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Planning and Listed Building Consent Applications:  Alterations And Conversion Of Offices (Former Mill) To Form 6 No. Flats At Clock Mill, Upper Mill Street, Tillicoultry - Ref: 06/00407/FULL & 06/00424/LIST

	Applicants:  Ceteris (Scotland) Ltd, Inglewood House, Inglewood, Tullibody Road, Alloa, 

Prepared by: 
Grant Baxter, Principal Planner

Ward:   04 Tillicoultry West        Councillor McGregor




1.0 SUMMARY

1.1. The proposals involve the alteration and conversion of vacant offices in a former mill building and category B listed building, to form 6 flats.

1.2. Based on evidence from the applicant, and advice from consultees, there appears to be justification for the loss of business use from the site on the basis of previously occupancy rates, evidence of marketing and future viability.  The proposed alterations to the building are sympathetic and would provide a viable ongoing use for an important heritage building within Tillicoultry.  The site has no off-street parking facilities available and given their relatively modest scale, the proposals can be supported on this basis.  The applications are recommended for approval subject to appropriate conditions.  

2.0 RECOMMENDATION

2.1. It is recommended that planning application reference no. 06/00407/FULL and listed building application reference no. 06/00424/LIST are APPROVED subject to the following conditions:

06/00407/FULL

1. Before any works commence on site, an examination of the scope to provide 2 off-street parking spaces in the area highlighted in YELLOW on the stamped approved plans shall be submitted for the written approval of the Council.  The development shall thereafter proceed in accordance with the approved arrangements unless otherwise approved in writing by the Council.

2. Before any works commence on site, exact details of the following external alterations shall be submitted for the written approval of the Council:

· New conservation style rooflights

· Any new/replacement windows

· New door on west elevation

· Louvres in window on west elevation

· Any additional openings or fixtures required to serve the proposed development

Thereafter, all such works shall be completed in accordance with such approved details prior to occupation of the first flat in the proposed development.


Reasons
1. In order to reduce the potential impact the proposed development may have on the limited on-street parking facilities within the vicinity of the site.

2. In order to preserve the character and appearance of this Category B Listed Building and the Conservation Area within which it is located.

06/00424/LIST
1.
Before any works commence on site, exact details of the following external alterations shall be submitted for the written approval of the Council:

· New conservation style rooflights

· Any new/replacement windows

· New door on west elevation

· Louvres in window on west elevation

· Any additional openings or fixtures required to serve the proposed development

Thereafter, all such works shall be completed in accordance with such approved details prior to occupation of the first flat in the proposed development.

Reason
1. In order to preserve the character and appearance of this Category B Listed Building and the Conservation Area within which it is located.

3.0 BACKGROUND

3.1. Clock Mill is an early 19th Century industrial building located in a prominent position at the foot of Tillicoultry Glen on Upper Mill Street, Tillicoultry.   It is constructed of random rubble sandstone with a natural slate roof.  The building is Category B listed and lies within Tillicoultry Conservation Area.  It operated as a mill until the late 1970s and for a short time became a tourist information centre with craft workshops in upper floors.  Following a period of vacancy, the building reopened in 1997 as a small business centre owned and operated by Ceteris.  In September 2006 the business centre was closed and all the remaining tenants relocated.

3.2. The current proposal is now to change the use of and alter the building to form six residential flats, incorporating a communal lobby, bin store, lift and one flat on ground floor, two flats each on the first and second floor and one flat within the attic level.  The northern gable of the building adjoins a separate residential unit which is not part of this planning application and the only area of additional land within the planning application site is a small triangular hardstanding in front of the main entrance.  No formal parking or garden ground is available or proposed with the application, although room for two off-street spaces may exist in front of the building.  The other surrounding uses are predominantly residential, but include a nearby scout hall, and on the other side of the Tillicoultry Burn the Woolpack Public House.

4.0 CONCLUSIONS

4.1. Roads & Transportation:  Whilst there may be an overall reduction in the number of vehicles as a result of the proposed change of use, demand is likely to shift from daytime to evening and weekend parking, creating a higher demand for on-street parking in the vicinity.  With this in mind the applicant should explore the possibility of meeting the parking demand generated by the intended development, i.e. six spaces for 6 flats.  Comment: In response, the applicant has indicated that their assessments indicate no discernable parking problems in the evenings.  There is currently no off-street parking and  the proposed six flats represent the minimum viable scale of residential conversion of the building given its size and location.  Scope to provide 2 spaces on land in front of the building could be explored as part of any planning approval.
4.2. Historic Scotland: No objections subject to detailed consideration of window design, rooflight type and position, appropriate provision of external ventilation.  Comment: The applicant has indicated a willingness to provide revised plans dealing with all of the detailed points raised by Historic Scotland.
4.3. Economic Development: No objections to the loss of business space, in light of marketing and availability of other premises. 

5.0 PUBLICITY AND REPRESENTATIONS

5.1. A total of nine neighbouring properties were notified of the application.  In addition, the application was advertised in the local press as development in conservation area and affecting a listed building.  A total of 3 representations have been received from the following parties:

a) Mr D Kenyon, Clockmill Cottage, Upper Mill Street, Tillicoultry

b) Janet McAndrew, 7 Braehead, Tillicoultry

c) George & Janice Miller, Bridge End House, Tillicoultry

The comments can be summarised as follows:

a) No objections in principle, however concerns regarding parking provision to serve the development.  Comment: this issue is addressed in the Consultations section above.  

b) Other matters raised such as address of the development, access and maintenance to underground stream/waterpipe sewage and to nearby iron bridge are not material to the consideration of the planning and listed building applications.

6.0 PLANNING CONSIDERATIONS

6.1. The applications require to be determined in accordance with the provisions of the development plan unless material considerations indicate otherwise.  In addition, the Council has a duty under the Town and Country Planning Act 1997 to preserve listed buildings, their settings and any features that they possess and to preserve or enhance the character and appearance of conservation areas.

6.2. The key development plan policies in relation to the proposed change of use from business development is Policy JOB 3 Small Business of the Clackmannanshire Local Plan 2004.  The policy seeks to support the retention of small businesses within settlements.  Where the existing or previous use of a site is or has been business, its retention for this use will be favoured.  Unless the Council determines that residential re-use would be preferable for amenity reasons, it will be necessary prior to residential or other non-business development being considered for sufficient evidence of independent marketing to be provided in order to demonstrate that there is no appropriate demand for business re-use.

6.3. In this respect, the applicants, Ceteris, have submitted a supporting statement addressing this point.  The statement indicates that the centre has been running at less than 30% occupancy for the last 5 years and as such, at a substantial loss.  The site has been marketed through Ceteris’ website and the Scottish Property Network, however this, along with price discounting over the past 5 years has failed to raise occupancy rates.  The applicant identifies the degree of choice of office space elsewhere, with good parking and on-site servicing and the lack of any off-street parking at Clock Mill as the key reasons for its failure as a business centre.  The Council’s Economic Development Service have informally advised that based on the evidence submitted and their own information, there is a justification for change of use of the business centre to residential use.

6.4. While a change of use to residential is not necessarily deemed to be preferable for reasons of amenity, it is largely compatible with the site’s surroundings.

6.5. Policy EN6 Listed Buildings and EN10 Conservation Areas of the Local Plan are relevant to the consideration of alterations to the building proposed under these applications.  Whilst the interior of the building has largely been modernised, the layout of the six flats would respect the interior fabric of this industrial building and would allow for an open foyer area, exposure of steel columns and larger open plan spaces within each apartment.  This approach is supported by Historic Scotland.  The applicant is seeking, through minor revisions to the proposals, to address the requirements of Historic Scotland and Development Services in terms of consistency of window pattern, appropriate style, number and pattern of rooflights and minimal interference on the external elevations by building warrant requirements such as terminals, cowls and grills for extractors.

6.6. The principle of the residential use of the building is acceptable, and the details of the proposal would appear to preserve or enhance the character and appearance of the listed building and its conservation area setting.  Whilst the site currently has no off-street parking provision, this deficiency in the proposals must be off-set against the above noted considerations.  The applicant should however explore the scope for providing 2 off-street spaces on land in front of the building.

6.7. Furthermore, we are satisfied that six flats is the minimum reasonable number of units that would prove economically viable.  Any proposal that may emerge to increase that number is unlikely to be supported, and the applicants have been advised accordingly.

7.0 CONCLUSIONS

7.1. The proposals involve the alteration and conversion of offices in a former mill building and category B listed building, to form 6 flats, and are acceptable in principle.  The details of the conversion are sympathetic to the character of the building and the relatively low density of the proposals would minimise pressure on on-street parking in the vicinity.

8.0 SUSTAINABILITY IMPLICATIONS

8.1. The recommendation would protect and enhance the character of a category B Listed Building and its Conservation Area setting.


9.0 FINANCIAL IMPLICATIONS

9.1.  None.

9.2. Declarations

	1. The recommendations contained within this report support or implement Corporate Priorities, Council policies and/or the Community Plan:
	Reference

	
Corporate Priorities
	

	
Council Policies
	

	
Community Plan
	

	2. In adopting the recommendations contained in this report the Council is acting within its legal powers. 
	 MACROBUTTON CheckIt (

	3. The full financial implications of the recommendations contained in this report are set out in the report.  This includes a reference to full life cycle costs where appropriate.
	 MACROBUTTON CheckIt (
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