Craven Local Plan: Residential Site Selection Process
Settlement Name: Crosshills and Glusburn
Site Number and Address: SC085; Land at Malsis, Glusburn. 

Stage 1: Settlement Level Analysis (Sustainability Appraisal)
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	SC085 Land at Malsis, Glusburn 12.66 ha.
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	Level 3: Include in pool of sites. This site combines the previous SC058, SC059, SC060 and SC065 sites, and is on the edge of a settlement. The site was previously in use as an independent preparatory school and pre-prep, therefore, the part of the site occupied by the school is brownfield. the school is now closed and the buildings, many of which are listed, are currently vacant.  The site has a number of designated heritage assets of high heritage significance as identified within the Heritage Impact Assessment 2016. Conversion of the historic buildings has potential to deliver large beneficial impacts on the designated heritage assets of high heritage significance at the site, and prevent them falling into disrepair through prolonged vacancy. New development in the grounds would have to be carefully considered to prevent adverse impacts on the designated heritage assets. The north of the site is slightly within Flood Zones 2 and 3a. A small portion of the site to the north and then a portion to the east does have a 100 year extent of surface water flooding. Access to the site can be gained from the existing road and is acceptable as identified by NYCC Highways.
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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 Crosshills and Glusburn, subject to Stage 2 analysis below, and also a possible comparison of the site’s merits with other sustainable sites in Crosshills and Glusburn 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).
	West




(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).
	West



(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 of the District Level Analyses. After a comparison with other Pool of Site options in Crosshills and Glusburn, the site is considered suitable as one of the Preferred Sites in this settlement. 
Narrative of Site Analysis 
Site SC085 has numerous positive aspects which have determined the site’s selection as a Preferred Site. The site is situated just out of the centre of Crosshills and Glusburn’s built up area, but is connected to the western boundary of Glusburn and has good links from the site to the centre. The site has an existing, safe access with good sightlines available. The site was previously used as a preparatory school and is therefore a predominantly brownfield site which is suitable for development and preferable over the use of a greenfield site. The Council seek to allocate for heritage-led development to allow the conversion of the existing Grade II Listed buildings (as identified within the Heritage Impact Assessment 2016), with an element of new build housing to make the conversion viable.  The new build aspect would create a minimum of 33 dwellings. This would have potential to deliver large beneficial impacts on the designated heritage assets of high significance at the site, by allowing the buildings to be converted and preventing them from becoming derelict and neglected from prolonged vacancy. 
The north of the site is slightly within Flood Zones 2 and 3a. A small portion of the site to the north and a further portion to the east do have a 100 year extent of surface water flooding. 
Glusburn & Cross Hills has the fourth largest development allocation amongst the Craven settlements and this, combined with its relative proximity to the South Pennines SAC & SPA, means any development must be carefully considered. The site is within 2.5m of the South Pennines SPA/SAC, but the scale of development proposed is relatively small and, with the incorporation of suitable mitigation measures, will not impact significantly on the SPA/SAC. This settlement is the lead provider of any cumulative pressures in terms of recreation and traffic impacts in South Craven. 
Historic England welcomes the re-occupation and repair of Malsis Hall and approve of the removal of the less significant 20th century additions to the buildings. The winding entrance towards the site is identified by Historic England as being significant, contributing strongly to the setting of the mansion   and its architectural ‘presence’, being a feature that would have expressed the wealth and status of the original owners of the Hall.  Therefore, housing proposals extending across the site to the north of the original main drive would harmfully urbanise its setting.  There are potential archaeological concerns on the eastern part of the site, which has been identified by Historic England as being the most suitable location for new housing. 
Green infrastructure is to be placed throughout the site.  The current sports facilities are to stay as sports facilities as this area is a key part of the parkland setting of the hall. The existing sports facilities can be improved, however they should retain their previous degree of informality without re-grading. The sports facilities will be removed from the developable area of the site and allocated under policy INF3. 12.66 ha of the site area of the whole of the site submitted to the SHLAA database can be utilised.
Malsis Hall, the lodge and the gate piers and railings are all Grade II Listed Buildings. Historic England’s listing for these are as follows:
‘Malsis Hall, Glusburn – Mansion, built 1866 for James Lund, now a school with later additions. Ashlar with slate roof. Two storeys with a taller belvedere, irregularly composed into 12 bays on the entrance façade (1:3:1:3:1:3) which has a porte cochere. The south façade has 7 bays of which the last breaks forward. The detail is Italianate: pilaster strips at angles, rusticated below and panelled above, carry an entablature and a pierced arcaded parapet. The windows are mostly of 2-lights with cornices on consoles, round-headed to first floor but segmental below. The skyline is enlivened with urns and the belvedere tower, which is roughly central and has similar detail. Later additions include a War Memorial chapel with stained glass windows by John Piper. Interior not inspected’. 
‘Lodge at Malsis Hall – Lodge, circa 1866 (date of Malsis Hall)(qv). Ashlar with slate roof. Simple single-storey L-shaped building in the Italianate style. Plinth and modillion cornice, with rusticated pilaster strips at corners. The gables are treated as open pediments. Coupled round-headed windows with moulded archivolts, sashed with no glazing bars. Round-headed doorway. Two chimneys’.
‘Gate piers and Railings at Malsis Hall – Gatepiers and railings forming a short screen, circa 1866, in front of Lodge to Malsis Hall (qv). Four square stone piers with alternating rustication, crowned by caps with segmental pediments of each side and (in the case of the 2 inner piers only) by carved floral sprays, joined by dwarf walls surmounted by simple railings’.  
[bookmark: _GoBack]Net Developable Area: 12.66 hectares (part of the available SHLAA site).
Number of Dwellings Generated: Minimum of thirty three dwellings, density to be determined at the planning application stage with the agreement of Historic England.
Development Principles: 
· The primary purpose of the allocation is to conserve the Grade II Listed Buildings on site: Malsis Hall, Lodge to Malsis Hall, Gate Piers and Railings. Heritage-led development through the conversion of Malsis School and the siting and design of development on the site will conserve the significance of heritage assets and their historic landscape settings;
· Ground work assessment will be required as part of the on-site works to investigate areas thought to be of archaeological significance;
· A Heritage Impact Assessment will be carried out and the proposed development will be to the satisfaction of Historic England;
· An Ecological Impact Assessment will be carried out and the proposed development will be to the satisfaction of Natural England. Any necessary biodiversity mitigation to be designed into the scheme; 
· The site is within the 2.5km buffer zone of the South Penning Moors SPA/SAC. To relieve pressure on the SPA/SAP and to protect the parkland setting of the Grade II Listed Building, the site will include extensive areas of green infrastructure.  A PROW will be created through the site to link to existing PROWs on Malsis Lane to the south and High Corn Mill to the north-east;
· Trees on the site to be retained under Area Tree Preservation Order reference (2343) 209 2013, to respect the existing setting of the listed building, and the attractive appearance of the site.  New build housing will be well screened by planting of native tree species to retain the visual integrity of the parkland as far as possible.
· 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 should incorporate Sustainable Urban Drainage Systems (SUDS), unless this is not possible or feasible;
· The site is in a prominent location. Development proposals should be carefully and sensitively designed to minimise visual impact on the character and appearance of the area, and include measures to minimise impacts on air quality, noise and light pollution. 
· Access to the site is to be gained from Colne Road; 
· 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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