industrial Estate, Knaresborough 
 
4.19 This is a developed site with minimal vacancies.  A range of uses are  

accommodated, predominantly workshop/light industrial units with some recent 
new build office accommodation. 

 
Commercial (Market Attractiveness) 
 

4.20 The majority of the site is a relatively modern purpose built industrial estate  
which is generally in good condition.  There is good availability to local facilities and 
the site has good access to the strategic highway network.   
 

4.21 The site scores moderate to good for commercial attractiveness and the  
re-use/continued use of buildings for employment use is likely to remain attractive 
to the market.  

 
Environmental Sustainability and Strategic Planning 

 
4.22 The site scores well in terms of environmental sustainability as there is  

moderate potential to reduce the need to travel by car and it scores well against 
the sequential location test.  The site is of low sensitivity in terms of environmental 
resources.  

 
Role within Employment Hierarchy 

 
4.23 Manse Lane is classified as being within the ‘Good Urban’ category due to its  

ability to cater for locally based clients.   
 

Dallamires Lane, Ripon 
 
4.24 This is a fully developed site with no vacant plots and limited vacant units.  A  

range of uses are accommodated on the site with a significant amount of non B 
use class employment uses including trade counters, car showrooms and non-
trade showrooms together with a leisure centre. 

 
Commercial (Market Attractiveness) 
 

4.25 The site provides for a mix of light industrial and warehouse accommodation of 
moderate to good quality and has very good road frontage visibility.  The site has 
good access to the strategic road network, feeding directly on to the Ripon By-
Pass however there is no bus access convenient to the site. 

 
4.26 The site scores moderate to good in terms of commercial attractiveness and  
 re-use/continued use of the buildings for employment use is likely to remain  
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 attractive to the market. 
 

Environmental Sustainability and Strategic Planning 
 
4.27  Although the site scores relatively well against the sequential location test,  

there is limited potential to reduce the need to travel by car.  The site is of low 
sensitivity in terms of environmental resources.  

 
Role within Employment Hierarchy 

 
4.28 Dallamires Lane is classified as being within the ‘Good Urban’ category due to its 

ability to cater for locally based clients.   
 

Marston Business Park, Tockwith 
 

4.29 The site has seen adhoc/sporadic development and although it is substantially 
developed, there are pockets of vacant/underused land throughout the site that 
could be further utilised for employment development.  There is some indication of 
vacant buildings. A range of uses are accommodated, predominantly 
workshop/light industrial units and offices. A large area to the north west is given 
over to the storage of caravans. 

 
Commercial (Market Attractiveness) 
 

4.30 The site provides for a mix of light industrial and warehouse accommodation of 
moderate to good quality.  There is moderate availability to local facilities. The site 
lies in moderate proximity to the strategic highway (A1) however access involves 
the use of a minor road.   

 
4.31 The site scores moderate for commercial attractiveness and re-use/continued use 

of the buildings for employment use is likely to remain attractive to the market. 
 

Environmental Sustainability and Strategic Planning 
 
4.32 The site scores well in terms of the potential to reduce the need to travel by car 

due to the proximity of the key bus network with a bus stop right outside the site.  
The site is of low sensitivity in terms of environmental resources however it scores 
poorly against the sequential location test due to its rural location.  

 
Role within Employment Hierarchy 

 
4.33 Marston Business Park is classified as being within the ‘Good Urban’ category due 

to its ability to cater for locally based clients 
 

Tockwith Business Park, Tockwith 
 

4.34 The site is substantially developed however there is one area of land to the east of 
this site which is currently vacant.  This land is currently subject to a pending 
application for the erection of 24 starter units. 

 
4.35     Site consists of 3 warehouse units and 1 large central building of industrial   
           appearance that is currently used for storage. 
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Commercial (Market Attractiveness) 
 
4.36      The site scores moderate for commercial attractiveness and re-use/continued  

use of the buildings for employment use is likely to remain attractive to the      
market. 

 
4.37 The site provides for a mix of light industrial and warehouse accommodation of 

moderate quality.  There is moderate availability to local facilities however these 
are restricted to the village of Tockwith. The site lies in moderate proximity to the 
strategic highway (A1) however access involves the use of a minor road.   

 
Environmental Sustainability and Strategic Planning 

 
4.38 The site scores poorly in terms of the potential to reduce the need to travel by car 

due to the lack of a convenient bus stop near the site.  The site is of low sensitivity 
in terms of environmental resources however it scores poorly against the 
sequential locations test due to its rural location.  

 
Role within Employment Hierarchy 

 
4.37 Tockwith Business Park is classified as being within the ‘Other Urban’ category 

which (could) perform a role for local clients. 
 
 

CONCLUSIONS 
 

5.0 This report has provided a qualitative assessment of those sites not covered by the 
Employment Land Review and has classified each site according to the same 
methodology used by the ELR.  The classification of these sites is shown below. 

 
Best Urban Good Urban Other Urban Other Local 
Hornbeam Park, 
Harrogate 

Claro Park, 
Harrogate 

Tockwith 
Business Park 

Killinghall Stone 
Quarry, Killinghall 

 Plumpton Park, 
Harrogate 

  

 Manse Lane, 
Knares. 

  

 Dallamires 
Lane, Ripon 

  

 Marston 
Business Park, 
Tockwith 

  

 
5.1 Adopted Core Strategy Policy JB3 requires the protection and improvement of the 

District’s ‘Best’ and ‘Good’ quality employment sites. These represent the District’s 
key employment sites and gradual erosion through encroachment of alternative 
uses will be resisted.  It is proposed, through the emerging Sites and Policies DPD, 
that these sites will be classified together with a criteria based policy for their 
protection.  They will also be identified on the Proposals Map.  This qualitative 
assessment, together with the ELR, classifies these sites and they are detailed 
overleaf. 
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 Best Urban Good Urban 
   
Harrogate Cardale Park Claro Park 
 Hornbeam Park Plumpton Park 
   
Knaresborough St James Park Manse Lane 
   
Ripon  Boroughbridge Road 
  Harrogate Road 
  Dallamires Lane 
   
Boroughbridge  Bar Lane (Becklands Cl 

and Brickyard Rd) 
   
Masham  Fearby Road 
   
Rural Melmerby Business Pk Marston Business Pk, 

Tockwith 
  Dunlopillo, Pannal * 
Those sites in italics are classified through the ELR 

 
* This site was identified within the ELR as a ‘Other Urban’ site however in order to 
promote it for mixed use and protect the employment element it is to be classified 
as a ‘Good Urban’ Site 
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 Appendix 1 
 
Hornbeam Park, Harrogate 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total site area of 18.6ha, this is a fully developed site 

with no vacant plots 
·  Some indication of vacant buildings 
·  A range of uses are accommodated, predominantly 

workshop/light industrial units, some office 
accommodation and also other uses including budget 
hotel, restaurants, childcare and health club. 

·  Part of the Harrogate College complex has previously 
been identified as a Preferred Option for employment 
use. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site comprises a mix of light industrial/warehouse 
accommodation and some office accommodation.  
The accommodation is generally of a good quality and 
of recent heritage and includes two ‘land mark’ 
buildings – The Inspire and the Lenz. 

·  The older, poorer quality accommodation is generally 
situated to the south west of the site, nevertheless this 
is generally fully let. (beyond the college complex 
which is also of poorer quality) 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit 

·  External and public areas are of a good standard 
·  Parking, internal circulation and servicing within the 

site are of a good standard.  On street parking within 
the estate did not seem a particular problem, although 
it was school holiday time 

 

Quality of the Wider 
Environment 

·  The site lies on the south eastern edge of the urban 
area of Harrogate town.  The Leeds-Harrogate-York 
railway line runs along the western boundary beyond 
which are residential properties, school and playing 
fileds.  The southern boundary abuts Special 
Landscape Area and St Michaels Hospice.  The SLA 
wraps around the eastern edge of the site which has 
mature trees/hedges along its length up to Harrogate 
College buildings beyond which is recreation open 
space.  The northern boundary abuts Hookstone Road 
with residential properties beyond. 

·  The site is set within a good quality wider environment 
characterised by Special Landscape Area, open 
recreational area and residential properties.  Overall 
there is a tranquil feel to the surrounding area. 
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·  With the exception of housing there is limited local 
facilities available in the immediate environs.  
Harrogate town centre is approximately 1.9km walk 
away. 

·  The site has limited road frontage visibility. 
 

Accessibility 

·  The site has moderate access to the strategic highway 
network 

·  Immediate access to the site is off Hookstone Road 
via a signalised junction which is at or near capacity at 
peak times. 

·  There is good access to the railway station and a bus 
service (56/57) runs in to the site offering 3 stops 
within the site. 

 

Market Conditions / 
Perception of Demand 

·  The site is in current employment use, albeit with 
some none B uses on the site 

·  Low levels of vacant units and these tended to be 
confined to the lower quality accommodation to the 
south west of the site and the mews type office 
accommodation located on Hornbeam Square South 

Ownership 
 

·  There has been some loss to non B uses but this 
seems limited  

Site Development 
Constraints 
(Undeveloped Areas) 

·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use /continued use of buildings for employment 
use is likely to remain attractive to the market. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Good potential to reduce the need to travel by car – 
proximity to potential workforce, accessible by both 
bus and rail 

·  The site scores relatively well against the sequential 
location test being in an urban/edge of urban location 

·  The whole site is already developed. 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is surrounded on two sides by Special 
Landscape Area.  Within the site are a significant 
number of TPOs, running the full length of Hornbeam 
Park Avenue, in and around the Premier Inn and 
along the western boundary from the entrance to 
Harrogate College.   
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Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

- 

Economic 
Development 

·  Contribute to Harrogate’s sub-regional role, offering 
the potential to provide further employment 
accommodation on the Harrogate College site. 
(Preferred Option H1004) 

 
Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors  4 

Environmental Sustainability 4 

Strategic Planning 4 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Claro Park, Harrogate 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total site area is 8.7ha.  This is a fully developed site 

with only one vacant plot.  This plot has been acquired 
by Belzona Technology a company on the site for 
future development.  It is currently being used for car 
parking. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site comprises of a range of industrial units and 
warehouses of varying ages and quality.  Claro Court 
Business Centre provides a range of smaller 
managed work spaces.  HBC depot occupies a large 
part of the western part of the site and is generally of 
poorer quality. 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit. 

·  External and public areas are of a moderate standard. 
·  Parking, internal circulation and servicing within the 

site was of moderate quality.  There was some on 
street parking noted towards the eastern end of Claro 
Park.  Evidence that this has been a wider problem 
noted with the double yellow lines throughout most of 
the site. 

Quality of the Wider 
Environment 

·  The site lies on the north eastern edge of Harrogate 
town.  There is limited natural boundary treatment.  
The Leeds-Harrogate-York railway line runs along the 
northern boundary, whilst Harrogate High school and 
its playing fields wrap around the eastern and part of 
the southerly boundary.  The remaining southerly 
boundary abuts Disability Action, beyond which is 
residential development.  Further along is an area of 
overgrown scrubland with further residential 
development and more small business units beyond 

·  The site is set within a moderate quality wider 
environment characterised by a mix of residential and 
school development 

·  With the exception of housing there is limited local 
facilities in the immediate environs.  Harrogate town 
centre is 2km walk away. 

·  The site has no road frontage visibility 

Accessibility 

·  The site has poor access to the strategic road 
network.  Immediate access to the site is from Claro 
Road which itself joins with Skipton Road which at 
peak times is at or near capacity. 

·  There is poor access to the site by public transport.  
The nearest bus stop is approx 700m walk from the 
site and affords a very limited service 
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Market Conditions / 
Perception of Demand 

·  The site is in current employment use with a small 
number of non B uses in the form of trade counters.   

·  All of the units appear occupied, and the remaining 
vacant plot has been purchased for future 
development. 

·  HBC have put forward their site for consideration for 
alternative uses through the LDF process which could 
indicate a desire to relocate. 

Ownership  

Site Development 
Constraints 
(Undeveloped Areas) 

·  The remaining vacant plot does not seem to have any 
obvious constraints. 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use/continued use of buildings for employment 
use is likely to be attractive.  The one area of concern 
may be if HBC relocate their depot then some 
improvement to the offer may be required to re-let 
these units.  Nevertheless the area should continue to 
attract small/medium enterprises. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Limited potential to reduce the need to travel by car – 
proximity to potential workforce, access by non-car 
modes is limited 

·  The site scores relatively well against the sequential 
location test being in an urban/edge of urban location 

·  The whole site is already developed. 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Previously developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage  

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 
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Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3 

Environmental Sustainability 3 

Strategic Planning 3 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Plumpton Park, Harrogate 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total site area of 8.3ha.  This is a fully developed site 

with no vacant plots.  There is limited indication of 
vacant units. 

·  The uses are predominantly light industry although 
there are small trade counters and also Bettys 
Cookery School and a dental and veterinary practice. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site comprises a mix of light industrial/warehouse 
accommodation, generally of moderate quality.  The 
exception would be the Bettys & Taylors of Harrogate 
complex; a bespoke high quality development. 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit 

·  External and public areas are generally of moderate 
quality.   

·  Parking, internal circulation and servicing are of 
moderate quality.  Bettys & Taylors is accessed from 
the adjacent retail park. 

Quality of the Wider 
Environment 

·  The site lies on the eastern edge of the urban area of 
Harrogate town.  All of the boundaries have limited 
natural treatment.  The eastern boundary abuts 
residential development whist the northern boundary 
abuts recreational land with the railway beyond.  To 
the west of the site is a retail park. 

·  The site is set within a moderate quality wider 
environment characterised by residential development 
and a retail park 

·  Local facilities (housing and food and some non food 
retail) are available in the immediate environs.   

·  The site has good road frontage visibility 

Accessibility 

·  The site has moderate access to the strategic highway 
network 

·  Access is off Hookstone Chase  
·  Good access to public transport, with a bus stop 

located outside the site (route 56/57) although this 
offers no shelter 

Market Conditions / 
Perception of Demand 

·  The site is in current employment use, albeit with 
some none B uses on the site 

·  Only one unit appeared vacant. 
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Ownership ·  Unknown 

Site Development 
Constraints 
(Undeveloped Areas) 

·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use /continued use of buildings for employment 
use is likely to remain attractive to the market. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Good potential to reduce the need to travel by car – 
proximity to potential workforce, accessible by bus 

·  The site scores relatively well against the sequential 
location test being in an urban/edge of urban location 

·  The whole site is already developed. 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Previously developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 

 
Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3 

Environmental Sustainability 4 

Strategic Planning 3 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Killinghall Stone Quarry, Killinghall 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total site area 6.3ha.  A disused quarry that has seen 

sporadic/ad hoc development generally 
accommodating users related to the quarry industry, 
eg tile and block paving supplies, concrete batching 
plant etc. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site comprises of a number of piecemeal 
industrial units ranging from small scale lock up type 
warehousing to larger double height single storey 
block/part profiled steel clad units which are generally 
in good condition. 

·  There are also a number of lower grade units 
scattered across the site together with the concrete 
batching plant and a number of areas of outside 
storage 

·  There is vacant space to the north eastern part of the 
site. 

·  Noise is an issue largely relating to the batching plant 
and stone cutting operations. 

·  Parking, internal circulation and servicing are of a 
poor standard.  There is only a limited amount of 
made internal roads, the remaining area was unmade. 

Quality of the Wider 
Environment 

·  The site is surrounded by tree planting beyond this to 
the north is the River Nidd.  Agricultural grazing land 
wraps round the remainder of the site. 

·  There are a small number (approx 4) residential 
properties at the access to the site. 

·  The site sits within open countryside which is 
designated as Special Landscape Character. 

·  There are no local facilities within the immediate 
environs.  Killinghall village is some 1.6km walk away 

·  The site has poor road frontage visibility. 

Accessibility 

·   The site lies in close proximity to the strategic road 
network (A61) however the ease of access on to this 
is difficult. 

·  The Leeds-Harrogate-Ripon bus service runs past the 
site and there is bus stop at the top of the road 
entrance  

·  Local road access in to the site is narrow with a tight 
right turn into a narrower site access 
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Market Conditions / 
Perception of Demand 

·  All the units on site appear occupied.  Planning 
permission was granted in 2009 for the erection of 3 
industrial units to replace the concrete batching plant.  
A further permission was granted subject to S106 for 
further industrial units on the vacant land to the north 
eastern part of the site.   

Ownership 
·  The owners are looking to retain the site in 

employment use and potentially develop it further 
subject to completion of a S106 

Site Development 
Constraints 
(Undeveloped Areas) 

·  Part of the northern edge of the site lies within Flood 
Zone 3.  There are changes in levels across the site.  
Access in to the site and on to the A61 would be the 
main physical constraints to further development 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Continued use of the site for small scale, sometimes 
bad neighbour development is likely to continue 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Moderate to good potential to reduce the need to 
travel by car as the site is accessible by bus 

·  The site scores poorly against the sequential location 
test being as it is out of centre 

·  In line with PPS3 this is defined as previously 
developed land 

Effective Protection 
and Enhancement of 
the Environment 

·  The site lies within Special Landscape Area and there  
is significant mature tree planting around the site with 
the River Nidd beyond to the north. 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  The site is likely to remain attractive for small, quarry 
related type users. 
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Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 2 

Environmental Sustainability 2 

Strategic Planning 2 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Manse Lane Industrial Estate, Knaresborough 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

·  Total site area 10.1ha.  This is a developed site with 
one remaining plot under construction for office use. 

·  Limited vacant units on the site (two) 
·  A range of uses are accommodated, predominantly 

workshop/light industrial units with some recent new 
build office accommodation.  There are also two 
sandwich shops to serve the site. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  Majority of the site is a relatively modern purpose built 
industrial estate comprising mainly of 1-2 storey part 
brick/part profiled steel clad units which are generally 
in good condition. 

·  Recent additions to the area comprise new build office 
accommodation 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit (with the exception 
of noise associated with utility works) 

·  External and public areas are of a moderate to good 
standard. 

·  Parking, internal circulation and servicing within the 
site are of moderate standard.  On the visit on street 
parking was identified as an issue on parts of the site, 
namely on the road serving Manswell Park and 
associated with Knaresborough Body Repairs.   

Quality of the Wider 
Environment 

·  The site lies on the south eastern edge of the urban 
area of Knaresborough.  Along the northern boundary 
runs the football ground, some residential 
development and open land.  The eastern boundary is 
lined by trees, beyond which is the River Nidd and 
beyond that the sewage works and St James Park.  
The southern and western boundaries are 
characterised by tree and hedge cover. 

·  The wider area is characterised by a mix of residential 
development, further employment uses and 
recreational open space. 

·  There is good availability to local facilities (including 
housing and retail).  Knaresborough town centre is 
1.3km walk away. 

·  Limited road frontage visibility from York road 

Accessibility 

·   The site has good access to the strategic highway 
network , accessing the A59 and then on to the A658 
Harrogate Southern Bypass. 

·  Bus stop on Wetherby Road  
·  Two points of access into the site, one off York Road 

and the other from Wetherby Road 
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Market Conditions / 
Perception of Demand 

·  The site is in employment use, with limited non B 
uses.  Further evidence of demand is offered by way 
of the recently completed office development and new 
office construction under way.   

·  There was limited number of vacant units. 

Ownership  

Site Development 
Constraints 
(Undeveloped Areas) 

·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use /continued use of buildings for employment 
use is likely to remain attractive to the market. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Moderate potential to reduce the need to travel by car 
– proximity to potential workforce, accessible by bus  

·  The site scores relatively well against the sequential 
location test being in an urban/edge of urban location 

·  The whole site is already developed. 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Previously developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage, although existing perimeter trees 
should be retained.  It should also be noted that many 
of the trees along the eastern boundary are TPO 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 
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Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3/4 

Environmental Sustainability 4 

Strategic Planning 3 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Dallamires Lane, Ripon 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total area of the site is 15.1ha.  This is a fully 

developed site with no vacant plots and limited vacant 
units (one) 

·  A range of uses are accommodated on the site with a 
significant amount of non B use class employment 
uses including trade counters, car showrooms and 
non trade showrooms together with a leisure centre. 

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site provides for a mix of light industrial and 
warehouse accommodation of moderate to good 
quality.  Throughout the site there is some lower 
grade buildings. 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit 

·  External and public areas are of moderate standard 
·  Parking, circulation and servicing within the site are of 

moderate standard 
·  On street parking was an issue on parts of the site.  

The central road through the site was busy as this is 
also a through route to town..   

Quality of the Wider 
Environment 

·  The A61 Ripon By-pass forms the eastern boundary 
of the site whilst to the north is mature tree planting 
beyond which is the B6265 Boroughbridge Road and 
further employment development beyond.  To the 
north west of the site is an allotment site with 
residential development beyond.  Recreation land 
abuts the western edge of the site and to the south an 
isolated dwelling and garden with a field beyond. 

·  The site sits within an area characterised by a 
combination of recreational land and open countryside 
to the south and west whilst the east and north is 
characterised by roads and residential and further 
employment development. 

·  With the exception of housing there is little in the way 
of facilities within the immediate environs.  The town 
centre is 1.2km walk away 

·  The site has very good road frontage visibility. 

Accessibility 

·  The site has good access to the strategic road 
network feeding directly on to the A61 Ripon By-Pass.  
There is an additional access from the town centre via 
Bondgate Green Lane 

·  There is no bus access convenient to the site. 
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Market Conditions / 
Perception of Demand 

·  The site is in current employment use, albeit with a 
high level of non B uses. 

·  There is very limited unit vacancy rates on the site. 

Ownership  

Site Development 
Constraints 
(Undeveloped Areas) 

·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use/continued use of buildings for employment 
use is likely to remain attractive to the market. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Limited potential to reduce the need to travel by car – 
proximity to potential workforce, access by non-car 
modes is limited 

·  The site scores relatively well against the sequential 
location test being in an urban/edge of urban location 

·  The whole site is already developed. 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Previously developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage.  However, views of the Cathedral 
should be protected. 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 

 
 
 
 



 30

Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3/4 

Environmental Sustainability 3 

Strategic Planning 3 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Marston Business Park, Tockwith 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total Site Area is 22.8ha.  Site has seen 

adhoc/sporadic development and although it is 
substantially developed, there are pockets of 
vacant/underused land throughout the site that could 
be further utilised for employment development. 

·  A range of uses are accommodated, predominantly 
workshop/light industrial units and offices. A large area 
to the north west is given over to the storage of 
caravans.  

 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  The site provides for a mix of light industrial and 
warehouse accommodation of moderate to good 
quality. 

·  No evidence of amenity impacts such as noise, dust, 
smell etc observed during the visit 

·  External and public areas are of a moderate standard 
·  Parking, circulation and servicing within the site are of 

a moderate standard. 

Quality of the Wider 
Environment 

·  The site lies in a rural location to the west of the 
village of Tockwith.  The northern and western 
boundaries of the site are open countryside/farmland 
whereas the disused Airfield lies to the south of the 
site. 

·  There is moderate availability to local facilities 
including housing, but this is limited to the village of 
Tockwith. 

Accessibility 

·  The site is in close proximity to the strategic highway 
network which is the A1 and A1(M)however access to 
this is from more minor roads. 

·  The key bus network runs along Rudgate, adjacent to 
the site and there is a bus stop at the entrance to the 
site giving good access to public transport. 

·  One point of access into the site off Rudgate. 

Market Conditions / 
Perception of Demand 

·  The site is in employment use with very few non B 
uses 

·  Small number of vacant units on the site being 
marketed 

Ownership ·  Knavesmire Unit Trust/ Easycare/Evans  
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Site Development 
Constraints  ·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use/continued use of buildings for employment use 
is likely to remain attractive to the market. 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Good potential to reduce the need to travel by car – 
proximity to potential workforce, accessible by bus 

·  The site scores poorly against the sequential location 
test being in a rural location 

·  The majority of the site is developed with only small 
infill opportunities available 

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Previously developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage. 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration 

 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 

 
Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3 

Environmental Sustainability 3 

Strategic Planning 3 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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Tockwith Business Park, Tockwith 
 
General 

Appraisal Criteria Detailed Indicators 

Quantitative Base 
Information 

 
·  Total site area is 5.7ha.  The site is substantially 

developed however there is one area of land to the 
East of ths site which is currently vacant.  This land is 
currently subject to a pending application for the 
erection of 24 starter units. 

·  Site consists of 3 warehouse units and 1 large central 
building of industrial appearance that is currently used 
for storage. 

·  Site constitutes the SW corner of the old airfield. 
 
Commercial (Market Attractiveness Factors) 

Appraisal Criteria Detailed Indicators 

Quality of Existing 
Portfolio and Internal 
Environment 

·  Small site that provides for a mix of light industrial and 
warehousing accommodation of moderate to good 
quality. 

·  No non B uses. 
·  No evidence of amenity impacts such as noise, dust, 

smell etc observed during the visit 
·  External and public areas are of a moderate standard 
·  Parking, circulation and servicing within the site are of 

a moderate standard 

Quality of the Wider 
Environment 

·  The site lies in an attractive rural location approx 1km 
to the south west of the village of Tockwith. 

·  The site abuts open countryside on all four sides.  
·  Southfield Lane forms the northern boundary and 

Rudgate the western. 
·  There is moderate availability to local facilities 

including housing, but this is limited to the village of 
Tockwith. 

·  The site has good road frontage visibility, however this 
is not a major road.  

Accessibility 

·   The site is in moderate proximity to the strategic 
highway network (A1) however access to this is from 
more minor roads. 

·  The key bus network runs along Rudgate, adjacent to 
the site however there is no bus stop near the site 

·  The site has two points of access off Southfield Lane 
and Rudgate 

Market Conditions / 
Perception of Demand 

·  The site is in employment use with no non B uses 
·  There are no vacant units on the site 
·  Outline application is pending for the erection of 24 

starter units on the site 
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Ownership ·  Knavesmire Unit Trust 

Site Development 
Constraints  ·  N/A 

Site Development 
Attractiveness 
(Developed Sites only) 

·  Re-use/continued use of buildings for employment use 
is likely to remain attractive to the market. 

·  Opportunities for further employment development 
within the site 

 
Environmental Sustainability 

Appraisal Criteria Detailed Indicators 

Prudent Use of Natural 
Resources 

·  Limited potential to reduce the need to travel by car as 
there is no bus stop in close proximity that would give 
potential workforce accessibility by bus 

·  The site scores poorly against the sequential location 
test being in a rural location 

·  The majority of the site is developed  

Effective Protection 
and Enhancement of 
the Environment 

·  The site is of low sensitivity in terms of environmental 
resources.  Mostly previously-developed and of limited 
importance in terms of biodiversity, landscape and 
cultural heritage. 

 
Strategic Planning 

Appraisal Criteria Detailed Indicators  

Social Progress and 
Regeneration ·  N/A 

Economic 
Development 

·  Continue to provide employment space for a range of 
users. 

 
Qualitative Assessment Scores 
Headline Qualitative Appraisal Criterion Score * 

Commercial (Market Attractiveness) Factors 3 

Environmental Sustainability 2 

Strategic Planning 2 

* Headline qualitative appraisal criteria are scored from 1 to 5, 1 being very poor and 
5 being very good 
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