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MANCHESTER

CITY COUNCIL

PLANNING
GROWTH & DEVELOPMENT

DELEGATED OFFICER REPORT FOR PLANNING APPLICATION

APPLICATION NO. 141929/TEL/2025
DATE REGISTERED VALID: 17 January 2025

PROPOSAL: Erection of 25m high telecommunications lattice tower with 24no. antennas,
8no. 300 dishes, 11no. cabinets, overhead cable ladders, 2.1m high palisade
fencing, and ancillary development thereto

ADDRESS: Whittaker Street, Moston, Manchester, M40 9LY
WARD(S): Moston Ward

APPLICANT: Cornerstone on Behalf WHP Telecoms

AGENT (IF ANY): Miss Caitlyn Richmond WHP Telecoms Ltd
CASE OFFICER: Joshua Lee

Tel: 0161 219 2851
Email: joshua.lee@manchester.gov.uk

RECOMMENDATION: Approve
DATE OF RECOMMENDATION: 12/02/2025


mailto:joshua.lee@manchester.gov.uk
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APPLICATION DETAILS

Type of application: Telecommunication Application

Development type: Notifications

Date of site visit: 29 January 2025

Standard consultations: Printed: 21 January 2025 Expired: 11 February 2025
Neighbour notifications: Printed: 21 January 2025 Expired: 11 February 2025
Site notice: No site notice has been produced

Press advert: No press advert had been published

Departure from Development Plan: No
Environmental Statement: Notrequired
Listed building: Not applicable
Conservation area: Notapplicable

Tree Preservation Order: Not applicable

DESCRIPTION OF SITE/BUILDING

The proposal related to a small part of the open park land close to Whittaker Street adjacent to the Tulketh
Industrial Estate. The immediate area is vegetated.

Figure 1. Proposed site (note the existing masts to be removed)
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DESCRIPTION OF AREA

The proposalis in a mixed industrial/residential part of the Moston ward of Manchester. The site is bounded
by Tulketh Industrial Estate to the south with open parkland to the other aspects facing into residential.

DESCRIPTION OF DEVELOPMENT

The applicant is proposing the erection of 25m high telecommunications lattice tower with 24no. antennas,
8no. 300 dishes, 11no. cabinets, overhead cable ladders, 2.1m high palisade fencing, and ancillary
development thereto.

The proposal involves the upgrading and relocation of an existing installation, as well as the integration of
another installation into this upgraded structure. Specifically, the upgrade includes the removal of the
existing 17.5m monopole, which will be replaced with a 25m lattice tower to meet operational and technical
requirements. The new installation will feature 30 remote radio units (RRUs), 24 antennas, 8 300mm dishes,
11 cabinets, overhead cable ladders, 2.1m high palisade fencing, and associated ancillary equipment.
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Figure 2. Proposed elevation

PLANNING HISTORY

PRE-APPLICATION

The applicant made a pre-application enquiry to get initial feedback on the proposed development. It was
noted how the council recognises the need for high quality communication infrastructure development. It
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was also noted that the development is shared infrastructure however the size and massing of the proposal
was raised as a concern.

126177/TEL/2020

Description: Prior approval for the installation of 25 m lattice tower with associated boundary treatment and
compound

Decision: Approved 03/04/2020

CONSULTATION, NOTIFICATION & PUBLICITY RESPONSES

CONSULTATIONS

MANCHESTER CITY COUNCIL HIGHWAYS SERVICES

Manchester City Council Highways Service were consulted on this application and had no objection to the
proposed scheme recommending a number of informatives be attached to the decision.

NOTIFICATIONS

LOCAL RESIDENTS

No representations received.

RELEVANT POLICIES & THE PRINCIPLE OF DEVELOPMENT

In this case the application's principle is determined in law. The local planning authority can check the
proposal against the conditions within the following law.

e TheTown and Country Planning (General Permitted Development) (England) Order 2015 - This
order is a law in England. It allows certain types of development without needing permission.
Schedule 2 outlines the permitted development for different proposals.

o Part16, Class A - electronic communications code operators

PRINCIPLE OF THE DEVELOPMENT

The proposal's principle is accepted by law.

The local planning authority can assess the proposal as a prior approval. We will consider conditions in the
legislation. These conditions are in the following section.

THE TOWN AND COUNTRY PLANNING (GENERAL PERMITTED DEVELOPMENT) (ENGLAND)
ORDER 2015

PART 16, CLASS A

CONDITIONS

|A.2 - Conditions Comments



https://www.legislation.gov.uk/uksi/2015/596/contents
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1. Class A(a) and A(c) development is
permitted subject to the condition that—
a. the—siting—and—appearance—of
any—

The proposal sits within a parkland area and
therefore does not prevent pedestrians from passing|
along a footway or have impacts to disabled
access.
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d. the siting of any development is|
such that it—
i.does not prevent|
pedestrians from passing]
along a footway;
ii.does not preventaccess to
premises adjoining a
footway; and
iii.is  determined having
regard to—
a. the needs oOf
disabled people;
and
b. the guidance
document “Inclusive
Mobility” issued by
the Department for
Transport in
December 2021.

2. Class A development is permittediConditioned.
subject to the condition that—
a. any electronic communications|
apparatus provided in accordance
with that permission is removed
from the land or building on which it

is situated—
i.if such development was
carried out in an

emergency, at the expiry of
the relevant period; or

ii.in any other case, as soon
as reasonably practicable
after it is no longer
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required for electronic

communications

purposes; and
b. such land or building is restored
to its condition before the
development took place, or to any
other condition as may be agreed in
writing between the local planning
authority and the developer.

3. Subject to sub-paragraph (5), Class A
development -

b. tand-which-is—oris-within
. ‘ tseientific ,
c. on unprotected land where that
development consists of—
i.the installation of a mast,
other than the installation
of a mast on a building
where the height of the

mast (including any|
antenna and supporting
apparatus) does not

exceed the height of the
highest part of the building]
by more than 6 metres;

Class A development on unprotected land where
that development consists of the installation of a
mast requires Prior Approval.
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is permitted subject, except in case oOf
emergency (in which case only paragraph
A.3(12) applies), to the conditions set out in

paragraph A.3 (prior approval).

4. Devetopment—is—specified—for—the|Not on Article 2(3) land.
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AINot within civil safeguarding area or a defence
heisafeguarding area.
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7. lh—ease ass—ANot within civil safeguarding area or a defence
develosmen which—consists— hejsafeguarding area.

Not applicable

PRIOR APPROVAL

IA.3 - Prior Approval Comments

1. Before making the application requiredThe applicant has provided confirmation that they
by sub-paragraph (4), the developer musthave notified the landowner (Manchester City
give notice of the proposed development|Council)

to—

a. any person (other than the
developer) who is an owner of the
land to which the development
relates, or
b. a tenant of an agricultural
holding any part of which is
comprised in the land to which the
application relates.
2. Notice must be given by or on behalf offThe applicant has provided confirmation that they
the developer as follows— have notified the landowner (Manchester City|
a. by serving a signed and dated|Council)
notice on every person described in
sub-paragraph (1) whose name and

11
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address is known to the developer,

stating—
i.the name of the
developer;
ii.the address or location of
the proposed
development;

iii.a description of the
proposed development|
(including its siting and

appearance which
includes the height of any
mast);

iv.a statement that the
developer will apply to the
local planning authority for|
a determination as to
whether the prior approval|
of the authority will be
required as to the siting
and appearance of the

development;
v.the name and address of
the local planning

authority to whom the
application will be made;
.a statement that the
application is available for
public inspection at the
offices of the local
planning authority during]
usual office hours;
vii.a statement that any|

person who wishes to

\Y

make representations
about the siting and
appearance of the

proposed development
may do so in writing to the
local planning authority;

viii.the date by which any such
representations should be
received by the local
planning authority, being a
date not less than 14 days
from the date of the notice;
and

ix.the address to which such

representations should be
made; or

12
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b. ifthe developer has been unable
to ascertain the names and
addresses of every such person after
taking reasonable steps, by local
advertisement.

4. Before
described in paragraph A.2(3), the developer
must apply to the local planning authority
for a determination as to whether the prior
approval of the authority will be required as
to the siting and appearance of the
development.

beginning the development

The proposed infrastructure is a 25m lattice tower|
with 2no headframes. The mast is shared
infrastructure for 2no operators. The mast replaces
1no permanent 17.5m mast and 1no emergency|
mast close to the location. Itis noted that a precious
mast of similar height was deemed acceptable in
2020.

Siting

The lattice tower mast is close to the existing masts
and is adjacent the Tulketh Industrial Estate and the
associated industrial use class. The nearest
residential dwelling is approx. 40m from the
proposed site, separated by open parkland. The
siting of the mast has been located to minimise
impact to the residential area maintaining good
distances to local residences and is therefore
acceptable.

Appearance

There is an existing presence of telecoms
infrastructure (1no permanent and 1no temporary)
in the location, alongside Tulketh Industrial Estate
which is predominately large industrial buildings
clad in metal sheeting. A large part of the tower with
be masked by tree coverage. The appearance of the
lattice tower mast would not be significantly
different that the existing masts and buildings and is
therefore acceptable.

5. The application must be accompanied

by—

a. written description of the
proposed development and a plan
indicating its proposed location
together with any fee required to be
paid;

b. the developer’s contact]
address, and the developer’s email
address if the developer is content
to receive communications|
electronically;

c. evidence that the requirements
of sub-paragraph (1) have been
satisfied where applicable; and

d. where——the———condition—in

Documents received 17/01/2025

Secretary of State for Defenceorthe|
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6. Subject to sub-paragraphs (8)(b)(ii) and
(c), upon receipt of the application in
accordance with sub-paragraph (5), the
local planning authority must—
a. for development which, in their
opinion, falls within a category set
out in the Table in Schedule 4 to the
Procedure Order (consultations
before the grant of permission),
consult the authority or person
mentioned in relation to that]
category, except where—
i.the local planning
authority are the authority
so mentioned; or
ii.the authority or person so
mentioned has advised
the local planning
authority that they do not
wish to be consulted, and
must give the consultees
at least 14 days within
which to comment;
eonsttt—

MCC Highways consulted. 21/01/2025, expiring
11/02/2025

No airport or aerodrome within 3km.

Neighbour Notifications sent (See Appendix 1)
21/01/2025, expiring 11/02/2025

14



141929-TEL

-WHITTAKERSTREET-DELEGATEDOFFICERREPORT

tessthan2tdays;or
ii.by—servingnotice—or—any
L oini
oceupier;
d. in the case of development
which does not fall within paragraph
(b) or (c), must give notice of the
proposed development, in the
appropriate form setoutin Schedule
2 to the Procedure Order—
i.by site display in at least
one place on or near the
land to  which the
application relates for not
less than 21 days, or
ii.by serving notice on any|
adjoining owner or
occupier.

7. When determining the application made
under sub-paragraph (4), the local planning
authority must—

MCC Highways have no objection. It is noted that]
maintenance of the site will be 1-2 twice a year and
that no vehicles will be parked directly on the site

15
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a. take into account anyboundary, which is acceptable from a Highways
representations made to them as aperspective.
result of consultations or notices|
given under paragraph A.3; and No further representations have been made.
b. notgrant prior approval contrary
to the advice of any person
consulted in accordance with sub-
paragraph (6)(ab)

8. The development must not begin beforeDecision made in time
the occurrence of one of the following—
a. thereceipt by the applicant from
the local planning authority of a
written notice of their determination
that prior approval is not required;
b. where the local planning
authority gives the applicant written
notice that prior approval is
required—
i.the giving of that approval
to the applicant, in writing,
within a period of 56 days
beginning with the date on
which the local planning
authority received the
application in accordance
with sub-paragraph (5);
i.the expiry of a period of 56
days beginning with the
date on which the local
planning authority|
received the application in
accordance with sub-
paragraph (5) without the
local planning authority|
notifying the applicant, in
writing, that such approval
is given or refused; or
c. the expiry of a period of 56 days
beginning with the date on which the
local planning authority received the
application in accordance with sub-
paragraph (5) without the local
planning authority notifying the
applicant, in writing, of their
determination as to whether such
prior approvalis required.

9. The development must, except to thelConditioned
extent that the local planning authority
otherwise agree in writing, be carried out—
a. where prior approval has been
given as mentioned in sub-
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paragraph (8)(b)(i), in accordance
with the details approved;

b. inany other case, in accordance
with the details submitted with the
application.

10. The agreement in writing referred to inNot required
sub-paragraph (9) requires no special form
of writing, and, where that agreement is in
place, there is no requirement on the
developer to submit a new application for
prior approval in the case of minor
amendments to the details submitted with
the application for prior approval.

11. The development must begin— Conditioned.
a. where prior approval has been
given as mentioned in sub-
paragraph (8)(b)(i), not later than the
expiration of 5 years beginning with
the date on which the approval was
given;
b. in any other case, not later than
the expiration of 5 years beginning
with the date on which the local
planning authority received the
application in accordance with sub-
paragraph (5).

12. inthecaseof emergency,devetopmentNot applicable

; tted oy A i I

13. When computing the number of days injNot applicable
sub-paragraphs  (6)(b)(i), (6)(c)(i) and
(6)(d)(i), any day which is a public holiday
must be disregarded.

OTHER LEGISLATIVE REQUIREMENTS

EQUALITY ACT 2010

Section 149 (Public Sector Equality Duty) of the Equality Act 2010 requires due regard to the need to: Eliminate
unlawful discrimination, harassment and victimisation and other conduct prohibited by the Act and; Advance
equality of opportunity between persons who share a protected characteristic and persons who do not share
it. The Equality Duty does not impose a legal requirement to conduct an Equality Impact Assessment.
Compliance with the Equality Duty involves consciously thinking about the aims of the Equality Duty as part
of the process of decision-making.
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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.

CONCLUSION

The proposed development for the erection of a 25m high telecommunications lattice tower at Whittaker Street, Moston,
Manchester, has been thoroughly reviewed. The application complies with the relevant planning policies and
regulations, including the Town and Country Planning (General Permitted Development) (England) Order 2015. The siting
and appearance of the tower have been carefully considered to minimize visual impact and ensure it does not obstruct
pedestrian access. No objections were raised by the Manchester City Council Highways Services or local residents.
Therefore, the proposal is acceptable with conditions to ensure compliance.

RECOMMENDATION: APPROVE

CONDITION(S) TO BE ATTACHED TO DECISION FOR APPROVAL

1. 5-YEAR TIME LIMIT

The development must be begun not later than the expiration of five years beginning with the date of
this permission.

Reason - Required to be imposed pursuant to Schedule 2, Part 16, Class A of the General Permitted
Development Order 2015.

2. SPECIFIED PLANS

The development hereby approved shall be carried out in accordance with the following drawings and

documents:
a. Application Form 17 Jan 2025 APPLICATION FORM
b. Drawing - Existing & Proposed 17 Jan 2025 PLANS AND ELEVATION
Cc. Drawing-LocationPlan 17 Jan 2025 THE LOCATION PLAN
d. Correspondence 17 Jan 2025 COVERING LETTER
e. Supporting Information 17 Jan 2025 CLARIFICATION OF THE DECLARATION
OF ICNIRP

18
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f. Supporting Information 17 Jan 2025 PLANNING STATEMENT

Reason - Required to be imposed pursuant to Schedule 2, Part 16, Class A of the General Permitted
Development Order 2015.

3. REMOVAL WHEN NOT REQUIRED

a. any electronic communications apparatus provided in accordance with that permission is
removed from the land or building on which it is situated, as soon as reasonably practicable after
itis no longer required for electronic communications purposes; and

b. such land or building is restored to its condition before the development took place, or to any
other condition as may be agreed in writing between the local planning authority and the
developer.

Reason - Required to be imposed pursuant to Schedule 2, Part 16, Class A of the General Permitted
Development Order 2015

INFORMATIVE(S) TO BE ATTACHED TO THE DECISION FOR APPROVAL

1. HIGHWAYS LICENSES

The applicant is required to discuss and agree any requirements for licensing, hoarding /
scaffolding, skips and utility connections with MCC's Highways Licensing Team via Email to:
highwaylicences@manchester.gov.uk

2. TRAFFIC MANAGEMENT

The applicant is required to discuss and agree any requirements for temporary pedestrian and traffic
management with MCC's Event and Traffic Management Team via Email to
highwaynetworkmanagement@manchester.gov.uk.

APPENDIX 1 - LIST OF CONSULTEES & NEIGHBOURS NOTIFIED

Highway Services

Unit 15, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
Unit 4, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
Unit 5, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
Unit 9, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
Unit 3, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
Unit 10, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
12 Ward Street, Lightbowne, Manchester, M40 9WS

18 Ward Street, Lightbowne, Manchester, M40 9WS

16 Ward Street, Lightbowne, Manchester, M40 QWS

14 Ward Street, Lightbowne, Manchester, M40 9WS

2 Ward Street, Lightbowne, Manchester, M40 9WS

48 Ebsworth Street, Manchester, M40 ONE
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Unit 14, Tulketh Street Industrial Estate, Kenyon Lane, Manchester, M40 9LY
10 Ward Street, Lightbowne, Manchester, M40 QWS
61 Ebsworth Street, Manchester, M40 SWD

8 Ward Street, Lightbowne, Manchester, M40 9WS
4 Ward Street, Lightbowne, Manchester, M40 9WS
20 Ward Street, Lightbowne, Manchester, M40 9WS
6 Ward Street, Lightbowne, Manchester, M40 9WS
59 Ebsworth Street, Manchester, M40 SWD

57 Ebsworth Street, Manchester, M40 SWD

52 Ebsworth Street, Manchester, M40 9NE

50 Ebsworth Street, Manchester, M40 OSNE

46 Ebsworth Street, Manchester, M40 9NE

44 Ebsworth Street, Manchester, M40 ONE

APPENDIX 2 - PLANNING CONSTRAINTS

Article 4 Direction - North Manchester PD Restriction - Class B1(c) To C3

Article 4 Direction - Removal Of PD Rights Change Of Use From Class C3 To Class C4
Coal Authority - Development Low Risk - Name: DEVELOPMENT_LOW_RISK_AREA

Historic Landfill Site 250m Buffer -
Area Team Boundary - Name: NORTH AREA
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