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SUPPLEMENTARY INFORMATION

1.

Site Details

Site Name:

Range Garage

NGR:

E 383030, N 395110

Site Ref Number:

MBNL, MAN249

2.

Site Address:

Mast at Withington
Road, Whalley Range,
Manchester, Greater
Manchester, M16 8EE

Site Type:1

Macro

Pre Application Check List

Site Selection

Was an LPA mast register used to check for suitable sites by the operator
or the LPA?

Yes

No

Yes

No

Was there pre-application contact:

Yes

No

Date of pre-application contact:

15/02/2019

Name of contact:

Mr Rob Griffin

If no explain why:
N/A
Was the industry site database checked for suitable sites by the operator:

If no explain why:
N/A
Pre-application consultation with LPA

Summary of outcome/Main issues raised:
A consultation letter and associated plans were sent to Manchester City Council. The authority
replied to advise that the applicant may wish to include Withington Civic Society in the preapplication consultation. The suggestion was followed and an application for planning permission
was subsequently submitted.
The authority raised concern about the visual impact of the proposal and the application was
subsequently withdraw. This application proposes the same development, now supported by
additional information.

1

Macro or Micro
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Community Consultation

Rating of Site under Traffic Light Model:

Red

Amber

Green

Outline Consultation carried out:
The proposal was rated as Amber in accordance with guidelines set within the Code of Best on
Mobile Network Development (published 2016). Accordingly, pre-application consultation was also
undertaken with the Ward Members and with Withington Civic Society.

Summary of outcome/Main issues raised:
At the time of writing, no consultation response had been received. Lines of communication will
remain open throughout the application process.

School/College

Location of site in relation to school/college:
Kiddi Days Day Nursery at 18 Range Road were consulted on the proposals.

Outline of consultation carried out with school/college:
A consultation letter and associated plans were sent to the nursery.

Summary of outcome/Main issues raised:
At the time of writing, no consultation response had been received. Lines of communication will
remain open throughout the application process.

Civil Aviation Authority/Secretary of State for Defence/Aerodrome Operator consultation (only
required for an application for prior approval)

Will the structure be within 3km of an aerodrome or airfield?

Yes

No

Has the Civil Aviation Authority/Secretary of State for Defence/Aerodrome
Operator been notified?

Yes

No

Details of response:
N/A
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Developer’s Notice

Copy of Developer’s Notice enclosed?

Date served:
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3.

Proposed Development

The proposed site:

The application site is set within the grounds of a car sales forecourt in the centre of Whalley Range,
a suburb of south Manchester. Land uses in the immediate area are mixed use and include retail
development, residential dwellings and a medical centre.
The site currently accommodates multiple pieces of telecommunications apparatus within a fenced
compound. This includes a 17.5m high mast supporting radio equipment, and equipment housing
cabinets at ground-level. Collectively this apparatus forms a base-station providing mobile
communication services to customers on the Everything Everywhere and Three networks.

Fig 1. Aerial view of application site. Source: Google.

Type of Structure: Ground-based mast.

Description:
Replacement of 20m high structure with upgraded 25m high mast supporting radio apparatus, plus
ancillary works.
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Overall Height:
Height of existing building:

N/A

Equipment Housing:
New equipment cabinets will be installed within the existing cabin at the site and do not form part of
this planning application.

Materials:
Tower/mast etc – type of material and external
colour:

Mast to be galvanised-steel finish, same as
existing. Alternative colours could be
conditioned by the LPA, e.g. brown/green.

Equipment housing – type of material and external
colour:

Equipment cabinets would be coloured
green or grey and would not be visible to
members of the public.

Reasons for choice of design:
The base-station has been designed to accommodate emerging 5G technology which will have ultrafast mobile connectivity and is capable of operating the ‘Internet of Things’. This is in addition to
providing 2G, 3G and 4G services from the site.
The upgrade will provide higher mobile down-load speeds and more reliable, quicker mobile phone
connections. There would be increased capacity to provide services to a higher number of people at
the same time.
These improvements can only be provided by using a higher number of antennas that are also larger
in scale than the existing. The replacement antennas are larger in size and weight than the existing
due to their higher technical capability. The existing mast does not have the capacity to
accommodate the increase in equipment, hence the proposed high-capacity structure.
In the same regard as the existing, the replacement antennas must be allowed to unrestrictedly emit
a radio signal meaning they need to be sited at a high position to ensure the radio signal clears all
other surrounding structures, such as buildings and trees, with the aim of avoiding signal
interference.
The radio frequencies that 5G operates at is particularly sensitive to interference from other
structures which necessitates elevating the antennas higher than the existing, hence the requirement
for a taller mast which can elevate the antennas to a higher level. The aforementioned factors have
informed the design of the proposed structure which is the minimum scale possible while still
meeting structural and radio planning requirements.
The proposed cabinets need to be sited reasonably close to the antennas that they will serve in order
to avoid impractically long cable feeds and the associated electrical losses. The antennas will
connect to existing ancillary infrastructure, such as underground cabling, which has informed the
layout of the apparatus.
Service personnel would continue to access the site via existing highways and there would be no
need for additional carpark spaces.
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Fig 2a. Photograph of mast to be replaced.

Fig 2b. Photograph of mast to be replaced.
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4.

Technical Information
Yes

No

International Commission on Non-Ionizing Radiation Protection 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.
When determining compliance the emissions from all mobile phone network
operators on or near to the site are taken into account. In order to minimise
interference within its own network and with other radio networks, EE (UK)
Ltd and Three (UK) Ltd operate their networks in such a way, that the radio
frequency power outputs are kept to the lowest levels to commensurate with
effective service provision.
The proposed telecommunications infrastructure, which is the subject of this
application, accords with all relevant legislation and as such will not cause
significant and irremediable interference with other electrical equipment, air
traffic services or instrumentation operated in the national interest.
5.

Technical Justification

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

MBNL is a joint venture owned by EE (UK) Ltd and Three (UK) Ltd. MBNL undertakes the
management and network deployment of telecommunications sites on behalf of both EE (UK) Ltd
and Three (UK) Ltd.
Mobile telecoms networks are now ubiquitous throughout the UK. It is an expectation that an
individual can connect and use their mobile phone whenever and wherever they so require. With the
advent of new technology, under the banner of 5G, further advances are proposed and central
government has seen the telecoms industry, and in particular 5G, to be at the forefront of economic
development.
The expectations are that future telecoms technology will support government policy regarding digital
inclusion; improvements in health and social care; assisting in local economic growth; advancing the
development of Smart Cities and supporting innovative uses throughout the transport sector for both
personal and public travel. In addition, EE (UK) Ltd will be supporting the communications
requirements of Emergency Services where further rollout and improvements in the 4G signal is
currently being progressed.
At the beginning of March 2017, the Department of Culture, Media and Sport (DCMS) issued an
updated UK Digital Strategy (UK Digital Strategy) with the goal of ensuring that the UK delivers a
“world-leading digital economy that works for everyone”.
The government has noted within the Digital Strategy that the UK lags behind other similar nations in
the delivery of fast, reliable, consistent connectivity for its population, wherever they are in the
Kingdom. In conjunction with the new Electronic Communications Code (2018), the DCMS wishes to
make it easier for operators to upgrade and share their equipment with other operators in order to
help increase coverage. The DCMS also sees new technology and improved connectivity and
coverage as key to the future growth, both socially and economically, of the UK.
The proposed new installation and upgraded equipment provides the latest technology and the ability
to prepare for new technology such as 5G. At the heart of the new legislation, and one of the
Government’s key aims, is to deliver on the public benefit of having access to a choice of high quality
electronic communications services.
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6.

Site Selection Process

The application site is an operational base-station, providing mobile communication services to
customers in the surrounding area that are on the EE or Three networks. The upgrade proposes to
introduce the provision of new services from the site, as well improving the existing services.
The National Planning Policy Framework stipulates that:
“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.” (para. 113)
The proposal fully adheres to national planning policy with respect to maintaining a single mast at a
single site. The alternative option would be for the existing mast to remain in situ and continue to
provide services, and then establish a new site for a second mast which would be capable of providing
the new services such as 5G. This could be an option but it would not minimise the number of masts,
nor telecom sites, and would be contrary to policy.
Furthermore, the principle of the application site being used as a telecom site has already been
established by virtue of the extant planning permission for the operational base-station.
Regardless, given the policy objective for existing structures to be used for new communications
capability, consideration of using alternative structures in the immediate area was undertaken. The
operational base-station forms part of a nationwide radio network and siting equipment onto a
structure that is not in the immediate area would impact mobile coverage.
Imagery shows that there are no existing buildings or structures in the surrounding area that would
provide a platform, of comparable height to the proposed mast, from which to provide radio coverage.
This is why the operational mast was originally required.

. Fig 3. 3D image of existing mast and site context. source: Google Maps
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Development Plan
The application must be determined in accordance with the authority’s statutory development plan
which includes the Manchester Core Strategy (adopted 2012). The site is within Central Manchester
and also within Whalley Range Conservation Area making the following policies particularly relevant:
POLICY EC 8
CENTRAL MANCHESTER
‘Central Manchester is expected to provide approximately 14ha of employment land. The
majority of this provision will be provided within:
1. The Corridor (Manchester) within the Central Manchester Regeneration Area is suitable
for office, research and development, light industrial, general industrial, education and
health. This area overlaps with the City Centre boundary and should be in line with CC1 and C1.
2. Existing employment and economic development areas: Princess Parkway suitable for office
development adjacent to the City Centre; Along Stockport Road and Hyde Road suitable for
employment as part of a mix of uses;
3. District centres of Hulme, Rusholme and Longsight all located on major radial routes through
Central Manchester. These will be suitable for mixed use development providing local
employment…’
POLICY H 5
CENTRAL MANCHESTER
‘Central Manchester, over the lifetime of the Core Strategy, will accommodate around 14%
of new residential development. Priority will be given to family housing and other high value,
high quality development where this can be sustained. High density housing will be permitted
within or adjacent to the Regional Centre (Hulme and the Higher Education Precinct) as well as
within Hulme, Longsight and Rusholme district centres as part of mixed-use schemes.’
POLICY EN 3
HERITAGE
‘Throughout the City, the Council will encourage development that complements and takes
advantage of the distinct historic and heritage features of its districts and neighbourhoods,
including those of the City Centre.
New developments must be designed so as to support the Council in preserving or, where
possible, enhancing the historic environment, the character, setting and accessibility of
areas and buildings of acknowledged importance, including scheduled ancient monuments, listed
buildings, registered parks and gardens, conservation areas and archaeological remains.
Proposals which enable the re-use of heritage assets will be encouraged where they are
considered consistent with the significance of the heritage asset.’
POLICY EC 1
‘Employment and Economic Growth in Manchester
A minimum of 200 ha of employment land will be developed between 2010 and 2027 for
offices (B1a), research and development (B1b), light industrial (B1c), general industry (B2) and
distribution and warehousing (B8).
Offices (B1a) - 140ha
Research and Development and Industry (B1b, B1c and B2) - 25 ha
Distribution and Warehousing (B8) - 35ha……
Priorities for ensuring continued economic growth include…
• Improving digital infrastructure delivery to businesses and residents…’
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National Policy
National planning policy and strategies are material in determining planning applications and in this
case provide strong support in favour of the proposal.

National Planning Policy Framework – Supporting high quality communications
The NPPF, para. 112 states:
‘Advanced, high quality and reliable communications infrastructure is essential for
economic growth and social well-being. Planning policies and decisions should support the
expansion of electronic communications networks, including next generation mobile technology
(such as 5G) and full fibre broadband connections.’
Para 113 continues:
‘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.’
Para 116 clarifies that:
‘Local planning authorities must determine applications on planning grounds only. They should not
seek to prevent competition between different operators, question the need for an electronic
communications system, or set health safeguards different from the International Commission
guidelines for public exposure.’

UK Digital Strategy
In March 2017, the UK Digital Strategy was published by the Department for Digital, Culture, Media &
Sport. The strategy is directly relevant to this proposal…
‘Broadband and mobile must be treated as the fourth utility, with everyone benefiting from
improved connectivity. This will play a crucial role in ensuring that everyone, wherever they live
and however they connect, can make full use of digital services and benefit from participation in
the digital economy. Improved connectivity also increases innovation and productivity
across the economy, bringing significant economic rewards’
‘5G is the next generation of mobile connectivity, and is currently in development. It is
expected to represent a significant upgrade: providing ultrafast, low latency, and more reliable
mobile connectivity, able to handle our ever-increasing data requirements. This should present
huge opportunities to boost productivity and grow the economy. In addition to giving
consumers and business users high quality connectivity, it will also support the development of the
Internet of Things: the rapidly-increasing number of connected devices, from connected
cars to digital health applications.’
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Heritage Statement
The Heritage Asset
The application site is located within Whalley Range Conservation Area which is an area of special
architectural or historic interest whose character and appearance is to be preserved or enhanced

Fig 4. Application site (red circle) in relation to Whalley Range Conservation Area boundary.
Map Source: Manchester City Council

A webpage on Manchester City Council’s website entitled ‘Whalley Range Conservation Area –
Whalley Range and its buildings today’ describes the significance of the area:
‘The layout of Whalley Range as established by Samuel Brooks survives today as an area
of large houses on tree-lined avenues. Many of the original houses remain, with new
development taking place on the site of demolished houses and on the site of plots left vacant
during the initial stages of the area's development…
Most vacant sites have now been built upon and development pressure has more recently turned
towards applications for demolition of the old large houses and the subsequent redevelopment of
their sites.
Designation of the conservation area is aimed at halting this trend and actively
encouraging refurbishment of what is left of the fine quality original housing stock. Several
buildings in Whalley Range are individually listed by the Department of the Environment.’
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Heritage & National Planning Policy
When determining applications that affect heritage assets, the National Planning Policy Framework
(NPPF) advises that local authorities should consider:
‘a) the desirability of sustaining and enhancing the significance of heritage assets and putting
them to viable uses consistent with their conservation;
b) the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and
c) the desirability of new development making a positive contribution to local character and
distinctiveness.’ (para. 192)
‘Where a development proposal will lead to less than substantial harm to the significance of a
designated heritage asset, this harm should be weighed against the public benefits of the
proposal including, where appropriate, securing its optimum viable use.’ (para. 196)
‘Not all elements of a Conservation Area or World Heritage Site will necessarily contribute
to its significance. Loss of a building (or other element) which makes a positive contribution to
the significance of the Conservation Area or World Heritage Site should be treated either as
substantial harm under paragraph 195 or less than substantial harm under paragraph 196, as
appropriate, taking into account the relative significance of the element affected and its
contribution to the significance of the Conservation Area or World Heritage Site as a whole.’
(para. 201)
Heritage Impact Assessment
In considering the development proposal, a key consideration is the balance of preserving the
appearance of the conservation area while also enabling the population and economic growth of
Manchester to be suitably served by the latest electronic communication services.
It is observed that the application site already accommodates a mast structure. The replacement
structure would be of similar form and appearance to the existing structure, albeit 5m higher and
slightly wider. Both are linear and utilitarian in nature. It is considered that despite in the increase in
scale, the magnitude of visual change would be moderate.
It is assessed that the visual change would, by enlarge, only affect the appearance of the immediate
area. The context of the site in an urban area featuring dense patters of development, ensures that
the structure would only be visible in near views of the site, similar to the existing. Long-distance views
into, out of, and through the conservation area would be protected When considering the wider
Conservation Area, the relative scale and associated effect of the apparatus is diminished to
moderate levels and to a confined geographical area.
The significance of the conservation area is primarily its housing stock and listed buildings (see p12).
Crucially, the proposal would not have any notable impact on either of these features, therefore it
could be deemed that the application site, forming part of a commercial site in the district centre, does
not make a major contribution to the significance of the conservation area (NPPF, para. 201).
It is also material that the rental income generated from the telecoms equipment makes a contribution
to the site’s viable economic use. Furthermore, while the mobile base-station is located within the
conservation area, it will also serve those residents and business which live and operate in the
designated area.
The proposed new installation and upgraded equipment would provide the latest communications
including 5G services. The proposed works will therefore provide ‘positive contribution that
conservation of heritage assets can make to sustainable communities including their economic vitality’
(National Planning Policy Framework para. 192)
It could reasonably be concluded that the proposal would lead to ”less than substantial harm” (NPPF,
para 196) to the heritage asset and any deemed harm would be outweighed by the public benefits set
out in this statement.
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Material Benefits
The proposal would contribute to the delivery of a diverse range of benefits with respect to improved
digital inclusion, health and social care, economic growth, smart cities and transportation. Please refer
to enclosed supporting documents published by Mobile UK, and the introductions below.
The upgraded base-station would have increased capacity to meet the demands of a growing
Manchester, for both businesses and residential communities, providing improved and more reliable
services. The upgrade would make the site 5G ready, delivering notable economic and social benefits
such as ultrafast mobile connectivity and improved social inclusivity.
The base-station has been designed to accommodate emerging 5G technology which will have ultrafast mobile connectivity and is capable of operating the ‘Internet of Things’. The upgrade will provide
higher mobile down-load speeds and more reliable, quicker mobile phone connections. There would
be increased capacity to provide services to a higher number of people at the same time.
When the site commences the provision of 5G services, the surrounding area would have the
infrastructure to facilitate the ‘Internet of Things’. This is the principle of connecting devices over the
internet to support smart homes and smart cities. For example, connecting home heating systems to
our smart phones or enabling the operation of autonomous vehicles – all contributing to a more
sustainable way of life.
The location of mobile base-stations is strategically important. In this case the base-station allows
mobile coverage to be provided to thousands of customers living, working and commuting in Whalley
Range and surrounding areas.
The proposal would support the Development Plans vision of Manchester being a sustainable
authority. Reliable and high-speed mobile connectivity is a necessity for practices such as home
working which reduces the need to travel, thereby reducing congestion on roads and greenhouse gas
emissions.
The proposal would directly respond to Policy EC 1 of the Core Strategy and the identified ‘priority’ for
economic growth to be supported by improved digital infrastructure for businesses and residents. The
growth ambitions for central Manchester as set out under Policies EC 8 and H5, relating to new
employment and residential development, will put further demands on the capacity of existing
electronic communication services which the proposed upgrade would help to meet.
Access to communication services is now recognised as an essential infrastructure provision for new
development. For this part of Manchester to attract and retain new businesses, residents and general
investment, it must be able to complete with other localities which means providing access to the
latest communications services.
The development plan is unambiguous in its support the provision of new infrastructure. This proposal
would see an existing piece of telecommunications infrastructure upgraded to enable provision of the
latest electronic communication services. The upgraded structure would be shared by the two mobile
operators EE and Three, avoiding the need for each operator to establish independent sites and
thereby minimising environmental intrusion.
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Conclusion
The proposed upgrade of this mobile base-station would provide the latest communication services
for surrounding businesses and local residents, and the ability to prepare for emerging technology
such as 5G. The proposal would deliver the Government’s objective of the public having access to a
choice of high quality electronic communications services. The improved connectivity would also help
to strengthen Hackney’s digital economy, innovation and productivity.
The proposal presents an expansion of Everything Everywhere and Three’s electronic communication
networks, providing improved services for thousands of local customers. This would be delivered
without establishing a new base-station and without installing an additional ground-based mast. This
approach is fully in accordance with the NPPF.
In considering the development proposal, a key consideration is the balance of protecting the visual
amenity of the surrounding area while also enabling the economic and population growth ambitions of
Manchester to be suitably served by the latest electronic communication services.
This statement has aimed to demonstrate that the proposal would lead to ‘less than substantial harm’
(NPPF, para 196) to the Conservation Area and any deemed harm would be outweighed by the public
benefits detailed. The need for the upgrade is further compounded by the ambitions for new economic
and residential development in the surrounding area.
It is considered that on balance the proposal would provide more benefits than harm and as such
should be supported.
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Contact Details

Name: (Agent)

Mark
MRTPI

Flaherty

Operator:

Telephone:

0161 942 1700

Fax no:
EE (UK) Ltd and
Three (UK) Ltd.

Address:

NA

Email Address:
Daly International,
St Johns House,
Barrington
Road,
Altrincham,
Cheshire,
WA14
1JY

Signed:

Mark.flaherty@dalyinternational.com

Date:
09/09/2019

Mark Flaherty
Position:

Company:
Senior
Planning
Consultant
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