Subject: Comments by the Manchester Bolton & Bury Canal Society (MBBCS)
on planning application PA/2024/1152 - Full planning application for
the construction of a “Passivhaus certified” low carbon specification
residential development (Class C3) comprising 90 dwellings (all for
affordable rent) across an apartment block and townhouses with
associated access, parking and public realm.

Version FINAL

Date: 20/08/2024

From: Manchester Bolton & Bury Canal Society (MBBCS)
To: planning.contact@salford.gov.uk

cc: Perry Twigg, SCC Regeneration Team.

1. We are grateful for the opportunity to comment on the planning application regarding the
proposed redevelopment of Regent Trading Estate into the locality to be known as
“Oldfield Basin”.

2. We note that the application documents confirm that “The canal basin zone will not be
built over as part of the proposals, instead being retained as a communal garden space”
and “In designating this as a garden, allowance has been made for potential future
restoration of the canal™

3. We were pleased that the applicant acknowledges the significance of policy HEG in
Salford’s local plan.

Policy HE6: Canals

In the case of the Manchester, Bolton and Bury Canal and Fletcher’s Canal:

A. Development alongside the line of the canal shall facilitate its restoration or,
where this is not practicable, provide open space incorporating walking and cycling
routes and heritage interpretation features along its line so that the potential for future
restoration is retained and people can appreciate the history of the canal; and

B. Development that would prevent or significantly hinder the future restoration
of the canal or its towpath will not be permitted....

Developer contributions to the restoration and/or improvement of the city’s
canals will be sought where appropriate in accordance with policy PC1.

' See Appendix 1



4. For reference please also note that Places for Everyone also includes reference
to the need to cherish Greater Manchester’s canal network. In particular we
draw the applicant’s attention to policy Policy JP-P2: Heritage.

Policy JP-P2: Heritage

We will proactively manage and work with partners to positively conserve, sustain
and enhance our historic environment and heritage assets and their settings.
Opportunities will be pursued to aid the promotion, enjoyment, understanding and
interpretation of heritage assets, as a means of maximising wider public benefits
and reinforcing Greater Manchester's distinct character, identity and sense of
place...

Particular consideration will be given to ensure that the significance of key elements
of the historic environment which contribute to Greater Manchester's distinctive
identity and sense of place are protected from harm. These include historic town
centres, places of worship, historic transport routes including the canal network,
industrial buildings and structures including textile mills, farmsteads and other sites,
buildings, and areas of identified archaeological, architectural, artistic and/or historic
value.

5. We also draw the LPA’s attention to the Vision Statement of the MBBC
Restoration Partnership which can be found at https:/mbbes.org.uk/the-restoration-partnership/

6. For reference we are sharing the 1931/2 map showing the location of the canal
basin.



https://mbbcs.org.uk/the-restoration-partnership/

7. We also share with the LPA this photo from the MBBCS archive of the canal
basin taken in 1954. The photo shows the very high build quality of the canal
basin. We expect, given what we know about the history of the site, that the

basin is still intact. We were pleased to see this reproduced in the planning
application documents.

8. For reference and orientation purposes we additionally share a photo from the
MBBCS archives of the canal lock under Oldfield Road, also from 1954.
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9. Finally we share a view of the railway bridge taken from what now is known as
Middlewood Locks.
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We know that the Network Rail Bridge is in good order and was refurbished

about a decade ago and infilled with inert material. We believe that
reestablishing that link to the canal network would be relatively straightforward.

10. Ouir first concern regarding the plans that have been published was the proximity
of the apartment block to the edge of the canal basin. Our concern was that
construction works would destabilise the canal basin wall. We welcome the
assurance by the applicant that “Block B will not interfere with the former canal

basin wall.”?



https://salfordcitycouncil.my.site.com/pr/sfc/servlet.shepherd/version/download/068Sq000008p6FEIAY
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11. Our second concern is the proposed location of an attenuation tank. The
location chosen is within the footprint of the historic canal basin and would thus
be a potential hindrance to restoration.
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Plan showing proposed location of attenuation tank®

12. It is not clear from the plans provided what the difference in elevations is
between the ground level chosen for this development and the ground level that
can be seen on the photograph of the canal basin taken in 1954 (the top of the
coping stones and the cobbled pathway). We think it is essential that the
applicant provides this information. This would be helpful in indicating how much
further excavation would be needed to expose the top of the coping stones of the
canal basin. The applicant should consider whether exposing the coping stones
could form part of their landscaping scheme. This could be considered an
interim stage before full restoration commences, should finances allow at some
future date, and the basin itself is excavated. We welcome the assurance by the
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https://salfordcitycouncil.my.site.com/pr/sfc/servlet.shepherd/version/download/068Sq0000090qntIAA

applicant that “the location of the canal wall has been identified and the depth of
the wall will be confirmed during any on site excavation works, should planning
consent be granted.” The applicant may wish to visit the nearby Wilburn Street
Basin to see how an historic industrial waterway has been incorporated into a
contemporary scheme.®

13.We welcome the proposal to include interpretation boards with past canal
imagery and maps and indications on how the basin was positioning on site. We
propose that the landscaping scheme in the area of the canal basin should
explicitly acknowledge the footprint of the canal basin so that residents and
visitors are aware that a canal ran through this location in the past and has the
potential to do so again, should funding become available.

14.We are aware that a Project Design for an Archaeological Evaluation at Regent
Trading Estate has been commissioned. We would be grateful if the applicant
could commit to sharing the progress of that evaluation with MBBCS as it
becomes known.

15. We welcome the applicant's engagement with the Canal and River Trust (CRT).
This is critical as CRT owns the immediately adjacent canal at Middlewood Locks
and their view on whether the applicant’s proposals could pave the way for
restoration, should funding become available, should be actively sought. We
therefore additionally propose that ECF convene a meeting between MBBCS,
Salford City Council and the Canal and River Trust to explore the potential for
restoration of the canal basin in the future, should funding become available. We
hope this meeting would surface any engineering issues that need to be
accounted for in planning and costing the work needed to proceed with
restoration, albeit that the timetable for this remains unknown. We believe this
will better inform any decisions that are to be made about the interim use of the
canal basin footprint. A little planning now could avoid major headaches in the
future.

16.We acknowledge that, as the scheme will deliver a fully affordable housing offer,
there is no requirement for S106 contributions as part of the Proposed
Development.

17.Conclusion
It is incumbent on the Local Planning Authority (LPA) to determine whether the
proposed development would be compliant with policies HE6 and JP-P2. In
particular that the proposal is not a hindrance to restoration, and that the
proposal enhances our historic environment and protects from harm our canal
heritage assets.

4 Statement of Community Involvement section 3.6
° See Appendix 2



Society background

The Manchester Bolton & Bury Canal Society was founded in 1987, with the aim
of restoring the canal. It has had several successes, despite often difficult
economic times. In the 1990s two bridges (one in Salford) were restored to full
navigable dimensions.In 2008 the first length of the canal at Middlewood in
Salford was fully restored, including construction of a new deep lock allowing
access from the River Irwell. The Society built the unique Meccano Bridge in
2012 and then undertook ‘Big Digs’ to reveal the flight of six locks at Nob End.
The Society continues to work with Bolton, Bury and Salford Councils, as well as
with the Canal & River Trust. In the past few years the towpath from Hall Lane to
Radcliffe has been resurfaced. The Canal Society is currently finalising a
feasibility study with Bolton and Bury Councils and the Canal & River Trust to
investigate reopening the canal to navigation from Little Lever to Bury. The
Canal Society has a clear vision which is to progressively restore the canal to
fully navigable condition, and in doing so create blue-green spaces that aid
wellbeing and environmental improvement.

https://www.mbbcs.org.uk/

Our shared vision for the canal can be found at
https://mbbcs.org.uk/the-restoration-partnership/



https://www.mbbcs.org.uk/
https://mbbcs.org.uk/the-restoration-partnership/

Appendix 1

References to the Canal Basin in the Design and Access Statement which forms part of
the planning application for Regent Trading Estate / “Oldfield Basin”

OLDFIELD BASIN

DESIGN AND ACCESS STATEMENT

Owner: ECF/Feilden Clegg Bradley Studios

h :/[salfordci ncil.my.site.com/pr/sf rvlet.shepherd/version/downl X
ZJIAY

(Relevant text extracted by MBBCS 07/08/2024)

Pages 14/15
2.0 CONTEXT
2.6 History
CANAL BASIN

As indicated on the historical map from 1922, a canal basin sits at the south-west corner of the
site. This is currently infilled and buried beneath the industrial unit which is to be demolished to
make way for the new development. The images on this page illustrate the extent and
appearance of the basin.

The Canal basin zone will not be built over as part of the proposals, instead being retained as a
communal garden space, designed with reference made to its former use.

In line with Salford's local plan policy HEG, there will be space for heritage interpretation boards
within the landscape proposals for the canal basin area. In designating this as a garden,
allowance has been made for potential future restoration of the canal or an additional walking
link.

Page 23

3.0 DESIGN PRINCIPLES

3.3 Vision

A CREATIVE NEIGHBOURHOOD

The canal basin zone will not be built over, to allow for potential future re-opening and
excavation of the infilled basin. This space will be enlivened as a communal garden, with
historical interpretation as described in the landscape section of this report, for both the
residents and IMAC to enjoy.

Page 60

4.0 LANDSCAPE

4.3 Concept & Approach
IDENTITY AND PLACE


https://salfordcitycouncil.my.site.com/pr/sfc/servlet.shepherd/version/download/068Sq000008xcZJIAY
https://salfordcitycouncil.my.site.com/pr/sfc/servlet.shepherd/version/download/068Sq000008xcZJIAY

The landscape design aims to consider the past use, activity and function and use it to guide the
concept for the proposals.

Particular reference is being made to the site's past use as a canal basin and wharf to the
surrounding Coal Yards. Here the transportation of material via the coal barges occurred via the
Bury Bolton Canal whose presence is entirely hidden today.

This links to the specific historic use of the site and establishes a distinct identity that is of the
place. The adjacent images and diagrams test and explore these themes and how they may be
interpreted within the landscape proposals.

Further to these interpretive designs and through dialogue with Manchester Bolton and Bury
Canal society (MBBCS) the proposals will included interpretation boards with past canal
imagery, maps and indications on how the basin was positioning on site



Appendix 2

Wilburn Street Basin

The Wilburn Street Basin is about 100m west of the entrance to the Manchester Bolton and
Bury Canal on the River Irwell. It was restored as part of the Wilburn Street Basin development
and includes an informative interpretation board to one side.

® Ordsall Chord

Wilburn Street Basin Entrance to Manchester, Bolton and Bury Canal




Wilburn Street Basin



