Craven Local Plan: Residential Site Selection Process
Settlement Name: Skipton
Site Number and Address: Business premises and land west of Firth Street

Stage 1: Settlement Level Analysis (Sustainability Appraisal)
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Result: Site performs satisfactorily in the Sustainability Analysis. The site is deemed sustainable in order to enter the Pool of Sites (with mitigation measures and recommendations). The site is a candidate for the Preferred Sites list for Skipton, subject to Stage 2 analysis below, and also a possible comparison of the site’s merits with other sustainable sites in Skipton if a surplus of sites exists. 


Stage 2: District Level Analysis
(I) Viability of Affordable Housing Provision
	A. The site is likely to deliver 11 or more dwellings (irrespective of being in a designated rural area or not). Affordable housing on site is obtained.
	Yes

	B. The site is in a designated rural area, and is likely to deliver 6 or more dwellings. A financial contribution towards affordable housing is obtained.
	

	C. The site is unlikely to deliver affordable housing (either less than 11 dwellings is likely and the site is not in a designated rural area, or less than six dwellings is likely in a designated rural area). 
	



(II) Site Proximity to Designated Landscape Features
	A. Site is likely to have potential to harm the special qualities of the designated landscapes of the YDNP or the AONB, and any harm cannot be mitigated against.

	No

	B. The location of the site in the context of the settlement (i.e. north-west, central, south-east, etc.; this gives an indication of relative proximity to YDNP or AONB, whichever is the nearest).
	Central




(III) Site Proximity to Designated Natural Environment Features

	A. Site is likely to have potential to harm the special qualities of the designated landscapes of the SPA, SAC or Ramsar, and any harm cannot be mitigated against.

	No

	B. The location of the site in the context of the settlement (i.e. north-west, central, south-east, etc.; this gives an indication of relative proximity to a SPA, SAC or Ramsar, whichever is the nearest).
	Central



(IV) Site Position in relation to Health & Safety Executive (HSE) Zone

	A. The site lies in the outer Health & Safety Executive zone, or not in an HSE zone.
	Yes

	B. The site lies in the Health & Safety Executive middle zone.
	

	C. The site lies in the Health & Safety Executive inner zone.
	



Result: The site passes all four District Level Analyses. After a comparison with other Pool of Site options in Skipton, the site is considered suitable as one of the Preferred Sites in this settlement. 
Narrative of Site Analysis 
Site SK060 has numerous positive aspects which have determined the site’s selection as a Preferred Site. The main negative aspect of identifying this site as a preferred site is the potential loss of existing employment land (Merritt & Fryers Ltd), however the last Land Availability Questionnaire indicates that the site is still available for residential development.  The site is a brownfield field site situated in the centre of Skipton’s built up area, which allows easier access to the town’s services, and hence improving connectivity and reducing the need for travel. The site has an existing, safe access.  As the site is in the central area of the existing built up settlement, it also performs favourably regarding a likely low level of potential impact on the nearby National Park boundary. The site is also not in the north or north-east of the settlement, closest to the National Park’s boundary. 
There may be areas of archaeological significance beneath the site, which subject to the outcomes of site investigations, may possibly reduce the site’s area or instead require other suitable mitigation measures. The Employment Land Review 2017 (ELR) recommends that the wood yard to the south of this site be retained for employment use, therefore 1.323ha of the site area submitted to the SHLAA database can be utilised. 
Net Developable Area: 1.323 hectares (all of available SHLAA site).
Number of Dwellings Generated:  It is considered that this large brownfield site located within the centre of Skipton has potential to provide new dwellings from both new build and conversion.  As such a higher density of 32 dwellings per hectare can be achieved.  In order to calculate the a realistic possible yield from this site planning permissions for new build residential development on land to the north of Firth Street Mill and the conversion of Firth Street Mill have been looked at.  The scheme with consent for residential new build on this site (Sackville Mills) to the north of site SK060 is at a density of 82 dwellings per hectare.  The Firth Street Mill conversion scheme is at a density of 250 dwellings per hectare.  It is considered that the existing three storey stone building on the site (measuring approximately 0.094ha) has potential for conversion.  If this building was converted at a density of 250 dwellings per hectare the building would yield 23 units.  If the remainder of the site (1.22ha) was developed at 82 dwellings per hectare, this part of the site could yield 100 units.  Given this context it is considered that site SK060 could yield a minimum of 123 dwellings. 
[bookmark: _GoBack]Development Principles: 
•	Proposals for the redevelopment of this site will conserve the character and appearance of this part of the Skipton Conservation Area. The historic Mill Buildings identified in the Heritage Impact Assessments will be retained and converted as will the stone boundary wall along Firth Street;
•	Ground work assessment will be required as part of the on-site works to investigate areas thought to be of archaeological significance;
•	A Flood Risk Assessment is required, as a fluvial and/or surface water hazard has been identified within part of the site area. Proposals for development on this site will incorporate Sustainable Urban Drainage Systems (SUDS), unless this is not possible or feasible;
•	Air quality, noise pollution and/or light pollution measures to be included in the design and layout of the scheme on the site;
•	 A Traffic Impact Assessment will be required;
•	The site is a town centre site with very good accessibility to key services and public transport. Proposals for development will therefore maximise the opportunities for future occupiers to walk or cycle to most key services rather than using a private vehicle;  
•	Access to the site is to be gained from Firth Street;
•	Connectivity of the canal corridor for wildlife will be enhanced through the use of sensitive planting and low level lighting within any proposed scheme;
•	Development proposals for this site must accord with local plan policies H2, INF3 and INF6 (which set out requirements for contributions towards affordable housing, education provision and sport, open space and recreation facilities) and all other relevant local plan policies.
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Level 3 (Pass):  The ELR 2017 recommends the wood yard to 

the south of this site be retained for employment use.   The 

remainder of the site is 1.323ha in area.  The majority of the site 

is in FRZ1 with the western boundary deemed to have medium 

to high surface water flooding risk. There may be opportunities 

for appropriate intensification of the site's residential density 

subject to further site specific analysis. The site is in the 

Conservation Area.  The Heritage Impact Assessment, Oct 

2016 states that conversion of buildings and the construction of 

new buildings on site would have a large beneficial impact on 

the Conservation Area.  Access to the site should have visibility 

of 60m x2m. Development of this site for residential would result 

in a loss of existing employment use.   Development is likely to 

have a low impact on biodiversity value.
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