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Dear Julie,    

 

2 Piccadilly Place, Manchester, M1 3BG 

 

Application for planning permission for Air Source Heat Pump:  Town and Country Planning Act 

1990 

 

Application Cover Letter and Planning Statement 

Introduction 

On behalf of my client, Jamieson Contracting, please find attached an application for full 

planning permission for the installation of an Air Source Heat Pump (ASHP) at the above location.  

The proposed scheme comprises the installation of an ASHP on the flat parapeted roof of the 2 

Piccadilly Place office building.  

 

Site Location 

The application site comprises the roof of the 2 Piccadilly Place office building which houses the 

offices of Transport for Greater Manchester (TFGM).  The building is located on the west side of 

London Road (A6) and lies approximately 75m to the north west of Piccadilly Railway Station.  A 

pedestrian footway runs to the south of the building and is linked via a pedestrian bridge to Station 

Approach / Piccadilly Station over London Road (A6). The building is eight storeys in height with a 

parapet enclosing a flat roof.  The deep parapet enclosure accommodates a plethora of existing 

mechanical plant associated with the building.  The building is not nationally listed nor within a 

conservation area.  
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Figure 1:  Aerial view identifying 2 Piccadilly Place.  

 

The Context 

Funding has been secured by TfGM to install small scale renewable energy generation 

technologies across their portfolio.  The application proposal is one such site in Greater 

Manchester where an ASHP is proposed.  The proposals will contribute to the national aim of 

achieving net zero carbon by 2050.  

The Proposals 

As part of the public sector decarbonisation scheme, TfGM are seeking to decarbonise their 

heating system by introducing energy efficiency improvements within their facilities.  The driver for 

these works is maximising long term carbon savings for the site and the project involves retrofitting 

an Air Source Heat Pump system into the existing heating systems at 2 Piccadilly Place.      

The heat pump and the system integration are designed so as to maximise annual efficiency and 

maximise annual running hours.  The proposed ASHP will be located on the flat roof of the building 

which is enclosed by the building’s parapet.  The roof already houses mechanical plant 

associated with the building including existing condensers and chillers units and a diesel generator.   
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The design and installation shall comply with the latest UK Building Regulations and the latest 

European and UK standards.   

 

Planning Policy 

Introduction 

Section 38 (6) of the Town and Country Planning Act 2004 states that applications for development 

should be determined in accordance with the adopted development plan unless material 

considerations indicate otherwise.  In the case of Manchester City Council the adopted 

development plan consists of the Core Strategy (2012) and the saved policies of the Unitary 

Development Plan (1995).  Due consideration in the determination of the application will also 

need to be afforded to national policies in the National Planning Policy Framework (NPPF) which 

represents a significant material consideration. 

Core Strategy (2012) 

The policies of the Core Strategy which are considered relevant to the scheme are outlined in the 

following section.  The Manchester Core Strategy recognises that climate change and its impact 

on the environment both urban and natural is one of the most significant challenges facing 

Manchester.  The Core Strategy advises that it is essential that the way in which Manchester 

develops over the plan period and beyond is set within the context of mitigating the impacts of 

climate change and adapting to its effects on the local environment.  The document recognises 

that this challenge affects all areas of the City.   

The Core Strategy makes several references to climate change which is a thread throughout the 

document and additionally sets out specific policies aimed at increasing local decentralised 

energy and reducing carbon emissions and the impacts of climate change:  

Spatial Objective SO6: ‘Environment’ seeks to protect and enhance the natural and built 

environment of the city, ensure the sustainable use of natural resources, and secure a high 

standard of design in all development proposals. 

Policy EN 4: ‘Reducing CO2 Emissions by Enabling Low and Zero Carbon Development’ notes 

that the Council will seek to reduce fuel poverty and decouple growth in the economy, growth 

in CO2 emissions, and rising fossil fuel prices, through a variety of actions including:  

• Wherever possible new development and retrofit projects, including energy generation 

plant, must be located and designed in a manner that allows advantage to be taken of 

opportunities for low and zero carbon energy supplies.  

• Where possible new development and retrofit projects will be used as a mechanism to help 

improve energy efficiency and provide low and zero carbon energy supplies to existing 

buildings.  

• Where appropriate new development and retrofit projects will be required to connect to 

and/or make contributions to low or zero carbon energy schemes and/or to incorporate 
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provision to enable future connection to any existing/potential decentralised energy 

schemes. 

Policy EN 5: ‘Strategic Areas for low and zero carbon decentralised energy infrastructure’ 

advises that within Manchester it is considered that strategic areas will have a major role to 

play in achieving an increase in the level of decentralised, low and zero carbon energy 

supplies.   Identified strategic priority areas include: 

• The Regional Centre (which also includes the Oxford Road Corridor and Eastlands) 

• District Centres and associated major development sites  

• Airport Strategic Sites  

• Strategic housing locations 

• Strategic employment locations 

[Note: NPPF defines ‘Decentralised Energy’ as ‘Local renewable and local low-carbon energy 

sources’]. 

Policy DM1: ‘Development Management’ sets out various issues that development should have 

regard to, including: appropriate siting, layout, scale, form, massing, materials and detail; 

impact on the surrounding areas and effects on amenity. 

Saved Policies of the Unitary Development Plan (UDP) for the city of Manchester (adopted 1995) 

The UDP was superseded by the Core Strategy, however, a number of UDP policies have been 

‘saved’.  An extant policy contained within the UDP which is relevant to the proposed scheme is: 

Policy DC26.1: ‘Development and Noise’ states that the Council will use the development 

control process to reduce the impact of noise on people living and working in, or visiting, the 

City.  In giving effect to this intention, the Council will consider the effect of new development 

proposals which are likely to be generators of noise.  

 

Planning Appraisal 

Introduction 

It is a requirement of Section 38(6) of the Town and Country Planning Act 2004 that where a 

development plan contains policies relevant to an application, the decision must be made in 

accordance with the development plan, unless material considerations indicate otherwise. 

The statutory development plan therefore relating to the application site consists of the 

Manchester City Council Core Strategy and the saved policies of the Unitary Development Plan.  

Material considerations relating to this application include the National Planning Policy Framework. 
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Assessment 

Visual 

The ASHP will be located on the flat roof of the building which houses other mechanical plant 

associated with the 2 Piccadilly Place office building.  The roof is enclosed by a deep parapet wall 

which appears to have been intentionally designed in order to screen mechanical plant from the 

surrounding environment.  The ASHP will sit below the parapet.  As such the visual impact of the 

plant is considered to be acceptable and the proposal is therefore compliant with Policy DM1: 

‘Development Management’.   

Noise 

A Plant Sound Assessment Report has been prepared by Lighthouse Acoustics and submitted in 

support of the application.  This report provides an assessment of atmospheric sound emissions 

from the proposed installations at the nearest noise sensitive receptor and confirms that any 

impact will be low at the nearest noise sensitive receptors whilst marginally exceeding the 

requirements of the Local Authority.  Since the nearest noise sensitive receptors are the windows of 

commercial premises (3 Piccadilly Place) which features a sealed glazed facade with ventilation 

provided by mechanical systems the exceedances are unlikely to have any noticeable impact 

internally and may therefore be deemed acceptable.  On this basis it is established that the 

development will be compliant with UDP Policy DC26.1: ‘Development and Noise’ and capable of 

proceeding from a noise perspective.   

Amenity 

The proposal is located on the flat roof of the building which accommodates existing mechanical 

plant.  The ASHP will be designed to have due regard to the acoustic environment in which it will 

function.  The amenities of neighbouring uses will not be detrimentally impacted by the 

development and the proposal is therefore considered compliant with Policy DM1: ‘Development 

Management’ which seeks to protect amenity.  

Benefits 

The scheme will clearly help meet an identified need for reducing CO2 emissions by enabling low 

and zero carbon development in Manchester.  The installation will achieve a significant carbon 

reduction over the present operational position.  The development can be regarded to be 

sustainable and compliant with Policy EN4 and EN5 which seek to reduce CO2 emissions by 

enabling low carbon development. 

National Planning Policy Framework 

Whilst the above demonstrates that the principle of development is acceptable when considered 

against local planning policy, the NPPF is a material consideration carrying significant weight and 

as such an assessment of the principle of development against the framework is required. 

The scheme will clearly help meet an identified need for reducing CO2 emissions by enabling low 

and zero carbon development in Manchester.  The NPPF outlines a presumption in favour of 
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sustainable development, whereby development proposals that accord with the development 

plan should be approved unless material considerations indicate otherwise. 

Having regard to the adopted policies of the Core Strategy and Saved UDP and paragraph 11 of 

the NPPF, we consider that the principle of the development is appropriate.  Furthermore, it is also 

demonstrated that the proposed development constitutes sustainable development when 

assessed against the policies in the Framework as a whole.  There are no other policies in the NPPF 

that in our view would restrict the development proposed and any adverse impacts of granting 

planning permission would not significantly or demonstrably outweigh the environmental benefits 

of the proposal. 

The following section demonstrates that the principle of development is considered to be 

consistent with the policies in the NPPF, specifically: 

Para 8c) The planning system should encourage measures to mitigate and adapt to climate 

change, including by moving to a low carbon economy.   

Para 148) The planning system should support the transition to a low carbon future by 

supporting renewable and low carbon energy and associated infrastructure.  

Para 154)  States that ‘When determining planning applications for renewable and low carbon 

development, local planning authorities should: a) not require applicants to demonstrate the 

overall need for renewable or low carbon energy, and recognise that even small-scale projects 

provide a valuable contribution to cutting greenhouse gas emissions; and b) approve the 

application if its impacts are (or can be made) acceptable. 

Findings 

As evidenced above the proposal has been shown to be within a suitable and sustainable 

location for the proposed ASHP development, with no known adverse impacts arising from the 

development that would significantly and demonstrably outweigh its benefit.  The application 

scheme is considered to be in full compliance with the adopted policies of the Core Strategy and 

Saved UDP.  It is our view that no material planning considerations exist that would justify a refusal 

of planning permission.  Consequently the proposals are considered to constitute sustainable 

development as defined by the NPPF and the presumption in favour of sustainable development 

should apply in the determination of this application. 

 

The Submission 

The following information has been submitted in support of the application: 

▪ Completed Planning Application Form prepared by Paul Butler Associates. 

▪ Covering letter prepared by Paul Butler Associates (21.1679). 

▪ Drawing 2PP1002-TGM-03-XX-N-PLA-0003 Rev P1 ‘Site Location’. 

▪ Drawing 2PP1002-TGM-03-XX-DR-N-0002 Rev P1 ‘Proposed External Plant Layout’. 
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▪ Technical Specification (FOCS-N /LN-CA 2622). 

▪ Plant Sound Assessment Report prepared by Lighthouse Acoustics. 

My client is keen to work towards a planning approval without any pre-commencement 

conditions and to work with the City Council by providing any relevant information prior to 

approval. We would be grateful for this to be borne in mind during the processing of the 

application. 

 

The application fee of £462 will be paid shortly after submission by Jamieson Contracting.  I look 

forward to receiving confirmation that this application has been registered and validated.  In the 

meantime, if you require any further information please do not hesitate to get in touch.   

 

Yours sincerely   

 

 
Ralph Taylor BSc. MPLAN MRTPI  

Principal Planner  

 

 

 

 

 

 

 

 

 

 


