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SUPPLEMENTARY INFORMATION 

1. Site Details 

 

Site Name: PAVEMENT O/S 

MACHINE MART 

Site Address: BURY NEW ROAD, 

STRANGEWAYS, 

MANCHESTER, M8 8DU National Grid 

Reference: 

E: 383193 

N: 400231 

Site Ref Number: CS30811900 VF23623 Site Type:1 STREETWORKS MACRO 

 

2. Pre Application Check List 

 

Site Selection (for New Sites only) 

(Would not generally apply to upgrades/alterations to existing site including 

redevelopment or replacement of an existing site to facilitate an upgrade or sharing 

with another operator)   

 

Was a local planning authority mast register 

available to check for suitable sites by the operator 

or the local planning authority? 

Yes No 

If no explain why: 

 

It was felt that the industry database was a more up-to-date source of information. 

 

Were industry site databases checked for suitable 

sites by the operator: 

Yes No 

If no explain why: N/A 

 

Site Specific Pre-application consultation with local planning authority 

 

Was there pre-application contact:  No 

Date of pre-application contact: N/A 

Name of contact: N/A 

Summary of outcome/Main issues raised: 

 

A pre-application consultation letter, consultation plan and drawings were sent to the Local 

Planning Authority by email on 20/06/2024. No response was received.   

 

 

Annual area wide information to planning authority 

 

Has annual area wide information been provided? No 

 

 
1 Macro or Micro 
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If no explain why:  

Summary issues raised: 

 

Cornerstones commercial relationship with Vodafone has changed, effectively increasing 

our independence to work with other companies in the deployment of mobile infrastructure. 

It means we no longer have visibility of Vodafone full update plan. However, Cornerstone is 

fully committed to working closely with Local Planning Authorities and following best practice 

guidance. 

 

We aim to engage and work with the planning department at the earliest opportunity from 

when we are instructed to deliver new infrastructure within your Local Authority area and 

often conduct strategic pre-rollout engagement meetings to discuss our wider rollout.  If your 

Local Authority would like a meeting to discuss wider Cornerstone rollout plans, then please 

advise.  We recognise the importance of developing long term partnerships and will always 

work with you to deliver improved mobile connectivity.   

 

 

Community Consultation 

 

Rating of Site under Traffic Light Model: Red Amber Green 

Outline of consultation carried out: 

 

Pre-application consultation letters and drawings of the proposal were sent to the LPA, Ward 

Councillors, and Cheetwood Community Primary School on the 20th of June 2024. 

 

Summary of outcome/main issues raised (include copies of relevant correspondence): 

 

This provides an opportunity for local stakeholders to discuss development proposals and 

identify site-specific issues. No specific comments received to date. 

 

 

School/College 

 

Location of site in relation to school/college (include name of school/college): 

 

Cheetwood Community Primary School sits 380m from the proposed application site.   

 

Outline of consultation carried out with school/college (include evidence of consultation): 

 

A consultation pack was sent on the 20th June 2024.  

 

Summary of outcome/main issues raised (include copies of main correspondence): 

 

No response was received.  
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Civil Aviation Authority/Secretary of State for Defence or the operator of the civil safeguarding 

area or defence safeguarding area notification (only required for an application for prior 

approval) 

 

Will the proposed development be on a civil 

safeguarding area or a defence safeguarding area? 

Yes No 

Has the Civil Aviation Authority/Secretary of State for 

Defence/operator of the civil safeguarding area or 

defence safeguarding area been notified? 

Yes No 

Details of response: 

 

N/A – Manchester Barton Aerodrome is approximately 9km away. 

 

 

Developer’s Notice 

 

Copy of Developer’s Notice enclosed? Yes No 

Date served: 06.09.24 

 

Proposed Development 

 

The proposed site: 

Government is committed to supporting investment in high-quality, reliable digital 

connectivity so that communities can benefit from faster economic growth and greater 

social inclusion. It is essential to keep pace with growing demand for internet bandwidth and 

mobile data from local businesses, residents and those who visit our communities. 

 

As part of Vodafone’s continued network improvement program, there is a specific 

requirement for additional coverage at this location to overcome capacity issues as the 

existing base stations are struggling to serve the target area. It will also ensure that this part of 

Manchester will have access to the most up-to-date technology with the introduction of 5G 

coverage. This ensures that coverage and capacity requirements are maintained and 

enhanced in line with the operator’s license. 

 

WHP Telecoms have been commissioned to act on behalf of Cornerstone for the proposal in 

front of you. The specific proposal to provide the most up-to-date technology comprises the 

erection of 1no. 20.0m monopole, 6no antennae, 1no. 0.3m dish, 3no. cabinets and 1no. 

meter cabinet and ancillary development thereto on the pavement outside Machine Mart 

on Bury New Road. The technical details of this proposal are illustrated within the enclosed 

application design drawings: - (CS30811900_VF23623_0_VMO2_NA_GA_REV_A Planning 

Drawings).  

 

The search process involved an initial ‘desk-top’ survey to ascertain and identify major 

constraints and impediments, followed by a physical search of the area. It is important for the 

reader to acknowledge that demand for network coverage is always most prevalent within 
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dense residential areas, especially following the shift in working patterns from urban centres 

to suburban areas.  

 

It is recognised that the very nature of installing new 5G communications infrastructure within 

a dense residential area requires a well-measured balance between the need to extend 

practical coverage with the risk of increasing visual intrusion. This proposal has been 

strategically placed by radio planners in conjunction with a team of multi-skilled professionals, 

in an area that is expected to have the least overall impact in terms of dominance and 

‘harmful’ short-fixed views but unfortunately, a level of visibility is always inevitable.  

Figure 1: Aerial View of the Proposed Application Site in the context of the surrounding area 

 

New Bury Road is a primary route (A56) allowing traffic to flow from Bury to Manchester and 

so the vast scale of the road is admired for having the ability to comfortably host higher levels 

of street furniture without causing an adverse impact on the street scene. It was thought to 

be most appropriate to confine the search along this route, as a means of protecting the 

more intimate character associated with those smaller side streets servicing residential 

properties. The road itself is more arterial than those around it, allowing traffic to pass through 

without pausing to fully acknowledge infrastructural elements. This transient nature of views is 

thought to be less impactful than those fixed, residential views. We believe that these are all 

subtle but effective siting measures that play a key role in softening visual impact.  

 

The principle of telecommunication development at this location is acceptable (subject to 

appropriate siting and design measures) under the Town and Country Planning (General 

Permitted Development etc.) (England) (Amendment) (No. 2) Order 2023, which came into 

effect on 21st December 2023. The Applicant believes that the current application benefits 

Proposed Application Site 
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from many natural screening measures and as a result is generally acceptable considering 

the existing 3UK site, approximately 100m to the North.  

 

Unfortunately, this base station cannot be utilised due to the nature of 5G technology. The 

network services it provides, means the equipment and antennas are quite different to 

the previous, and existing, service requirements. One example is that the antennas are 

some 3 times as heavy as previous antennas, and so it presents structural concerns for this 

streetworks design if the equipment of two Mobile Network Operators is present. The 

industry is currently working on a design solution to overcome these operational 

constraints but in this present day, it is important that the infrastructure is provided to allow 

the UK to be a global leader in technological advancements. Other factors include radio 

interference and additional equipment on the pole.  
 

When the proposal is viewed along New Bury Road in a Northernly direction, the proposal is 

thought to sit strategically amongst a telegraph pole, streetlight and a large advertisement 

sign, all of which rising to elevated heights. This siting measure is believed to soften visual 

change, but as previously mentioned, the scale of the road is believed to comfortably host 

this without creating an adverse cumulative impact.  

Figure 2: Streetview of the proposed application site along Bury New Road facing North 

 

The site selection process was influenced by the presence of similar vertical street furniture 

within close proximity to the site. Street lighting columns line both sides of Bury New Road with 

dense, linear patterns of mature trees and their associated canopies. There is also an 

additional reoccurrence of telegraph poles, their subsequent overhead lines, road signage, 

advertisement displays, bins, bus shelters, traffic lights, bollards, a post box and existing 

cabinets plotted across the street scene. When the proposal is viewed in conjunction with 

Proposed Application Site 



 

 page 6 

Cornerstone, Hive 2, 

1530 Arlington Business Park, 

Theale, Berkshire, RG7 4SA 

 

www.cornerstone.network 

 

Registered Address: 

Cornerstone Telecommunications, Infrastructure Limited, 

Hive 2, 1530 Arlington Business Park, Theale, Berkshire, RG7 4SA. 

Registered in England & Wales No. 08087551. 

VAT No. GB142 8555 06 

Cornerstone Industry Site Specific Supplementary Information (England) V.9 – 22.03.2024 

 

In the first instance, all correspondence should be directed to the agent. 
 

Classification: Unrestricted 

these similar structures, it is believed to create an environment where the proposal can easily 

assimilate with and integrate somewhat seamlessly into the street scene.  

 Figure 3: Streetview of the proposed application site along Bury New Road facing South 

 

The same applies when one views the street scene from a Northernly perspective, except 

views will also be captured with the context of the city’s strong skyline. The large skyscraper’s 

in the distance provides a vertical backdrop in which the proposal will be viewed against. To 

assist with this, the Applicant records how the terrain at the A576/A56 junction, just 400m North 

of the proposal has greater elevations; 15m more than the proposed application site. This 

allows views facing South to be of a descending nature, where the dominance and scale 

can be significantly reduced.  

 

The Applicant has proposed that a galvanised pole is installed to assimilate with the existing 

streetlights and the typically grey land uses in the distance, allowing it to blend in without 

creating too much visual change. This however, is the Applicant’s opinion, and if the LPA 

considers an alternative colour option, the Applicant is open to discussing this further.  
 

Whilst the wider area is heavily residential, this specific location offers a noticeable break 

whereby there is an increase in the number of commercial land uses with large warehouse 

premises and their associated parking facilities. Machine Mart sits directly in front of the 

proposed application site, with an enterprise car rental and several other car dealer and 

mechanical facilities. This is followed by a gym, storage facility, food manufacture, wholesale 

bakery and a car wash. These industrial land uses play an important role in reducing the 

Proposed Application Site 
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volume of views activated from residential properties as well as increasing the separation 

distances. This suggests that it is an ideal location where residential amenity can be 

protected. 
 

The Applicant has intentionally pushed the monopole to the centre apex of Machine Mart 

with the lower lying cabinets to the North. This is intentional to maximise upon the built 

environment and the natural screening this can provide for residential views to the West.  
 

The Applicant does not anticipate that a large volume of direct and front facing views will 

be activated due to the specific siting and design measures the Applicant has implemented, 

but nonetheless, it is important to fully assess the scenario. The closest residential property is 

approximately 40m from the proposed application site, but the built and natural environment 

is believed to intervene between onlooking views. From within Pegwell Drive, views are 

activated from rear windows on the upper floor, but this is thought to be somewhat 

intermittent given the rich tree cover. Furthermore, considering that these are not primary 

windows from principal living rooms, the visual impact is thought to be reduced as far as 

practically possible.  An appeal case is discussed in more detail on Page 21, but it essentially 

assesses the type of windows and their use, explaining how such installations only become 

overbearing when the proposal is viewed from a principal living room of a nearby property. 

The Applicant has afforded due weight to this throughout the search and believes that the 

current conditions remain within parameters that are acceptable.  

 

Views from Sandering Drive/Fairy Lane also benefit from a dense, linear pattern of mature 

trees which rise to great heights. Other nearby properties benefit from their orientation, which 

is unlikely to facilitate, direct views. When this is coupled with the monopole’s slimline design, 

it provides the Applicant, and hopefully the reader, with the reassurance that serious 

overshadowing or loss of daylight should not be an issue here. 

 

The location has also been chosen as it does not fall within any designated areas of 

conservation, or environmental or historic designations. The closest listing is more than 360m 

away which is believed to be a sufficient distance not to cause any adverse harm.  

Figure 4: Aerial View of the Historic Environment in relation to the proposed application site 

Proposed Application 

Site 
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The proposal’s design is believed to be the most sensitive option that is respectful of the street 

scene. A bulky lattice tower was thought to be much more insensitive than what is currently 

proposed. For confirmation, the pole height is required for appropriate signal propagation, 

clearing any landscape features. 5G operates at higher frequencies where attenuation of 

the radio signal is naturally higher, and the effects of clutter are greater. Increased height 

ensures that the topography of the landscape does not have an unacceptable impact upon 

mobile signal quality. It also uses adaptive beamforming technologies, unlike previous 

generations and this increases capacity and data speeds to the user but requires a taller 

antenna height. It also ensures ICNIRP compliance whilst the pole width is required for 

structural reasons, wind loading, and to allow enough room to host the internal cables.  

 

It’s worth noting, just because a development is generally visible and is in proximity to 

residential areas, does not necessarily equate to a significant detrimental impact. It is likewise 

important to note that the street works monopole design itself is typical of street furniture 

found in such urban locations and as such should not look inappropriate in the context of 

existing street lighting columns. It is often only found when actively seeking out its presence. 

It is considered that the overall character of the area will not be detrimentally affected by 

the development and over time should become an accepted element of the street scene. 

 

The proposal ensures that pedestrian movement is not impeded upon in accordance with 

Department for Transport (DfI) Manual for Streets (MfS) 2007. The development is set back 

close to the existing bollards and in line with the existing streetlight to reduce disturbance as 

far as practically possible. There remains a suitable passing distance for wheelchair and pram 

users, and the proposal is also sited away from tactile paving and crossing points. 

 

It is important that the reader appreciates that it is almost impossible to introduce new 

infrastructural elements to any environment without some degree of impact. Indeed, with 

communications infrastructure, it is virtually impossible to physically enhance the setting in 

which it is located and more often than not, all that can be done is seek to limit impact to an 

absolute minimum through sensitive siting and design practices, as has been the case.  

 

The equipment is considered unlikely to have any material impact on the local area, however 

it should bring significant connectivity improvements, which is a material consideration in the 

judgment of the site suitability. The cell search area was assessed at the survey stage from the 

perspective of planning and residential amenity, while a detailed site evaluation, in line with 

the Local Development Plan and relevant saved policies has helped shape this application. 

 

The Government’s National Planning Policy Framework sets out that an advanced, high-

quality communications infrastructure is essential for sustainable economic growth. The 

development of high-speed broadband technology and other communications networks 

also plays a vital role in enhancing the provision of local community facilities and services. 

 

As the shift in demand is expected for the foreseeable future and that as central government 

considers digital communications to be a critical national infrastructure, the intention is to 

support customers and local residents by ensuring as little disruption as possible. 



 

 page 9 

Cornerstone, Hive 2, 

1530 Arlington Business Park, 

Theale, Berkshire, RG7 4SA 

 

www.cornerstone.network 

 

Registered Address: 

Cornerstone Telecommunications, Infrastructure Limited, 

Hive 2, 1530 Arlington Business Park, Theale, Berkshire, RG7 4SA. 

Registered in England & Wales No. 08087551. 

VAT No. GB142 8555 06 

Cornerstone Industry Site Specific Supplementary Information (England) V.9 – 22.03.2024 

 

In the first instance, all correspondence should be directed to the agent. 
 

Classification: Unrestricted 

 

Enclose map showing the cell centre and adjoining cells if appropriate: 

 

There is a very small, constrained search area for this cell, a map can be provided upon 

request.  

 

 

Type of Structure (e.g. tower, mast, etc): 

Description:  

 

Proposed installation of 20m monopole, 6no. antenna, 1no. 0.3m dish, 3no. cabinets, 1no. 

meter cabinet, 3no RRU’s and ancillary development thereto. 

 

Overall Height: 20m 

Height of existing building (where applicable): N/A 

Equipment Housing: 

Length: See drawings enclosed 

Width: See drawings enclosed 

Height: See drawings enclosed 

Materials (as applicable): 

Tower/mast etc – type of material and 

external colour: 

Galvanised M-Range V2 Apollo Pole 

Equipment housing – type of material and 

external colour: 

Standard Finish coloured Light Grey [RAL7035] 

 

Reasons for choice of design, making reference to pre-application responses: 

As previously mentioned, the proposal is required due to acute capacity issues and will 

facilitate significantly improved 5G coverage in an area that has not gained this level of 

connectivity yet. The applicant would reiterate that the siting of any base station proposal 

is intrinsically linked to operational need, the availability of sites and the land uses present 

within the target area. The design of a base station is in turn dictated by function and the 

context of the nominated site.  
 

In order for the base station to effectively provide coverage to the desired areas and fit in 

with the established network pattern, specific antenna orientations and heights, determined 

by network radio planners, must be achieved. Features of the surrounding area must be 

cleared so the antenna can ‘see over’ any obstructions in order that they do not block the 

signals from the antennas. The physics of RF creates technical constraints that must be 

overcome – this directly dictates siting and design of infrastructure. Higher RF means 

significantly more data can be transmitted, but it cannot propagate as far or through 

material as well. It is a necessity that sites are sited directly within or as close as practicably 

possible to the target service area (search area will be smaller) (most commonly residential 

areas). 

 

The proposal has been designed with the core aim of achieving balance between minimising 

visual impact and achieving the technical requirements required by the operator and the 
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government. The siting and design measures allow the proposal to integrate with the existing 

street furniture and similar vertical lines in this area. The proposal’s height has already been 

justified and it is therefore considered that the proposed height and associated visibility does 

not outweigh the overall public benefit of the scheme. The applicant would like to stress that 

the proposal is seen in the context of the Operator’s license requirement and customer 

obligation to provide and maintain a continued network service. 

 

The technical requirements of mobile communication operators are acknowledged in the 

National Planning Policy Framework which states that local planning authorities should 

support electronic communications networks and their provision, including 

telecommunications and high-speed broadband. The Applicant has successfully explored 

and discounted their site sharing opportunities in accordance with the sequential approach 

outlined within the NPPF 

 

The points argued thus far indicates that the proposal strikes a good balance between 

environmental impact and operational considerations. The proposed height and design of 

this installation represents the best compromise between the visual impact of the proposal on 

the surrounding area and meeting the technical requirements to provide high-quality and 

high-speed communication infrastructure essential for economic growth to improve a critical 

service as illustrated by the NPPF and the Local Plan.  

 

 

Health and Safety - including ICNIRP compliance 

ICNIRP public compliance is determined by mathematical calculation and implemented by 

careful location of antennas, access restrictions and/or barriers and signage as necessary. 

Members of the public cannot unknowingly enter areas close to the antennas where 

exposure may exceed the relevant guidelines. 

 

The proposed installation conforms to current government planning guidelines regarding 

potential health effects arising from telecommunications development and the operator has 

included an ICNIRP certificate within the application pack.  

 

Recent court cases have confirmed that the public perception of health risks can be a 

material consideration within the land-use planning system. The publication of the National 

Planning Policy continues to highlight the Governments view that the planning system is not 

the appropriate mechanism for determining health safeguards. It sends a clear message to 

local planning authorities stating that they must ‘determine applications on planning 

grounds. This is reiterated in the Code of Practice.  

 

Notably, Ofcom have now undertaken 5G audits in the major cities and the results indicate 

that the exposure levels are a small fraction of the limits. This further reinforces the PHE 

guidance in respect of 5G which states: “It is possible that there may be a small increase in 

overall exposure to radio waves when 5G is added to an existing network or in a new area. 

However, the overall exposure is expected to remain low relative to guidelines and, as such, 

there should be no consequences for public health.” 

(https://www.gov.uk/government/publications/5g-technologies-radio-waves-and-health).  
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3. Technical Justification 

 

Enclose predictive coverage plots if appropriate, e.g. to show coverage 

improvement. Proposals to improve capacity will not generally require coverage 

plots. 

 

Reason(s) why site required e.g. coverage, upgrade, capacity  

The National Planning Policy Framework clearly states that authorities should not question the 

need for the service, nor seek to prevent competition between operators. Notwithstanding 

this fact, the Applicant considers it to be important to explain the technical justification for 

the site and how the facility fits into the overall network.  

 

The dynamic nature of technological advances in the telecommunications industry coupled 

with ever-increasing demand from subscribers dictates a continual reinvestment programme 

on the part of the operators. As a result, and in line with their license requirements, mobile 

operators are constantly developing their networks including filling holes where there is 

currently a lack of service provision. 

 

Cellular networks are made up of several individual cell areas, each of which has a base 

station within it. A good analogy for describing a cellular network is that of a patchwork quilt 

with each cell area being one of the many patches that are sewn together making up the 

network ‘quilt’. Mobile phone base stations operate on a low power and accordingly base 

stations therefore need to be located in the areas they are required to serve. Increasingly, 

people are using their mobiles in their homes, whether it is for work or leisure, this means the 

operator often has to position base stations in, or close to, residential areas. 

 

In the early days of mobile communications, peripheral locations, high-level topographies 

and large-scale towers were often identified in order that transmission from a new base 

station could cover an expansive geographical area. However, whilst this approach was 

viable for early network generations, the number of mobile handset users has dramatically 

increased with time, as have the advancements in mobile technology itself. As a result, the 

cellular network construction and operational criteria have changed too. Because modern 

networks use higher frequencies with faster data rates whilst serving significantly increased 

numbers of mobile device users, typical network cell areas are now smaller in their 

geographical expanse and tend to be directly proportionate to the number of users within it. 

This makes it incredibly difficult to site proposals where absolutely no impact is created, but 

nevertheless, the Applicant believes that this is a worthy option.  

 

5G coverage and superfast mobile broadband data capacity demand will continue to 

increase exponentially with the introduction of IoT (Internet of Things), machine-to-machine 

connectivity, automated transport/industry and other ‘smart’ applications. In the UK, rollout is 

now commencing. The main benefits of 5G are that it will be much faster and have higher 

capacity than 4G, with download speeds in excess of 1Gbps. To place this in context, 

customers will be able to download - not merely stream - a full HD movie in less than 10 

seconds on a 5G network. The same task would take closer to 10 minutes on 4G. 
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4. Site Selection Process  

 

Alternative sites considered and not chosen (not generally required for upgrades/alterations 

to existing sites including redevelopment of an existing site to facilitate an upgrade or sharing 

with another operator) 

 

Figure 5: Aerial View of Discounted Options 

 

Site Type Address NGR Reason for not choosing site 

D1 – Existing 

Monopole 

Enterprise, 229-241, 

Bury New Road, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M8 8DY, United 

Kingdom 

383155 , 

400332 

As previously discounted earlier in the 

report, the existing monopole cannot be 

utilised due to the restrictive nature of 5G. 

It would require a much taller and bulkier 

structure which is thought to be more 

impactful than what is currently proposed.  

D2 - Rooftop Willerby Road, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M7 2YL, United 

Kingdom 

383258 , 

400168 

D2 offers a small, flat rooftop but 

unfortunately the building height is 

insufficient to meet the coverage 

requirements. A large stub tower would 

be required which is notable for its 

increased visual impact.  
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D3 – Rooftop 186, Bury New Road, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M8 9YG, United 

Kingdom 

383268 , 

400085 

D3 is one of the tallest buildings in the 

area, although still insufficient. The roof is 

also pitched which does not comply with 

the build methodology. Other rooftops in 

the area have skylights which require 

additional ICNIRP investigations.  

D4 - 

Streetworks 

Upper Camp Street, 

Lower Broughton, 

Salford, Greater 

Manchester, England, 

M7 2ZN, United 

Kingdom 

383013 , 

400302 

D4 benefits from an area of open space 

away from frequent views but it is sited in 

a play park which is commonly viewed as 

a sensitive receptor. It is also an area 

where people come to and spend a 

considerable amount of time, therefore 

views are no longer transient, increasing 

visual impact. Whilst this area benefits 

from mature trees, it is removed from other 

typical street furniture in which the 

proposal assimilates with, allowing the 

proposal to look untoward and alien in this 

context. There are a number of residential 

properties nearby, those closest front 

gable walls with no windows, but views 

could be activated from Perkins Avenue.  

D5 - 

Streetworks 

Teneriffe Street, Lower 

Broughton, Salford, 

Greater Manchester, 

England, M7 2XW, 

United Kingdom 

383058 , 

400145 

D5 sits within a heavily residential area 

where the direct and front facing views 

are thought to be higher than what is 

currently proposed. It was discounted as 

a means of protecting residential 

amenity.  

D5  Fairy Lane, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M8 8DD, United 

Kingdom 

383315 , 

400130 

D5 benefits from an industrial setting, 

albeit residential properties are close by. 

The footpath here is heavily scarred 

indicating that the presence of 

underground services is high. For the build 

team to avoid these, the proposal would 

have to sit out from the fence line which 

has the potential to impact upon 

pedestrian movement.  

D7 – 

Streetworks 

Bury New Road, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M8 8EB, United 

Kingdom 

383266 , 

400267 

This option is admirably tucked away from 

the main road, but it would reduce the 

amount of car parking spaces which is 

unlikely to be agreeable with the site 

provider. Further to this, a mast at this 

location would require a much higher 

elevation than what is proposed to clear 

the adjacent trees and achieve the same 

coverage footprint. In accordance with 
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planning policy, the Applicant has 

progressed the option which allows the 

smallest structure.   

D8 - 

Streetworks 

Willerby Road, 

Strangeways, 

Manchester, Greater 

Manchester, England, 

M7 2YL, United 

Kingdom 

383221 , 

400100 

Again, there are underground services at 

this location which reduces the 

availability of space to deploy the 

equipment. Exposed views would be 

activated from 34 Ramsgate Street. Whilst 

the Applicant notes that visibility here is 

relatively low, the proposed application 

site is believed to have more screening 

opportunities which minimises views 

better.  

 

If no alternative site options have been investigated, please explain why: 

 

N/A 

 

Land use planning designations: 

 

N/A 

 

Additional relevant information (include planning policy and material considerations): 

 

From the outset, it should be appreciated that irrespective of the proposed installation’s use 

as a telecommunications apparatus, any change in form in the street scene will always be, 

to some degree, a noticeable alteration to those regular passers-by found closest. We have 

tried to best mitigate any direct changes in residential areas by locating the proposal along 

a streetlight lined road, outside of statutory designations and in an area where there is a break 

in the typically dense residential pattern. It should also be recognised that visibility or a 

development’s siting and appearance, does not automatically result in an overwhelming 

adverse harm. 

 

When considering the appropriateness of telecommunications development proposals, it is 

imperative that Decision Makers give precedence to telecommunications specific policy 

where it exists. If it does not exist at a local level, or if the policy is out of date, then the NPPF 

must prevail.  

 

The following information outlines the various planning guidance and policy that has been 

considered relevant to the subject application. It is not necessary to quote extensively from 

this document, but the following points are highlighted. 

 

National Planning Policy Framework  
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The governments National Planning Policy Framework (NPPF) sets out government's planning 

policies for England and how these are expected to be applied. Section 2 of the NPPF 

confirms that sustainable development is at the heart of the Framework.  

 

Paragraph 8 states: ‘Achieving sustainable development means that the planning system has 

three overarching objectives, which are interdependent and need to be pursued in mutually 

supportive ways  

 

• to help build a strong, responsive and competitive economy, by ensuring that sufficient 

land of the right types is available in the right places and at the right time to support 

growth, innovation and improved productivity; and by identifying and coordinating 

the provision of infrastructure;  

• to support strong, vibrant and healthy communities, by ensuring that a sufficient 

number and range of homes can be provided to meet the needs of present and future 

generations; and by fostering well-designed, beautiful and safe places, with 

accessible services and open spaces that reflect current and future needs and 

support communities’ health, social and cultural well-being; and  

• to protect and enhance our natural, built and historic environment; including making 

effective use of land, improving biodiversity, using natural resources prudently, 

minimising waste and pollution, and mitigating and adapting to climate change, 

including moving to a low carbon economy.’  

 

The installation will enable the operator to provide the required improvement to 4G and 5G 

services in the area, forming part of a network of high technology. These services allow home 

working and working on the move and can reduce the need to travel, thus contributing to 

the sustainability agenda.  

 

The Government’s latest thinking strongly supports communications infrastructure. Section 10 

relates to ‘Supporting high quality telecommunication’. Paragraph 118 of the framework 

document sets out the objectives of the communications Infrastructure. It states that 

‘advanced, high quality and reliable communications infrastructure is essential for economic 

growth and social well-being’. This is echoed by the Councils own Digital Communications 

objectives. Planning decisions should support the expansion of electronic communications 

networks, including next generation mobile technology (such as 5G) and full fibre broadband 

connections.’ 

 

Paragraph 119 states ‘The number of radio and electronic communications masts, and the 

sites for such installations, should be kept to a minimum consistent with the needs of 

consumers, the efficient operation of the network and providing reasonable capacity for 

future expansion. Use of existing masts, buildings and other structures for new electronic 

communications capability (including wireless) should be encouraged. Where new sites are 

required (such as for new 5G networks, or for connected transport and smart city 

applications), equipment should be sympathetically designed and camouflaged where 

appropriate’. 

 

Section 12 of the Framework relates to ‘Achieving well-designed and beautiful places’. 
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Paragraph 131 states ‘The creation of high quality, beautiful and sustainable buildings and 

places is fundamental to what the planning and development process should achieve. Good 

design is a key aspect of sustainable development, creates better places in which to live and 

work and helps make development acceptable to communities. Being clear about design 

expectations, and how these will be tested, is essential for achieving this. So too is effective 

engagement between applicants, communities, local planning authorities and other 

interests throughout the process’. 

 

Public benefits are defined within the NPPG and could be anything that delivers economic, 

social or environmental progress. Benefits do not always have to be visible or accessible to 

the public in order to be genuine public benefits. 

 

In order for the UK to benefit from the huge potential of 5G Local Planning Authorities will 

have to weigh the Public Benefits of such connectivity with the requirements to instruct and 

manage the built environment. Central Government understands that this may present 

concerns with the various design solutions proposed but it is important that all Local Planning 

Authorities understand the technical needs of 5G and better understands the wider 

advantages of such new technology. This is further emphasised within the Commission’s sixth 

Annual Monitoring Report, which is now known as the Infrastructure Progress Review, in March 

2023. It concluded that the government has ambitious goals for infrastructure, but in many 

areas, it is not delivering fast enough. It did acknowledge that digital ‘Infrastructure is a key 

part of the solution’. 

 

Code of Best Practice on Mobile Network Development in England (2022) 

 

The Code of Best Practice has been fully revised in 2022 and is now even more supportive of 

mobile network provision in line with Government aspirations that everyone should have 

access to the information no matter where they are located whether that be in rural or urban 

areas. This Code provides guidance to mobile network operators, their agents and 

contractors and equally to all local planning authorities in England. It supersedes the Code 

of Best Practice on Mobile Phone Network Development (2016). 

 

The principal aim of this Code is to ensure that the Government’s objective of supporting high 

quality communications infrastructure, which is vital to continued economic prosperity and 

social inclusion for all, is met. The development of such infrastructure must be achieved in a 

timely and efficient manner, and in a way which balances connectivity imperatives and the 

economic, community and social benefits that this brings with the environmental 

considerations that can be associated with such development.  

 

The proposal will introduce new 5G services to the area. Notably, 5G also integrates the 

previous generations of mobile telephony through either utilising the existing radio spectrum 

and/or combining the advantages of previous generations and using multiple platforms to 

manage coverage and capacity. It is estimated that 5G will directly contribute to an 

additional £7 Billion a year to the UK economy in just six years from roll-out. Although 5G will 

undoubtedly bring new opportunities and huge benefits to society, we cannot escape from 
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the requirement that new structures, antennas and ancillary equipment will be needed. But 

to do so the network needs to be surveyed, designed and planning approval obtained. It has 

been acknowledged by Government that we must ensure that we have the infrastructure in 

place to deliver 5G across our major centres and transport networks.  

 

The Code acknowledges that there are special operational and technical considerations 

associated with mobile network development, which have changed over time due to 

changes in technology and associated changes in demand. The Code acknowledges that 

there remains a reliance on radio masts to provide the main umbrella of coverage. Typically, 

radio signals operate like light and must “see” over the target coverage area, they cannot 

be hidden and so there will always be a degree of visual impact.  

 

It is commonly known within the industry that there is a need to continually upgrade and 

improve mobile networks, which will not function without the necessary infrastructure on 

which they rely. This is confirmed within the Code of Best Practice on Mobile Network 

Development in England which acknowledges ‘4G and 5G are likely to require further 

network densification in order to meet growing customer demand for data’ as well as 

improved coverage and capacity, together with ambitious Government aspirations.  

 

The Code goes on to acknowledge that operators maximise the use of their existing network 

infrastructure for the provision of 5G services and are similarly upgrading their 4G network 

infrastructure to improve capacity and coverage. However, the revised Code continues to 

advise that this does not mean that there will not be a need for any new base stations. 

Indeed, for example, more base stations will be needed in areas where there has previously 

been only limited or no coverage and where coverage and capacity need to be enhanced 

in line with Government commitments and customer demand.  

 

It implies that consumers, businesses and public bodies are increasingly relying on mobile 

communications and expect to receive a signal wherever they are. The Code indicates that 

recent changes in planning policy [and regulation] are intended to align with Government 

communications policy, where the ultimate goal is to achieve mobile coverage wherever it 

is needed.  

 

The proposed development is well designed. Moreover, the installation will enable access to 

new services in the wider public good which supports ways of working which deliver wider 

planning, sustainability and quality of life benefits, is therefore in complete compliance with 

the Code of Best Practice. 

 

Local Policy 

 

Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states that “where in 

making any determination under the planning Acts, regard is to be had to the development 

plan, the determination shall be made in accordance with the plan unless material 

consideration indicates otherwise”. 
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Adopted Manchester Core Strategy (2012) / Manchester UDP (saved policies) / Places for 

Everyone Joint DPD (2024) 

 

The Manchester Core Strategy was adopted on 11 July 2012 which is the key development 

plan document in the LDF.  It replaces significant elements of the UDP, however, a number of 

policies remain extant following the adoption of the Core Strategy. It was updated in March 

2024, after the Places for Everyone Joint Development Plan was adopted. These documents 

set out the long-term strategic policies for Manchester's future development and will form the 

framework that planning applications will be assessed against.  

 

Manchester Core Strategy 

 

Policy DC 17.1 states that; 

 

‘Applications for telecommunications development will normally be approved if the 

Council can be satisfied that the development has been sited and designed to 

minimise its impact on residential amenity and in environmentally sensitive areas.  

Wherever possible the Council will expect the potential of existing buildings and masts, 

including the sharing of such facilities, to be fully explored before agreeing to 

additional separate development.’ 

 

In the justification to Policy DC 17.1 the Council recognises the need for Manchester to be at 

the forefront in the field of telecommunications. The Council therefore starts from the 

presumption in favour of sustainable development and investment in the telecommunication 

systems serving the city. Equally, it wishes to ensure that new developments are brought 

forward in a way which protects residential amenity and minimises the visual impact of such 

development particularly in conservation areas and other environmentally sensitive areas in 

parks and the river valleys. The Council is also concerned to make maximum possible use of 

existing buildings and facilities by encouraging operators to share facilities wherever possible 

in order to avoid unsightly duplication and clutter. 

 

Places for Everyone Joint Development Plan  

 

Objective 9: ‘Ensure access to physical and social infrastructure’ states; 

 

“We will:  

 

• Improve the capacity and network coverage of digital, energy, telecoms, 

transport and water in key growth locations.” 

 

The proposed works on this site would not be to the visual detriment of the surrounding area 

and would not result in demonstrable harm to the character of the area, but they are 

necessary to ensure improved delivery of service. Whilst any development will have an 

impact, this proposal will provide a demonstrable benefit to the area, which would respect 

and continue to maintain the appearance of the area whilst being a suitable distance from 

potentially sensitive users.  

https://www.manchester.gov.uk/info/500113/city_centre_regeneration/8270/places_for_everyone
https://www.manchester.gov.uk/info/500113/city_centre_regeneration/8270/places_for_everyone
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The Applicant is of the impression that this proposal complies wholly with the relevant policies. 

As part of this assessment, the Applicant has explained, in great detail the specific siting and 

design measures that are specifically aimed at reducing the visual impact for sensitive 

receptors. When taking a collective approach, it is thought that this location maximises, as 

far as practically possible upon the intentional siting and design measures, whilst ensuring that 

the specific operational needs are met.  

 

It is thought to be extremely unreasonable to expect such niche infrastructural developments 

(whose form is dictated by strict operational requirements) to adhere to more general policy 

criteria. The pole itself cannot physically enhance the area but the public benefit that it will 

provide is believed to outweigh this, providing good placemaking opportunities. The 

Applicant believes that it is as respectful as practically possible, within the limits of the 

operational requirements.  

 

Biodiversity Net Gain 

 

From 2nd April 2024, all Minor and Major applications are required to demonstrate a 10% 

increase in biodiversity value, which is to be secured through a Biodiversity Net Gain plan. In 

light of this, the Applicant would like to bring the readers attention to the list of exemptions in 

place. Some of which include permitted development applications and development sites 

that are less than 25m2 or 5m of linear habitats. Therefore, it was not considered applicable 

for this proposal.  

 

Planning Assessment  

 

The principle of development has been established by the Government when the new 

permitted development rights came in to force in April 2022, which enabled sites such as this 

one to be built under the operators permitted development rights, with prior approval for 

siting and appearance being the only matters that the local planning authority can take into 

consideration. 

 

Planning Practice Guidance explains how a prior approval application differs from a planning 

application at paragraph 28. It states that:  

 

‘The statutory requirements relating to prior approval are much less prescriptive than those 

relating to planning applications. This is deliberate, as prior approval is a light touch process 

which applies where the principle of the development has already been established 

(emphasis added). Where no specific procedure is provided in the General Permitted 

Development Order, local planning authorities have discretion on what processes they put in 

place. It is important that a local planning authority does not impose unnecessarily onerous 

requirements on developers and does not seek to replicate the planning application system’ 

(emphasis added).  

 

The main issues arising from this prior approval notification are whether the proposed pole 

and cabinets due to their scale and siting would be a visually obtrusive feature which would 
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be detrimental to the character and appearance of the area. Additionally, whether any 

perceived harm would outweigh the significant social and economic benefits associated 

with the increased service provision attributed to the proposal and other valid material 

considerations as outlined in the NPPF, which fully supports the roll out of 5G and the next 

generation connectivity to accelerate business opportunities and growth to ensure the 

economy is resilient and competitive, along with the relevant planning policies in NPPF and 

the relevant Local Plan policies. 

 

Irrespective of the installation’s use as a telecommunications base station, the introduction of 

a new mast will always be, to some degree, a noticeable addition to regular passers-by and 

residents found closest when seeking out its presence. However, it should be recognised that 

visibility does not automatically equate to an overwhelming adverse harm occurring nor is 

there a right to a view. Therefore, just because the base station will be seen and is different 

to an existing structure that people have become accustomed to, then this should not 

automatically equate to the mast being unacceptable. A balanced assessment should be 

made when considering all material planning considerations, most notably there should be 

an appreciation of what is achievable within the scope of telecommunication infrastructure 

that has ultimately influenced the scheme’s siting and appearance. 

 

The proposed works are not to the visual detriment of the surrounding area (being suitably 

distant from sensitive receptors). The proposal would not result in demonstrable harm to the 

character of the immediate or wider area but are vitally necessary to ensure improved 

delivery of service. Capacity and coverage are the key drivers for this new 5G installation. 

The proposal would respect and continue to maintain the character of the area, would be 

suitably distant from potentially sensitive users, and so would accord with the principles of the 

relevant Development Plan policies. It fully accords with the requirements of the NPPF. 

 

It is appreciated that the monopole itself can be a dominating component, but it cannot be 

screened for operational reasons and any attempt to do so would look unusual and 

unrealistic in this setting. From an operational perspective, antennas must ‘see’ the area they 

are providing service to, otherwise they cannot send a signal, and they cannot work. This is 

reflected in the 20m height requirement of the proposed monopole. Further to this, each 

element of this proposal has been limited to an operational minimum in terms of size and 

amount.  

 

The apparatus should not appear significantly obtrusive from surrounding viewpoints and in 

relation to the overall context, i.e. the existing vertical street furniture; the size of the 

surrounding natural and built environment; its neighbours; the distances involved; and the 

presence of both intervening and wider panoramic features must be taken into account. 

One will note the variety in size, scale, age and architecture of the buildings present and the 

amount and variety of infrastructural features that exist.  

 

The proposed monopole may be visible from surrounding vistas and residential dwellings but 

the applicant contends that when assessing the impact of the subject proposal, there needs 

to be reasonable consideration about where and in what context views of the development 

will be afforded; just because a development is generally visible and is in proximity to 
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residential areas where demand is highest, does not necessarily equate to a significant 

detrimental impact. 

 

Planning is carried out in the public interest, and it is only when private and public interests 

coincide can a view to a third party’s land, in this case the public highway, which is essentially 

a private property interest become a material planning consideration. As with views over any 

adjoining land, that the proposed radio base station may be visible from nearby properties 

does not equate with harm and cannot normally be regarded as a material planning 

consideration. It is only when the visual impact of adjoining development, in this case the 

proposed radio base station, from a principal living room of a nearby property becomes 

overbearing can it be considered as a material consideration. It is at this point that public 

and private interests will coincide. In situations where views of the proposed development 

when seen from the principal living room windows of an adjoining property will appear 

oppressive, for example, when there is serious overshadowing, loss of daylight and sunlight, 

or proximity of long lengths of two-storey blank flank wall along the common boundary 

between two properties, it will become a material consideration. 

 

This is certainly not the case at the application site. The view of a communications pole 

cannot be said to be in any way overbearing or inappropriate and could therefore not be a 

material planning issue in the determination of this application for prior approval. 

 

This position was confirmed at appeal for a radio base station in Barnet. In allowing the appeal 

for a 20m mast and 4 radio equipment cabinets in its own fenced compound at Hadley Wood 

Station, Inspector Fort stated at paragraph 21 of his decision:  

 

‘The proposal may be visible from windows of residential properties. However, due to 

the separation distances achieved between it and the nearest dwellings and its 

relatively slim profile at higher level, it could not be said to constitute an overbearing 

structure that would be unduly harmful to outlook. In terms of the proposal’s effects on 

private views, these are matters that the Courts have held can rarely be instrumental 

in planning decisions, and as such I only attach very limited weight to these 

considerations in arriving at my decision’.  

 

The applicant has suggested the installation of a pole which will be galvanised grey to 

achieve least contrast when viewed against the built environment and commonly grey sky, 

thereby minimising its visual impact and allow the pole to assimilate with the immediate 

surroundings and the context in which it will be seen. The applicant is however open to discuss 

colour options should the LPA wish to do so. 

 

Further the site is not located in close proximity to listed or locally listed heritage assets or their 

settings.  

 

The location sought is believed to strike the appropriate balance and would cause little harm 

to the surrounding area. It is considered that the development accords wholly with the criteria 

outlined in the Development Plan and that any potential adverse impacts of allowing this 
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scheme would not ‘significantly and demonstrably outweigh the benefits, when assessed 

against the policies in the NPPF taken as whole’. 

 

Economic and Social Benefits  

 

The NPPF strongly supports sustainable development, as does the Manchester Core Strategy. 

Mobile communication plays a significant role in sustainable development, being able to 

access the internet via a mobile device allows people to access a wide range of central and 

local government services buy groceries, manage finances, apply for jobs/university, and 

carry out school projects, send emails, download applications, send and receive instant 

messages, participate in social media, streaming and downloading data to name just a few 

of the benefits of being able to use an internet enabled handheld device. It also allows 

people to work from home or on the move without needing to return to the office. Residents 

and businesses will enjoy better accessibility, assisting home-base working by improving the 

electronic means of communication and the roll-out of high-speed broadband helping to 

promote live-work development. This reduces travel time, carbon emissions and increases the 

speed in which information is processed/shared. The proposals therefore fully comply with 

NPPF and the Local Development Plan to minimise the effects of climate change reducing 

the need to travel and therefore the carbon footprint.   

 

Providing the latest digital infrastructure to enable improvements in digital technology 

empowers and enables residents to have the highest quality of life, supports the creation of 

high-quality jobs and achieves the maximum productivity levels. It also helps the economy to 

be resilient and competitive. This is in full accordance with the ambitions of the Manchester 

Core Strategy. It will help this Inner North part of Manchester become an area where its 

businesses, public service providers and citizens are using digital technology by default and 

to the fullest to grow their businesses and improve productivity to access skills, training and 

employment opportunities to address global challenges that have a local impact such as ill 

health, social isolation, and pollution; to improve living standards and well-being, helping 

people to lead prosperous and rewarding lives; and to improve the quality and value for 

money of public services.  

 

In such instances, as described above, the NPPF supports development that improves the 

economic, social and environmental conditions in the area. Enhancing the 2G and 4G 

coverage and capacity in this area and enabling future 5G services will fully meet this 

national policy objective.  

 

Mobile connectivity is essential to the future success of the economy. The combined value of 

4G and 5G mobile connectivity is estimated to add £18.5bn to the economy by 2026 

(Councils and Connectivity Sept 2018). Numbers of this scale cannot be underestimated. 

Mobile connectivity is essential to creating a better society. Digital inclusion can help people 

gain employment, become more financially secure and improve health and well-being. 

Mobile connectivity is essential to fulfilling the potential of new technologies. Innovations such 

as artificial intelligence and connected cars will change how we work, spend our leisure time, 

and run our public services.  
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The relationship between 5G and education is evolving at a massive rate with educators 

exploring the relevance of Virtual Reality (VR) technologies for education and training.  

Crucially, VR can support remote learning, allowing students a presence in the classroom 

even when working elsewhere. 5G’s ability to deliver real-time information (low latency), ultra-

fast speeds (critical for high-definition images and video), increased capacity and 

heightened security will also allow learning on the job, thanks to technologies such as 

Augmented Reality (AR) goggles, which can give engineers real-time instructions on how to 

fix a machine on a production line.  

 

It can revolutionise the retail industry by creating new experiences which is particularly 

relevant for the small businesses nearby; augmented reality will enable customers to try 

before they buy, it can create highly personalised shopping experiences by introducing LED 

screens, mood flooring, and magic mirrors for a fully interactive experience. A study by Grand 

View Research found that 5G powered Internet of Things hardware in retail environments is 

set to grow to more than $94bn by 2025. It can also create safer and more efficient shops as 

the low latency of 5G technology means there will be no waiting time and will enable 

widescale and efficient rollout of automatic scan and checkout and contactless payments. 

Amazon’s contactless Amazon Fresh stores in London are already using this technology, 

allowing shoppers to use Just Walk Out Technology which automatically detects when 

products are taken from or returned to the shelves and keeps track of them in a virtual basket. 

 

Health Benefits 

 

Patients across the country are now becoming accustomed to relying on remote healthcare 

services such as NHS 111, virtual GP appointments, and ordering online deliveries of essential 

medical supplies. 5G will prove critical in providing the infrastructure required to deliver 

remote health services over the next decade. By design, 5G’s ability to deliver real-time 

information (low latency), ultra-fast speeds (critical for high definition images and video), 

increased capacity and heightened security are going to be fundamental in scaling the 

patient benefits of remote healthcare and keeping medical records secure and private.  For 

instance, trials have shown that connecting ambulance crews to expert resources using 5G 

allows paramedics to work with doctors and conduct specialist procedures in real time whilst 

on the road. 

 

Bristol harbour installed thermal cameras specifically designed to alert the authorities when 

people fall into the water. The technology was implemented after ten people tragically died 

in drowning accidents in the city in one year alone. The thermal cameras pick up when a 

person breaks a virtual barrier at the harbour edge - the council control centre is notified via 

5G technology, and the local fire and rescue is subsequently called out if required. The lives 

of two people have already been saved by the technology. It can also create a better 

organised service where ambulance crew can instantly transmit life-saving details about a 

patient’s condition to awaiting emergency departments. Information, from ultrasound 

images to blood pressure readings, and from heart rate to body temperature, can be sent to 

doctors ahead of an ambulance patient’s arrival. This technology is not hypothetical – 02 

and Vodafone began trialling 5G “smart ambulances” in the East of England and Milan. 
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Furthermore, the Future Communications Challenge Group has estimated that the economic 

impact of 5G on the UK could be around £112bn in 2020 per annum, rising to £164bn in 2030. 

In other words, about £2,500 per head of population. Numbers of this scale cannot be 

underestimated.  

 

Conclusion 

 

In conclusion, material planning weight should be given to constraints of the search area that 

has resulted in the pursuit of this scheme. Moreover, weight should be assigned to the need 

and the delivery of enhanced network coverage in fulfilling the operator’s technical 

requirements in this part of Manchester. In this respect the proposal is in accordance with the 

relevant planning policies and when taking a balanced assessment, any foreseen harm will 

be less than substantial and outweighed by the social and economic benefits the 

development will bring to the area. 

 

Central Government attaches great importance to the design of the built environment and 

outlines this within Section 12 (para. 126) of the National Planning Policy Framework. It states: 

 

“Good design is a key aspect of sustainable development, creates better places in which to 

live and work and helps make development acceptable to communities.” 

 

The applicant acknowledges that the local environment is unique, contributed to by the 

associated land uses, however, it should also be appreciated that each generation should 

therefore shape and sustain the built environment in ways that allow people to use, enjoy 

and benefit from it, without compromising the ability of future generations to do the same. 

Change in the built environment is inevitable, caused by natural responses to social, 

economic, and technological change. There should be a clear distinction between 'harm' 

and 'visibility'. Just because something is visible, does not necessarily infer that it is 

inappropriate to the street scene, or will lead to 'harm'.  

 

Without this proposed site, network coverage for Vodafone in this area prevents the 

customers for the leading network operator from accessing their mobile devices contrary to 

the operators’ license agreement and purposes in which the consumers purchased their 

mobile handsets, as well as being contrary to the guidance set out in NPPF. It will also be 

contrary to the aspirations of Manchester City Council, tasked with supporting the delivery of 

improved digital connectivity by the Department Of Digital, Culture, Media and Sports 

(DCMS).  

 

The scheme design is of a high standard and will not detract significantly from the existing 

visual and environmental character of the area. The benefits to residents and visitors by 

maintaining coverage to the area far outweigh any potential perceived negative impacts. 

In all these circumstances it is concluded that there is no policy or other objections that would 

warrant the refusal of planning permission and accordingly permission should be granted for 

the proposed development. 
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