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Application no. 134139/FO/2022 

Date registered valid: 4 August 2022 

Proposal: Erection of first floor extension and change of use to form 4 x 1 
bedroom self contained flats (Class C3) 

Address: Miners Community Arts And Music Centre , 63 Teddington Road, 
Manchester, M40 0DJ 

Ward(s): Charlestown Ward 
 

Applicant: M Kehoe, MTM Enterprises, 121A Lord Lane, Manchester, M35 0SH 

Agent (if any): Mr Paul Judge, Paul Judge Design, 49 Bideford Road, Stockport, SK2 
5AX 

Case officer: Adam Mitchell 
Tel: 0161 234 4165 
Email: adam.mitchell@manchester.gov.uk 

Recommendation: REFUSAL       

Date of recommendation: 10.11.2022 

 
  



Application details 
 
Type of application: Full Application Consent 
 
Development type: Minor Dwellings 
 
Date of site visit: 23 August 2022 
 
Standard consultations: 
Printed: 9 August 2022  Expired: 30 August 2022 
 
Neighbour notifications 
Printed: 9 August 2022  Expired: 30 August 2022 
 
Site notice 
No site notice has been produced  
 
Press advert 
No press advert had been published  
 
Departure from Development Plan:  No 
 
Environmental Statement:  Not required  
 
Listed building:  Not applicable  
 
Conservation area:  Not applicable 
 
Tree Preservation Order:  Not applicable 
 
Description of Site/Area 
 
This application relates to the former Bradford Colliery Miners Welfare Institute that is currently 
utilised as the Miners Community Arts and Music Centre, located on Teddington Road in the 
Moston area of North Manchester. The property is situated within a large detached plot 
encompassed by high mesh fencing around the boundary. The existing development is low 
quality has suffered degradation over the years, with the Miners Welfare Institute once a focal 
point for the local community. Aside from an area of open space on the opposite side of the 
road the remaining area is residential in nature with homes of semi-detached properties occupy 
the local vicinity.  
 
Description of development 
 
Planning permission is sought for the change of use to building to create 4 x 1 bedroom 
apartments (Class C3) with erection of first floor rear extension. 
 
To the side yard, a waste storage area is proposed.  
 
Site History  
 
096897/FU/2011/N1. Retrospective Application for the retention of use of building as a 
community centre with ancillary cafe (sui generis use). APPROVED 26.07.2011 
 
Consultations & Notification Responses 



 
Local residents were notified however none responded.  
 
Highways Comments: It is anticipated that the proposal is unlikely to generate a significant 
increase in the level of vehicular trips and therefore there are no network capacity concerns.  
 
No parking is offered as part of the development and any additional demands would need to be 
accommodated through on-street parking.  
 
A new pedestrian access entry point is considered acceptable alongside the waste 
management strategy and cycle storage facilities.  
 
Environmental Health Comments: No concerns with the waste management plans and 
recommended conditions for construction hours and noise and external plants.  
 
Greater Manchester Police: No concerns, recommends informative with respect to security 
measures relating to alarms, access controls, lighting, management and maintenance.  
 
Coal Authority: No objections as it falls on our exemption list and consult the guidance for any 
consent granted.  
 
Policy  
 
The following policy and guidance are considered relevant to the consideration of this 
application: 
 
-Policies DM1, SP1, T2 of the Manchester Core Strategy; 
-Saved policies DC1, DC5, DC26 and E3.5 of the Unitary Development Plan; 
-The Guide to Development in Manchester (SPD); 
-Residential Quality Guidance; 
-National Planning Policy Framework (NPPF); 
 
Local Development Framework  

The principal document within the framework is the Manchester Core Strategy which sets out the 
spatial vision for the City and includes strategic policies for development during the period 2012 
– 2027.  

'The Core Strategy Development Plan Document 2012 -2027 ("the Core Strategy") was adopted 
by the City Council on 11th July 2012. It is the key document in Manchester's Local Development 
Framework. The Core Strategy replaces significant elements of the Unitary Development Plan 
(UDP) as the document that sets out the long term strategic planning policies for Manchester's 
future development.  
 
A number of UDP policies have also been saved until replaced by further development plan 
documents to accompany the Core Strategy. Planning applications in Manchester must therefore 
be decided in accordance with the Core Strategy, saved UDP policies and other Local 
Development Documents.'  
 
The following policies within the Core Strategy are considered relevant: 

Policy SP1 (Spatial Principle) refers to the key spatial principles which will guide the strategic 
development of Manchester together with core development principles. It is stated that 
developments in all parts of the city should create well designed places which enhance or create 
character, make a positive contribution to the health, safety and well-being of residents, consider 
the needs of all members of the community and protect and enhance the built environment. 

http://www.manchester.gov.uk/site/scripts/documents_info.php?categoryID=494&documentID=2148
http://www.manchester.gov.uk/site/scripts/documents_info.php?categoryID=494&documentID=2148


Further, development should seek to minimise emissions, ensure the efficient use of natural 
resources, reuse previously developed land wherever possible, improve access to jobs, services 
and open space and provide good access to sustainable transport provision. 
 
Policy DM1 (Development Management) states that new development should have regard to 
more specific issues for which more detailed guidance may be given within supplementary 
planning documents.  Issues include: the appropriate siting and appearance of development, the 
impact upon the surrounding area, the effects on amenity, accessibility, community safety and 
crime prevention, health, the adequacy of internal accommodation and amenity space and refuse 
storage/collection. 
 
Policy T2 (Accessible Areas of Opportunity and Need) requires that adequate car parking is 
provided for new developments. The Council will take the circumstances of each proposal into 
account to establish what level of parking is appropriate 
 
The following saved policies are also considered relevant: 
 
Saved Policy DC5 (Flat Conversions) - The Council will have regard to the standard of 
accommodation, the effects upon adjoining occupiers, the adequacy of car parking, the general 
effects upon the character of the neighbourhood, access arrangements, refuse storage and 
private outdoor amenity space. 
 
Saved policy DC26 (Noise) of the UDP states that the Council intends to use the development 
control process to reduce the impact of noise on people living and working in the City.  In 
particular, consideration will be given to the effect of new development proposals which are likely 
to be generators of noise. 
 
Saved policy E3.5 - The Council will promote measures which will lead to a safer environment for 
all people living in and using the City. These measures will include:- 
a) ensuring that the layout of new development is designed with safety in mind and does not 
lead to the creation of isolated areas; 
b) designing landscaping schemes so as to minimise the risk of attack; 
c) that community facilities are located where they are easy and safe to get to; 
d) providing safe places for children to play; 
e) improving road safety. 
 
The Guide to Development in Manchester (SPD) (2007) 
 
The Guide to Development in Manchester is a supplementary planning document which contains 
core principles to guide developers. The document offers design advice and sets out the City 
Council's aspirations and vision for future development and contains core principles to guide 
developers to produce high quality and inclusive design. The principles that development should 
seek to achieve, include, character and context, continuity, and enclosure, ease of movement, 
quality of the public realm, diversity, legibility and adaptability.  
 
Manchester Residential Quality Guidance (2017) 
 
This City Council document is a material planning consideration in the determination of planning 
applications for new residential uses and weight should be given to this document in decision 
making.   
 
The purpose of the document is to outline the consideration, qualities and opportunities that will 
help to deliver high quality residential development as part of successful and sustainable 



neighbourhoods across Manchester.  Above all the guidance seeks to ensure that Manchester 
can become a City of high quality residential neighbourhood and a place for everyone to live.   
 
National Planning Policy Framework (2021) 
 
The central theme to the revised NPPF is to achieve sustainable development.  The Government 
states that there are three dimensions to sustainable development: an economic role, a social 
role and an environmental role.  
 
The Framework underlines a “presumption in favour of sustainable development”.  This means 
approving development, without delay, where it accords with the development plan and where 
the development is absent or relevant policies are out-of-date, to grant planning permission unless 
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits when 
assessed against the NPPF.   
 
 
Issues 
 
Principle 
 
The principle of the proposed use is not considered acceptable. 
 
Section 38(6) Planning and Compulsory Purchase Act 2004 requires that decisions be made in 
accordance with the development plan unless material considerations indicate otherwise.  
 
In the case of this application, the principle of the proposed development is not considered 
acceptable and is in conflict with the aforementioned development plan policy and associated 
guidance.  
 
It is believed that the proposed would create a poor standard of accommodation resulting in 
sub-standard living conditions with poor quality associated amenity for the proposed and nearby 
occupiers. On this basis the proposed development is considered contrary to saved policies 
DC1, DC5 and DC26 of the UDP, policies DM1, SP1, T2, EN16 and EN19 of the Core Strategy, 
Manchester Residential Quality Guidance, The Guide to Development (SPD) and the National 
Planning Policy Framework.   
 
The issues are outlined further below.  
 
Residential Amenity  
 
Saved Policy DC5 of the UDP states that for proposals involving flat conversions, the Council 
will have regard to the standard of accommodation and the effects upon adjoining occupiers.  
 
Policies DM1 and SP1 of the Core Strategy indicate further that consideration should be given 
to the effects of development upon the amenity, living conditions and the well-being of 
residents.  
 
In amenity terms, the main concerns relate to increased activity, noise and disturbance and 
pressures upon local parking provision.  
 
The impact upon residential amenity is two-fold, involving the general impact upon the living 
conditions of existing and near occupiers and more specifically, the impact upon the amenity of 
the occupiers of the proposed scheme.  
 



Taking the general impact, it is considered that the addition of 4 flats with erection of first floor 
rear extension to an application site already in-use as a Community Arts and Centre for the 
local community would result in an over-intensive use.  
 
It is considered that existing development already suffers from a lack of off-road parking with the 
creation of flats would only exacerbate the existing on-street car parking levels leading to 
increased competition for on-street car parking spaces and parking difficulties to the detriment 
of residential amenity.  
 
The addition of further occupiers with independent lifestyles would lead to an increase in 
pedestrian and vehicular activity at the site, with the potential to cause unsatisfactory levels of 
noise and disturbance. The increased comings and goings would serve to have a negative 
impact upon the living conditions of surrounding residents to the detriment of their amenity.  
 
Additionally, given the existing activity levels of the application site via the Community Arts and 
Music Centre the potential is there for disturbance levels to be significant for the proposed 
occupants given the lack of separation between the two uses. This would be different from the 
existing situation local residents currently experience given the proposed occupants would 
spend more time within the application site encountering the activity levels.  
 
Residential occupiers should also be entitled to some area of either private or communal 
amenity space in line with saved policy DC5 of the UDP and policies DM1 and SP1 of the Core 
Strategy which indicates that consideration should be given to effects of development upon the 
amenity, living conditions and well-being of residents.  
 
Part of the proposal is for a small garden area to the rear of the extension however no additional 
plans or drawings were submitted as part of the application to illustrate the provisions available 
for the occupiers. Additionally, the yard area would remain the same as the existing and provide 
a dilapidated outdoor area with little to no outdoor provision for people to congregate, sit out or 
hang out washing etc. This in turn would have a negative effect upon the living conditions and 
the general amenity of residents. The creation of flats with no overall benefit to the existing 
development within the site in terms of standard of accommodation or appearance of the 
development would in its totality create an undesirable form of accommodation.   
 
It is also considered that due to the positioning of the fenestration elements of the proposed 
flats following the erection of the first floor rear extension that significant overlooking and loss of 
privacy implications would occur for residential properties along St Mary’s Road and Woodlands 
Road that back onto the application site. Neighbouring occupiers would experience significant 
residential amenity impacts upon their rear and front garden amenity space and would therefore 
fail to comply with Core Strategy policies DM1 and SP1. 
 
Standard of Accommodation 
 
Saved Policy DC5 of the Unitary Development Plan states that in determining applications to 
convert properties to flats, regard should be had to the standard of accommodation for the 
intended occupiers of the premises.  
 
Polices DM1 and SP1 of the Core Strategy indicate further that consideration should be given to 
the effects of development upon the amenity, living conditions and the well-being of residents.  
 
In this case, the proposal flat represents the type of accommodation that the City Council 
aspires to move away from.  
 



It is considered that the proposal would result in a poor standard of accommodation and which 
in turn would negatively affect the well-being of future occupiers. The City Council has concerns 
relating to the primary access to the application site via Woodstock Road which would be a 
shared access to the mixed use Community Centre preventing a sense of place and arrival for 
the residents through the lack of separation between the two uses. The Council considers that 
the proposed application and the existing configuration of the application site with the current 
use of the Community Centre would not form an adequate standard of living accommodation. In 
essence, it is maintained that the cumulative impact of increased activity, coupled with a lack of 
amenity space and a comprehensive scheme for the application site all points to a poor 
standard of accommodation. For this reason, the proposal is considered unsatisfactory.  
 
 
Human Rights Act 1998 considerations 
 
This application needs to be considered against the provisions of the Human Rights Act 1998. 
Under Article 6, the applicants (and those third parties, including local residents, who have 
made representations) have a right to a fair hearing and to this end the local planning authority 
must give full consideration to their comments. 
 
Protocol 1 Article 1, and Article 8 where appropriate, confer(s) a right of respect for a person’s 
home, other land and business assets. In taking account of all material considerations, including 
Council policy as set out in the Core Strategy and saved polices of the Unitary Development 
Plan, the Director of Planning, Building Control & Licensing has concluded that some rights 
conferred by these articles on the applicant(s)/objector(s)/resident(s) and other occupiers and 
owners of nearby land that might be affected may be interfered with but that that interference is 
in accordance with the law and justified by being in the public interest and on the basis of the 
planning merits of the development proposal. She believes that any restriction on these rights 
posed by the recommendation given is proportionate to the wider benefits of and that such a 
decision falls within the margin of discretion afforded to the Council under the Town and 
Country Planning Acts. 
 
Recommendation:   REFUSAL  
 
Article 35 Declaration 
 
Officers have worked with the applicant / agent in a positive and proactive manner based on 
seeking solutions to problems arising in relation to dealing with the planning application. Officers 
have communicated their concerns about this proposal to the applicant during the course of the 
planning application, but these concerns have not been overcome. The proposal is considered to 
be contrary to the development plan and therefore refused in a timely manner.  
 
 
Condition(s) to be attached to decision for approval OR Reasons for recommendation to 
refuse 
 

1) The proposed ground floor and first floor flats would lack unsatisfactory access 
arrangements and amenity space, resulting in an unacceptable standard of living 
accommodation for the intended occupiers of the premises. The proposal is therefore 
contrary to policy DC5 of the Unitary Development Plan for the City of Manchester and 
policies SP1 and DM1 of the Manchester Core Strategy.  
 
 

2) The proposed flat conversion alongside erection of a first floor rear extension would 
result in an over intensive use of the property with a consequential increase in the levels 



of activity and associated noise and disturbance. The resultant activity would be harmful 
to the amenity and living conditions of existing and neighbouring residential occupiers, 
contrary to saved policies DC5 and DC26 of the Unitary Development Plan for the City of 
Manchester, policies SP1 and DM1 of the Manchester Core Strategy.   
 

 
 
 
 
 
 
  



Appendix 1 – List of consultees & neighbours notified 
 
 Highway Services 
 Environmental Health 
 Greater Manchester Police 
 The Coal Authority 
 
7 Arden Grove, Manchester, M40 0BE 
5 Arden Grove, Manchester, M40 0BE 
80 Teddington Road, Manchester, M40 0DP 
61 Teddington Road, Manchester, M40 0DJ 
131 Woodstock Road, Manchester, M40 0DG 
125 Woodstock Road, Manchester, M40 0DG 
157 Woodstock Road, Manchester, M40 0DG 
151 Woodstock Road, Manchester, M40 0DG 
145 Woodstock Road, Manchester, M40 0DG 
139 Woodstock Road, Manchester, M40 0DG 
Flat 87, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 81, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 57, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 51, Lowton Court, Teddington Road, Manchester, M40 0DW 
66 Teddington Road, Manchester, M40 0DP 
135 Woodstock Road, Manchester, M40 0DG 
133 Woodstock Road, Manchester, M40 0DG 
129 Woodstock Road, Manchester, M40 0DG 
127 Woodstock Road, Manchester, M40 0DG 
159 Woodstock Road, Manchester, M40 0DG 
155 Woodstock Road, Manchester, M40 0DG 
153 Woodstock Road, Manchester, M40 0DG 
149 Woodstock Road, Manchester, M40 0DG 
147 Woodstock Road, Manchester, M40 0DG 
143 Woodstock Road, Manchester, M40 0DG 
141 Woodstock Road, Manchester, M40 0DG 
137 Woodstock Road, Manchester, M40 0DG 
12 Arden Grove, Manchester, M40 0BE 
10 Arden Grove, Manchester, M40 0BE 
11 Arden Grove, Manchester, M40 0BE 
9 Arden Grove, Manchester, M40 0BE 
Flat 85, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 83, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 79, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 59, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 55, Lowton Court, Teddington Road, Manchester, M40 0DW 
Flat 53, Lowton Court, Teddington Road, Manchester, M40 0DW 
8 Kelham Walk, Manchester, M40 0DQ 
7 Kelham Walk, Manchester, M40 0DQ 
6 Kelham Walk, Manchester, M40 0DQ 
5 Kelham Walk, Manchester, M40 0DQ 
4 Kelham Walk, Manchester, M40 0DQ 
3 Kelham Walk, Manchester, M40 0DQ 
2 Kelham Walk, Manchester, M40 0DQ 
1 Kelham Walk, Manchester, M40 0DQ 
78 Teddington Road, Manchester, M40 0DP 
76 Teddington Road, Manchester, M40 0DP 



74 Teddington Road, Manchester, M40 0DP 
72 Teddington Road, Manchester, M40 0DP 
70 Teddington Road, Manchester, M40 0DP 
68 Teddington Road, Manchester, M40 0DP 
 
 
 
Appendix 2 – Planning constraints 
 
Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4 
Aircraft Safeguarding Zone - Aircraft Safeguarding - Not Affected 
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA 
Coal Authority - Surface Coal Resources - Name: Coal bearing strata at surface 
Area Team Boundary - Name: NORTH AREA 
 
 


