
APPLICATION No: 19/74362/COU
APPLICANT: Mrs Shelly Griffiths
LOCATION: RMS International, International House, M27 4LY, 
PROPOSAL: Continued use of land for the storage of containers
WARD: Swinton South

Description of Site and Surrounding Area 
This application relates to a parcel of land (0.6ha) associated with a large warehouse (RMS International) located 
on Pendlebury Road, Swinton. The site is accessed from Pendlebury Road with the warehouse building to the 
north, a smaller, recently approved, storage building to the north east and hard standing to the south. The site is 
located within the Pendlebury Road Industrial Estate and is bound to the north by a railway line and banking, to the 
south and east by smaller industrial/warehouse units and to the west by a Council owned office building (Minerva 
House) with Morrisons and Aldi supermarkets beyond. The wider area to the north and south is largely residential 
in nature.

Description of Proposal 
Planning permission is sought, retrospectively, for the use of surplus land for the storage of containers. The 
containers are to be stored whilst awaiting refurbishment but the refurbishment will not be carried out on site.

Initially, the application sought retrospective permission for the continued use of the land as a haulage yard but, 
during the determination of this application, the haulage use ceased and the land is now utilised for storing 
containers.

The site layout plan identifies that new palisade fencing and gates are to be erected within the site. The applicant 
has confirmed that this will be no higher than 2m and therefore falls within the permitted development allowances 
of the Town and Country Planning (General Permitted Development) (England) Order 2015 (as amended), 
Schedule 2, Part 2, Class A and will not be assessed under this application.

Publicity
Site Notice: Non HH Article 15 Date Displayed: 22 November 2019
Reason: Wider Publicity



Site Notice: Non HH Article 15 Date Displayed: 19 February 2020 (this was displayed as a result of a change to 
description and amended plans).
Reason: Wider Publicity

Neighbour Notification 

38 neighbouring occupiers have been notified of the application. Neighbours were re-notified by letter as a result of 
the amendment to the description of development and receipt of amended plans.

Representations 
Nine letters of representation (objections) have been received in response to the original application publicity for 
the continued use of the haulage yard. The issues raised are summarised as follows:

 Alleged anti-social behaviour of the haulage drivers.
 Insufficient room and insufficient visibility for HGVs to pass and/or manoeuvre at the Swinton Hall Road exit 

causing a danger for other road users and pedestrians (alleged damage has been caused to neighbour’s 
vehicles and property as a result. There has also been an incident with a HGV getting stuck and blocking 
the road).

 Noise and disturbance with the moving of vehicles through the night.
 The road is inadequate for HGV use (alleged damage caused to the structure of neighbour’s properties).
 There has been an increase in the number of HGVs accessing Milner Street and Douglas Street which are 

not suitable for vehicles of this size.
 A ‘No HGVs’ sign should be placed at the entrance to Milner Street.

In addition, Cllr Dickman has objected advising that he has raised the above concerns with the Council, only to be 
told that the haulage company will need to apply for a TRO (double yellow lines) and is also unhappy that they had 
been using the site for haulage without permission.

Cllr Fletcher also objects, reiterating the above points and also raising that the highway has been damaged by the 
HGVs.

Since the application was amended and neighbours were re-notified, no additional representations have been 
made.

Relevant Site History
There is a lot of planning history on this site, most of which has no relevance to this proposal.

19/74366/FUL - Retrospective Planning Application for the large storage facility within the site. - Approve - 19 
February 2020
     
Consultations
Senior Drainage Engineer - No comments received to date  

Highways – No objection.  

Air Quality, Noise, Contaminated Land – The Council’s Environmental Consultant raised initial concerns but since 
the application was amended, has no objection subject to conditions to control the maximum number of containers 
stored on site.  

Planning Policy
Development Plan Policy
Unitary Development Plan E5  -  Development. in Established Employment Areas
This policy states that planning permission will only be granted for the reuse or redevelopment of sites or buildings 
within an established employment area for non-employment uses where the development would not compromise 
the operating conditions of other adjoining employment uses, and where one or more of the following apply:
a) The developer can demonstrate there is no current or likely future demand for the site for employment purposes
b) There is a strong case for rationalising land uses or creating open space
c) The development would contribute to the implementation of an approved regeneration strategy or plan for the 
area
d) The site is allocated for another use in the UDP.

Unitary Development Plan DES1  -  Respecting Context



This policy states that development will be required to respond to its physical context and respect the positive 
character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES2  -  Circulation and Movement
This policy states that the design and layout of new development will be required to be fully accessible to all 
people, maximise the movement of pedestrians and cyclists through and around the site safely, be well related to 
public transport and local amenities and minimise potential conflicts between pedestrians, cyclists and other road 
users.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to 
provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and 
layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of 
occupiers or users of other development.

Unitary Development Plan A8  -  Impact of Development on Highway Network
This policy states that development will not be permitted where it would i) have an unacceptable impact upon 
highway safety ii) cause an unacceptable restriction to the movement of heavy goods vehicles along Abnormal 
Load Routes.

Unitary Development Plan A10  -  Provision of Car, Cycle, Motorcycle Parking
This policy states that there should be adequate provision for disabled drivers, cyclists and motorcyclists, in 
accordance with the Council’s minimum standards; maximum car parking standards should not be exceeded; and 
parking facilities should be provided consistent with the provision and maintenance of adequate standards of safety 
and security.

Unitary Development Plan EN17  -  Pollution Control
This policy states that in areas where existing levels of pollution exceed local or national standards, planning 
permission will only be granted where the development incorporates adequate measures to ensure that there is no 
unacceptable risk or nuisance to occupiers, and that they are provided with an appropriate and satisfactory level of 
amenity.

Other Material Planning Considerations
National Planning Policy
National Planning Policy Framework

Local Planning Policy
Supplementary Planning Document  -  Established Employment Areas
This document contains a number of polices that promotes sustainable economic growth, which both enhances 
prosperity and reduces inequalities.  The document encourages the provision of a wide range of employment 
opportunities, having regard to evidence based conclusions on need and demand.

It is not considered that there are any local finance considerations that are material to the application

Appraisal 
The Revised Draft Greater Manchester Spatial Framework (‘GMSF’) was subject to public consultation at the start 
of 2019. The next version of the plan is expected to be published in summer 2020. In accordance with paragraph 
48 of the National Planning Policy Framework it is considered that very limited weight can be given to the policies 
in the GMSF.

The Publication Salford Local Plan: Development Management Policies and Designations (‘Local Plan’) was 
published on 27 January 2020 and comments are being invited until 20 March 2020.  This is the version of the 
document that the city council would like to adopt and has been subject to a significant amount of public 
consultation in previous stages of its production. However, in accordance with paragraph 48 of the National 
Planning Policy Framework the weight that can be given to the Local Plan currently is limited. Following the end of 
the period for comments, the city council will consider the comments made to determine the extent to which there 
are unresolved objections to the policies in the Plan. Those policies with less significant (or no) objections will be 
capable of carrying more weight than those with significant unresolved objections.
  



In addition, following the publication of the National Planning Policy Framework (NPPF) it is necessary to consider 
the weight which can be afforded to the policies of the Council's adopted Unitary Development Plan (paragraph 213 
NPPF February 2019).

In terms of this application it is considered that the relevant policies of the UDP can be afforded due weight for the 
purposes of decision making as the relevant criteria within the UDP policies applicable to the proposed 
development are consistent with the policies contained in the NPPF.

Principle of Development
Due to the development site area and its location on the edge of an industrial estate, surrounded by B1, B2 and B8 
uses, the site is considered to be an employment site, as per UDP policy E5. Within established employment 
areas, the redevelopment of land for employment purposes (policy E5 ii) is supported. The sub-division and use of 
the land for the storage of containers (B8 use) is considered to be appropriate within this location.

Highways
The site is accessed via an approximately 6m wide gated vehicular access from Pendlebury Road; an access point 
that is well established for use by HGVs accessing the existing warehouse. Pendlebury Road itself is already well 
used by HGVs accessing the service yard for Morrisons. Width restrictions are already in place further along 
Pendlebury Road, to the north where the character of the area becomes more residential in nature, this directs 
larger vehicles to the south to utilise Swinton Hall Road to access the wider road network. The applicant has stated 
that there will be only limited HGV movements over and above the existing use.

Access into the site from Pendlebury Road

Initially, vehicles (associated with the former haulage use) were utilising an access in the south eastern part of the 
site, leading to a narrow service road towards Swinton Hall Road. Within the vicinity of this access/egress point on 
Swinton Hall Road there is unrestricted on-street parking on both sides of the road. This, combined with a lack of 
footway on either side of the service road, results in limited inter-visibility between pedestrians and HGVs and the 
use of this service road would provide an unsafe environment for pedestrians; its use by HGVs/large commercial 
vehicles is not considered to be acceptable. Following discussions with the applicant and agent, it has been agreed 
that the south eastern access point will not be utilised by patrons and visitors of RMS or the container storage 
facility, which will be secured by condition. 

The plans submitted with the application suggest that a Traffic Regulation Order, in the form of double yellow lines 
at the access point on Pendlebury Road would be implemented. When the proposal was to retain a haulage use at 
the site, this would have been considered necessary. However, now that the proposal relates to the storage of 
containers a much less intensive use, this work is no longer considered necessary and will therefore not be 
secured by condition, or TRO. However, if the applicant would like to consider the implementation of the TRO, for 
their own benefit, an informative has been attached with details of how to do so.



Subject to the recommended condition, the proposal is not considered to pose a severe impact on the highway 
network in accordance with paragraph 109 of the NPPF.

Residential Amenity
Despite the site’s location within an industrial estate, there are residential properties in close proximity, including 
99-111 (odd) Pendlebury Road which are approximately 97m to the west, 161-175 (odd) Swinton Hall Road which 
are approximately 69m to the south and 160-176 Swinton Hall Road (evens) which are approximately 95m to the 
south.  

Initial concerns were raised by both objectors and the Council’s Environmental Consultant with the use of the site 
as a haulage yard and a Noise Impact Assessment was requested. However, since the application was amended 
for the use of the yard for the storage of containers, there are no longer the same concerns. The applicant has 
confirmed that the site will be used solely to store containers prior to collection and refurbishment at another site.  

The properties on Swinton Hall Road are separated from the site by intervening warehouse and commercial 
buildings, except for a slight break where the access road is situated which, as previously discussed, will no longer 
be used. These intervening buildings will shield some noise from the site. It is also recognised that the 
development area within the RMS site can already be used, without restriction, for the parking and manoeuvring of 
HGVs. 

The dwellings on Pendlebury Road are not shielded from the site by any buildings but there is a belt of trees within 
the RMS site boundary that will provide a little relief. In addition, the Pendlebury Road access to the site is already 
used for HGV access by RMS International and so the use of this access by a relatively small number of additional 
vehicles is not considered to be a “new” noise source for these residents. The containers will be delivered during 
the daytime (07:00 – 15:00 which is when the RMS warehouse is in operation) to a maximum of 5 times per week.

As a result, any noise impact is likely to be of a similar nature to other noise from the industrial units in the area and 
is unlikely to have a significant additional impact on neighbouring amenity.  

Notwithstanding this, it is considered necessary and reasonable to ensure that the levels of activity permitted 
remain broadly in line with the information provided by the applicant as any increase in what is currently being 
proposed could then lead to a detrimental impact on the amenity of neighbouring residents.  With respect to 
operating hours, the main site can operate without restriction so it would be unreasonable to restrict operating 
hours. However, it is appropriate to control the maximum number of containers that can be stored on the site which 
will limit any future intensification of the operation. Based on the plan that has been provided, identifying the 
storage areas of the containers, it is considered that up to 50 containers can suitably be stored at any one time 
without detriment to amenity. Any intensification of the use over and above this would need further consideration, 
likely supported by a Noise Impact Statement.



The site is not within the Greater Manchester Air Quality Management Area.  The scale and nature of the 
development is not likely to have a significant impact on traffic and there are no objections to the development on 
air quality grounds.

Visual Amenity
The development area is located within the south eastern corner of the existing RMS site and isn’t immediately 
visible from many public vantage points, surrounded to the west, south and east by other commercial and industrial 
buildings and the railway line to the north. Glimpsed views of the site can be gained from the west on Pendlebury 
Road, although this boundary is lined by a belt of trees. There will be very limited impact on the street scene. 
However, to prevent the containers being stacked at such a height that the development becomes more prominent, 
a condition will be attached to ensure that the containers are not stacked at more than two in height, which, when 
taking account of the average height of a container would roughly equate to the height of a low level building, in 
context with the relatively low levels of the surrounding buildings.

Recommendation
Approve

1. The development hereby permitted shall be carried out in accordance with the following approved plans:

Location and Site Layout Plan, drawing number 04, received on 14/04/20
OS Map with highway markings, drawing number 05, received on 14/04/20 (Restriction of access only. TRO 
not required)

Reason: For the avoidance of doubt and in the interest of proper planning.

2. The development hereby approved shall be for the storage only of up to 50 containers at any one time.

Reason: To safeguard the visual amenity of the area and the amenity of neighbouring occupants of the 
development hereby approved in accordance with policies DES1 and EN17 of the City of Salford Unitary 
Development Plan and the National Planning Policy Framework.

3. The containers shall not be stacked more than two in height at any time. 
               
Reason: In the interests of protecting the visual amenity of the area in accordance with DES1 of the City of 
Salford Unitary Development Plan  

4. The vehicular access within the south eastern corner of the site, leading to and from Swinton Hall Road shall 
not be used for vehicular access or egress at any time, in accordance with the details shown on OS Map 
with highway markings, drawing number 05, received on 14/04/20.

Reason: In the interests of the safe and efficient operation of the highway network, to minimise potential 
conflicts between pedestrians, cyclists and other road users and to safeguard the amenity of neighbouring 
residents in accordance with policies A8 and EN17 of the City of Salford Unitary Development Plan and the 
National Planning Policy Framework.

Notes to Applicant

1. STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining 
related hazards.  If any coal mining feature is encountered during development, this should be reported 
immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority 

This Standing Advice is valid from 1st January 2019 until 31st December 2020



2. Should the applicant/developer wish to implement a 'no parking at any time' restriction in the vicinity of the 
access point from Pendlebury Road, it is recommended to contact the Council's Traffic Management Team 
(Robert Owen on 0161 779 4848). The applicant/developer will be required to fund the scheme.


