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Acronyms

ABI

ASC

AWM
BCC
BID

BRE

BREEAM

CABE

CBD

CciQ

CLG

CPO

CPP

CPRE

DBERR

Area Based Initiative — refers to policy schemes tied to specific
areas, as opposed to block grants given to local authorities for
general purposes.

Academy for Sustainable Communities — a body administered by CLG
with a remit to foster a culture of skills within the regeneration
sector, although it does not itself engage in training.

Advantage West Midlands — RDA for the West Midlands.

Birmingham City Council — local authority for Birmingham.

Business Improvement District — a locally-based initiative where
businesses and property owners pay a voluntary additional tax to
improve the environment of their local area.

Building Research Establishment — a government agency conducting
and coordinating research on construction technologies.

Building Research Establishment Environmental Assessment

Method — a measure of the performance of developments against
certain indicators of environmental sustainability. EcoHomes is a
domestic version of BREEAM.

Commission for Architecture and the Built Environment — statutory
body set up by DCMS and ODPM to promote high-quality architecture
and planning.

Central Business District

Cultural Industries Quarter — district of Sheffield’s inner city
designated as a hothouse for the cultural industries.

(Department for) Communities and Local Government — successor to
the ODPM, it’s the main government department for urban policy in
England since 2006.

Compulsory purchase order — mechanism through which local
authorities and other government bodies can acquire property against
the wishes of the landowner.

Community Planning Partnership — Scottish agencies, successor to
the SIPs, aiming to improve indicators of social inclusion in the top
15% most deprived neighbourhoods in Scotland.

Campaign to Protect Rural England — charity and lobby group seeking
to protect the interests of rural England (formerly the Campaign for
the Preservation of Rural England).

Department for Business, Enterprise and Regulatory

Reform — successor to the DTI, 2007.



DCMS

DEFRA

DETR

DoE

DTI

ECoC

EEDA
EP

ERCF

ERDF

ESF

ESRC

EU

GHA

GLA

GLC

HIP

ICT

Acronyms

Department for Culture, Media and Sport — central government
department which replaced the Department of National Heritage,

in 1997.

Department for Environment, Food and Rural Affairs — main government
department with responsibility for environmental policy, 2001.
Department of the Environment, Transport and the Regions — precursor
to ODPM, 1997-2001.

Department of the Environment — central government department
1970-97, subsequently merged into the DETR.

Department for Trade and Industry — responsible for administering the
RDAs, replaced by DBERR in 2007

European Capital of Culture — formerly European City of Culture, this
EU-funded scheme seeks to promote the cultural heritage of
individual European cities. The award is made annually on a rotation
basis to different member states.

East of England Development Agency — RDA for the east of England.
English Partnerships — executive agency reporting to CLG. It is a
significant landowner with a remit to help foster regeneration
schemes across the UK in collaboration with local authorities, RDAs
and other bodies (e.g. Pathfinders).

Estates Renewal Challenge Fund — allowed local authorities to transfer
individual estates into the ownership of housing associations. A smaller
scale version of LSVT, the scheme ran between 1995 and 2000.
European Regional Development Fund — funds made available by the
EU to help even out regional inequalities within member states.
European Social Fund — EU’s structural programme responsible for
increasing skills and employment opportunities.

Economic and Social Research Council — the main body for funding
social science research in the UK higher education sector.

European Union — a supranational body of European states which
cooperate over certain aspects of social, economic and
environmental policy.

Glasgow Housing Association — the housing association which took
control of Glasgow City Council’s housing portfolio following stock
transfer in 2002.

Greater London Authority — a post-1997 replacement for the defunct
GLC, with elections for the Mayor taking place in 2000.

Greater London Council — a powerful local authority which operated
across Greater London and was abolished by the Conservative
government in 1986.

Housing Improvement Programme — during the 1970s and 1980s this
was the mechanism through which local authorities were allocated
permission by central government to spend money maintaining their
stock of council houses.

Information Communication Technology — umbrella term for computing
and telecommunications
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Acronyms

LAA

LDA
LDF

LDDC

LSC

LSP

LSVT

NAO

NDC

NRF

NRU

ODPM

PFI

PPG

Local Area Agreement — an agreement between central government,
the local authority and LSP as to what the priorities are for action to
improve local areas against ‘floor targets’ for education, health and
public safety.

London Development Agency — the RDA for London.

Local development framework — flexible planning document produced
at the area scale by local authorities. The intention is that they
should function in a similar fashion to a development masterplan.
London Docklands Development Corporation — the Urban
Development Corporation with responsibility for regenerating the area
around what is now Canary Wharf.

Learning and Skills Council — responsible for planning and funding
education and training in England for those not in the university
sector.

Local Strategic Partnership — responsible for delivering the
Neighbourhood Renewal national strategy. LSPs map directly on to
local authority boundaries and administer the use of the
Neighbourhood Renewal Fund (NRF) in the 88 most deprived local
authority areas.

Large Scale Voluntary Transfer — introduced under the Conservative
government, this has been the main mechanism for transferring the
ownership of local authority housing stock to the housing association
sector.

National Audit Office — a parliamentary body responsible for auditing
the work of government departments, executive agencies and other
public bodies.

New Deal for Communities — establishes local organisations to tackle
indicators of social deprivation in specifically targeted areas, with no
remit for physical reconstruction.

Neighbourhood Renewal Fund — sets ‘floor targets’ for improving
indicators of social deprivation in the 88 most deprived local
authority areas. It is administered at the local level by the LSPs.
Neighbourhood Renewal Unit — established in 2001, it is now part of
CLG and oversees the government’s Neighbourhood Renewal
Strategy, administering the NDC, NRF and the LSPs.

Office of the Deputy Prime Minister — it was responsible for urban
policy for England, 2001-06, and was replaced by the CLG.

Private Finance Initiative — a mechanism whereby the private sector
builds and maintains a capital resource such as a school or a
hospital and leases it back to the state for a fixed period, often 25
years, after which it reverts to state ownership.

Planning Policy Guidance — guidance notes issued to local authorities
on a variety of planning-related topics. Most of these were phased
out in 2004-06, though some remain in force, where the advice has
not fundamentally changed.



PPP
PPS
PSA

Quango

RDA

RPA

RSA

RSL

RSS

SAP

SCP

SEEDA

SFIE

SIP

Acronyms  iX

Public Private Partnerships — partnership arrangements between the
state and private enterprise to deliver a particular project.

Planning Policy Statements — successor to the Planning Policy
Guidance (PPG) notes, phased in from 2004.

Public Service Agreement — introduced in 1998, these set targets for
performance and value for money in public services.
Quasi-Autonomous Non/National Government Organisation — a term
popular in the 1970s and 1980s to describe executive agencies
funded by central government but operating at one remove from
direct democratic accountability. In the regeneration sector the term
was classically applied to the UDCs.

Regional development agencies — established in 1998-99 with

a remit to foster regional economic development. Transferred

from the DETR to the Department for Trade and Industry (DTI)

in 2001. In the same year the RDAs were given responsibility

for distributing the Single Programme (‘Single Pot’) funding that
replaced SRB.

Regional planning authorities — operate in England. Unelected bodies
which have overall responsibility for producing the Regional Spatial
Strategy (RSS) and overseeing the operation of the RDAs.

Regional Selective Assistance — discretionary grants available to
encourage firms to locate or expand in designated Assisted Areas.
Registered social landlord — a body responsible for building and
operating social housing while operating in the private sector with or
without central government grants from the Housing Corporation.
Often used as an alternative phrase for housing associations.
Regional Spatial Strategy — overall plans for how land is to be
developed within a region over a 15-20-year period. These
superseded Regional Planning Guidance in 2004. Although drawn up
by the RPAs, RSSs must be approved by the Secretary of State for
Communities and Local Government.

Standard Assessment Procedure — a measure of a building’s energy
efficiency.

Sustainable Communities Plan — launched in 2003, this sets out the
government’s long-term programme for delivering sustainable
communities throughout England.

South East England Development Agency — RDA for south east
England.

Selective Finance for Investment in England — funds new investment
projects that lead to long-term improvements in productivity, skills
and employment.

Social Inclusion Partnership — Scottish agencies with a remit similar
to the LSPs, which attempted to coordinate the actions of other
agencies operating in an area towards promoting social inclusion.
These were phased out 2003-04.
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SINC

SME

SPD

SPG

SRB

SuDS

TEC

ubDC

URC

UTF

WCED

WEFO

Site of Importance for Nature Conservation — a national network of
non-statutorily protected wildlife sites, generally administered by local
authorities in partnership with nature conservation organisations.
Small and medium-sized enterprises.

Single Programming Document — a strategy document that maps
priorities at the regional level with the objectives of the ERDF.
Supplementary Planning Guidance — produced by local authorities to
cover a range of issues around a particular site, these are legally
binding material considerations in subsequent decisions on planning
permission.

Single Regeneration Budget — major national funding programme for
urban regeneration, 1994-2001. Replaced by the Single Programme
administered by RDAs.

Sustainable (Urban) Drainage Systems — umbrella term for a
collection of technologies which attempt to slow, reduce and purify
discharges of rainwater runoff.

Training and Enterprise Council — executive agencies which operated
at the regional level in the 1980s and 1990s with responsibility for
fostering enterprise culture and economic development.

Urban development corporation — 1980s bodies set up by central
government to bypass local authorities and undertake specific
localised projects levering in private capital, e.g. London Docklands
Development Corporation.

Urban regeneration company — pioneered in the late 1990s, it
became a central part of central government policy in the 2000
Urban White Paper. Established to act as a coordinating body (with
no significant resources of its own) to bring together local parties to
produce development plans for an area/city.

Urban Task Force — body headed up by architect Richard Rogers
which had a significant influence on early new Labour thinking on
cities. It produced Towards an Urban Renaissance in 1999.

World Commission on Environment and Development — also known as
the Brundtland Commission, its 1987 report produced one of the first
definitions of sustainable development.

Welsh European Funding Office — agency of the Welsh Assembly
government responsible for managing applications for funds from the
European Union.



' Introduction

Overview

This chapter outlines the importance of urban regeneration within the UK context, and
defines urban regeneration as a field of study. It then reflects on both the sheer scale of
change and the wider political context in which these changes have occurred. Finally, the
scope and structure of the book are outlined, with some guidance on how it should be used.

Introduction

Over the last decade it has become hard to ignore the almost continual process of develop-
ment and building that has characterised the inner areas of many cities and towns. Anyone
living in or visiting a UK city will be familiar with building sites that seem to sprout shiny
new buildings overnight and the sight of cranes dominating the skyline. Such is the scale
of the urban regeneration agenda that vast swathes of the UK’s towns and cities are being
pulled down and built anew. This process is profoundly transforming our urban areas, both
in terms of their appearance and the ways in which we live in them. More than this, con-
temporary urban regeneration offers an important chance to rectify the mistakes of the
past and create attractive places where people want to live in the future. This book exam-
ines what urban regeneration is and the ways in which it is changing our cities and towns.

What is ‘urban regeneration’?

Cities are never finished objects; land uses change, plots are redeveloped, the urban area
itself expands and, occasionally, shrinks. Pressure to change land uses can come about for
a number of reasons, whether it be changes in the economy, environment, or social need,
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or a combination of these. The large-scale process of adapting the existing built environment,
with varying degrees of direction from the state, is today generally referred to in the UK
as urban regeneration. Some of the core elements of regeneration have appeared in urban
policy before, albeit with slightly different labels. In post-war Britain there was a discourse
of reconstruction, not only addressing areas which had suffered the destruction of wartime
bombing, but also demolishing the large areas of slum housing which had been thrown up
during the nineteenth century to house a growing urban industrial workforce. Urban
reconstruction was somewhat akin to urban renewal in the United States, wherein large
parts of the inner cities were demolished and replaced with major new roads, state-sponsored
mass housing and new pieces of urban infrastructure.

Urban regeneration is a somewhat newer phrase, which arose during the 1980s and
carries with it a particular emphasis. The urban sociologist Rob Furbey has critically
reviewed this phrase, reflecting that ‘regeneration’ in Latin means ‘rebirth’ and it thus car-
ries with it a series of Judaeo-Christian associations of being born again. This notion was
particularly appealing during the 1980s, when urban policy under Prime Minister Margaret
Thatcher swung towards the neoliberal and was influenced by a very particular vision of
Christianity, centred on the individual rather than the broader community. In a sense,
therefore, regeneration — as opposed to mere ‘redevelopment’ — became akin to a moral
crusade, rescuing not only the economy but also the soul of the nation. The phrase also
functions as a biological metaphor, with run-down areas seen as sores or cancers requiring
regeneration activity to heal the body of the city (Furbey, 1999).

One of the most significant figures in the early history of urban regeneration was Michael
Heseltine, who served as Secretary of State at the Department of the Environment
between 1979 and 1983. This was a crucial period in the history of British cities, partly
because Heseltine drove through the right-to-buy legislation which allowed tenants to buy
their council houses at substantial discounts — a part-privatisation of social housing that
massively increased owner occupation. Perhaps more significantly, Heseltine also led the
government’s response to the 1981 riots in the deprived inner-city areas of Handsworth in
Birmingham and Toxteth in Liverpool. Heseltine concluded that something dramatic
needed to be done and there followed a series of policy interventions attempting to rede-
velop derelict and under-utilised sites, bringing economic activity and social change to
deprived areas.

The Conservative approach during the 1980s doubtless had its flaws, but it set a trend
for large-scale interventions reconfiguring the urban fabric of areas suffering from eco-
nomic decline following the shift away from a manufacturing-led economy. From relatively
modest beginnings in the 1980s, regeneration has become a tool applied in almost all urban
areas in the UK, accelerating in the past decade in parallel to rapid growth in the property
market. Regeneration developed as an holistic term for the economic, social and environ-
mental transformation of run-down urban areas. In recent years, however, there has been
an interesting shift with social and community policy partially hived off into a discourse of
neighbourhood renewal (not to be confused with the meaning of urban renewal in the
United States). Regeneration as a concept has been somewhat diluted as a result and
although the policy rhetoric retains the language of an holistic approach, regeneration
does seem to have retreated to having a much greater emphasis on interventions in the
built form to stimulate economic growth. It is in this area, rather than in community policy,
that this book finds its focus.
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Table 1.1 Housebuilding completions in the UK (CLG, 2007a)

Northern
England Wales Scotland Ireland UK
1998/99 140,708 7,737 20,637 9,638 178,720
1999/2000 142,046 8,706 24,214 10,399 185,365
2000/01 133,255 8,333 23,465 11,668 176,721
2001/02 129,866 8,273 23,610 13,487 175,236
2002/03 137,739 8,310 23,361 14,415 183,825
2003/04 143,958 8,296 23,662 14,511 190,427
2004/05 155,893 8,492 26,408 15,768 206,561
2005/06 163,398 8,257 24,482 17,410 213,547

The scale of change

Urban regeneration policies have played a significant part in creating a boom in the con-
struction sector. In absolute terms the amount of construction occurring in the UK has
increased by over 25% between 1995 and 2005, and the sector now contributes 8% of the
UK’s total gross domestic product (DTI, 2006b). This growth in development has been con-
centrated in urban areas. Although only around 10% of the UK’s land surface is urbanised,
the percentage of total new residences built in urban areas has grown from under 50% in
1985 to over 65% in 2003 (Karadimitriou, 2005).

The frenzy of building in UK towns and cities is not simply a product of economic
growth, but reflects broader demographic shifts within the UK population. People are liv-
ing longer than ever before and at the other end of the age scale, people are waiting longer
to have children, both of which mean a decrease in average household size which, com-
bined with growing population, means that the number of households is increasing rapidly.
As a result, the number of households in England alone is predicted to rise from just over
21 million in 2004 to nearly 26.5 million in 2029 with 70% of that increase taking the form of
one-person households (CLG, 2007a).

As indicated by Table 1.1, the completion rate of new-build dwellings in the UK has been
steadily increasing since 1998. The number of households in Scotland is projected to rise
by an average of 14,800 a year from 2004 to 2024, well within the current levels of house-
building (General Register Office for Scotland, 2007). There is a similar story in Northern
Ireland, with a predicted average annual increase of 7,800 from 2001 to 2025 (Northern
Ireland Statistics and Research Agency, 2007). Wales, on the other hand, has a projected
average annual increase of households from 2003 to 2026 of 10,500 per year, significantly
above the rate of new dwelling construction (National Statistics, 2006). The situation in
England is even more acute, with an average annual increase of 217,400 households
predicted to 2029, far below the level of housebuilding.

The gap between the increasing numbers of households and the rate of housebuilding
in England is one part of a very complex story of rapid house price inflation. In the govern-
ment’s response to the Barker Review of Housing Supply (discussed in Chapter 2), there
was a commitment made to reaching a target of 200,000 new dwellings built per year in
England within a decade (HM Treasury, 2005). It was felt that without this increase, on top
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of the already substantial increases since 1998, housing would become increasingly unaffor-
dable and this would damage economic performance, constraining labour mobility and
business competitiveness, particularly in the south east. There are also significant social
consequences to consider where certain socio-economic groups can simply no longer
afford to live in some parts of the country.

That much of the predicted and actual increase takes the form of one-person households is
one factor behind the boom of apartment development within UK cities. This kind of develop-
ment fits into a broader discourse of central city transformation, which has seen city centres
become increasingly fashionable places to live, work and play. While urban regeneration is
about more than city-centre redevelopment — a point addressed directly in Chapter 7 — there
is no doubt that the pace and scale of inner-city change has been rapid, with new apartments, retail
and leisure developments producing major changes in the patterns of land use. Regeneration
bosses in Liverpool, for example, recently complained to Google that they were overlooking
the regeneration of the north (BBC, 2006). The web application Google Earth, which allows
users to look at bird’s eye views of the world, was using aerial photographs from the late 1990s
and so did not show either Liverpool’s Paradise Street redevelopment, a 17-hectare £900m
retail and leisure project in the city centre, or the Arena and Conference Centre, a new 10,000-
seat venue being built on the waterfront. Other new buildings, such as Manchester’s City of
Manchester Stadium, which hosted the 2002 Commonwealth Games and is now home to
Manchester City FC, were shown as derelict land.

As well as showing the pace of change, this story highlights another key element of urban
regeneration — the importance of changing a city’s image. Liverpool’s regeneration planning
director emphasised this, claiming that ‘The city centre has changed dramatically. ... It is
important that the millions of people using Google Earth have access to the latest images
showing the city’s transformation.” Urban regeneration thus constitutes a physical and a
symbolic transformation. Part and parcel of rebuilding a city is to reinvent the city for a new
generation. In order to understand the reasons for this dual character of urban regenera-
tion, it is necessary to consider briefly the wider context within which urban regeneration
has come to the fore.

The context for contemporary regeneration

One of the challenges of studying urban regeneration is that it is not an isolated process.
Cities are affected by wider economic, political and environmental factors. The fortunes of
cities are tied to the fortunes of nations and, ultimately, the global economy. Over the
course of the twentieth century cities in the western world suffered from the loss of tradi-
tional industries that were undercut by cheaper products from east Asia or withered by the
decline in colonial power. Across Europe and north America, urban regeneration began as
an attempt to ameliorate the negative effects of deindustrialisation and enable cities to
attract new investment in the global economy. The goal of policy was to direct development
and investment towards those areas in which it was most needed. Left to their own devices,
developers would chose to locate developments on the cheapest land in areas with the
highest demand. In the UK context this would result in pressure to relax constraints on
greenfield development, particularly around London and the south east. At its heart, there-
fore, regeneration is a political strategy using a whole range of planning regulations and
policies to encourage developers to invest in run-down and derelict urban areas.



Introduction

The Conservative government in the late 1980s and early 1990s allowed a large number
of out-of-town developments which, though economically successful in themselves, dam-
aged the economies of central cities while at the same time increasing car dependency. The
Conservatives started to address this through the 1990s, but it was the New Labour gov-
ernment which came to power in 1997 which really brought a sea-change in attitudes
towards urban development. Brownfield sites, previously developed land within existing
urban areas, became the key strategic target for meeting housing and development needs.
This strategy was given formal expression in 2000 when Planning Policy Guidance Note 3
was released setting a target for local authorities to build 60% of new housing on brownfield
sites. This 60% target gave a significant boost to the urban regeneration agenda by forcing
local authorities and developers to look first to target sites within existing cities. Although
estimates of total amounts of brownfield land are notoriously inaccurate, its distribution fol-
lows the geography of deindustrialisation and hence much of this land is located in urban
areas. Derelict land is frequently considered an eyesore and its redevelopment is a critical
element in regeneration, replacing an undesirable land use with high-quality housing. The
definition of what comprises a brownfield site is drawn rather broadly, however, and can
include some rather surprising types of land uses, not simply derelict industrial sites. This
point will be returned to in Chapter 5.

The 60% brownfield target helped reinforce a tendency for developers to build flats rather
than houses within cities in order to maximise the number of residential units which can be
fitted on to a development site. This helps local authorities meet their housing targets, and
enables developers to maximise the returns from the purchase of expensive inner-city land.
As a result, the number of new flats being built each year has grown from 23,626 in 2000 to
56,823 in 2006, while the increasing re-use of vacant land has caused the proportion of new
development in urban areas to overtake that on rural land (Aldrick and Wallop, 2007).

The wider context allows us to understand where and why urban regeneration takes
place — on brownfield land in cities that are flagging economically and/or that require more
housing in order to stimulate economic growth. Perhaps the more important question this
book seeks to answer is how such developments are to be built. The government is com-
mitted to the principles of sustainable development, and the need to balance economic,
social and environmental factors cuts across not only urban regeneration, but public and
planning policy more widely. While the concept of sustainability is notoriously difficult to
pin down, it implies a commitment to protecting the environment and ensuring equal
access to social and environmental services as well as economic development. In the face
of climate change the question of how to make cities more sustainable is growing in impor-
tance. The form that new development takes has a direct bearing on environmental factors,
such as how much energy is consumed and how much waste is produced. Further, the
design of cities is now also being seen as a key way in which to adapt cities to a changing
climate. The idea of ‘quality of life’ has become common parlance, as the political agenda
has subtly shifted towards creating environments in which people want to be. Related to
these trends, urban regeneration has been caught up in the wider ‘new urbanism’ move-
ment that emphasises high-quality design and well-planned spaces. Urban regeneration
therefore not only acts as a vehicle for reinventing the economies and tarnished reputa-
tions of declining industrial cities, but simultaneously helps deliver the government’s
policy agenda on sustainability.

As a primarily political agenda, the practice of regeneration is framed by wider trends
in British politics. The withering of public funding throughout the 1980s and 1990s means



Urban regeneration in the UK

that the public sector now works in partnership with the private sector to make urban
regeneration happen. Issues of how to form effective partnerships and how to fund urban
regeneration are very real challenges, as massive regeneration projects can entail hundreds
of partners and hundreds of millions of pounds of funding. In order to understand howregen-
eration takes place it is necessary to look at the different policies that have been used over
time to facilitate this process, and the different ways in which partnerships have worked.

The scope and structure of this book

A book of this kind has a lot of ground to cover. Historically, our focus begins with the emer-
gence of ‘urban regeneration’ as a serious policy domain in the early 1980s but concentrates
on developments since the Labour government came to power in 1997. While various precur-
sors to regeneration are mentioned where necessary, there is no space for a more general
history of urban development. Similarly, while much regeneration practice involves drawing
on successful ideas used in other countries, the focus here is on the UK. The UK s, of course,
a country of many parts, with distinct legal-political substructures for England, Wales,
Scotland and Northern Ireland. In terms of the case studies used to illustrate the discussion,
examples have been drawn from these four regional blocks, although inevitably with greater
weight given to England, being significantly larger in population than the other three com-
bined. Given the scale of regeneration activity in the UK over the past quarter century, it
would be impossible to mention every interesting scheme which has been undertaken.
While there is some degree of regional balance in the case studies chosen, there are
inevitably omissions, particularly in terms of the smaller towns, whose regeneration schemes
have tended to receive less attention than those of the larger metropolitan areas.

Within the UK field of regeneration there is a vast amount of published materials and the
proliferation of academic journals focusing on regeneration is a good barometer of schol-
arly interest in the topic. Indeed, as this book was being written the Journal of Urban
Regeneration and Renewal was launched. But despite its importance, urban regeneration
does not fit neatly into existing disciplinary and sub-disciplinary categories, not least
because it spans social, economic and environmental dimensions. Regeneration is driven
by applied practice, rather than academic research. As a result, research tends to be scat-
tered across a variety of disciplines, from more obvious ones such as urban studies and
planning, to regional studies, public policy, property development and engineering.

For the same reasons, regeneration involves a bewildering range of government depart-
ments and organisations, all of which release reports, papers and research within the field.
Government policy changes rapidly, as do the responses from various stakeholders.
Further, many of the key organisations frequently change their names, making it even
harder to keep tabs on the sector. For example, the government departments responsible
for environment and communities were reshuffled four times between 1996 and 2006. The
fast pace of policy change within the sector may explain the lack of textbooks dealing with
regeneration.

This book aims to contextualise the regeneration agenda and synthesise existing research
in a systematic way to provide a reference text for this emergent field. It is aimed primarily at
an academic audience, as there are an increasing number of university courses dealing with
urban regeneration. The book is designed for third-year undergraduates, postgraduates and
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academics and will take the reader through the basic context of regeneration into state-of-
the-art research. Accordingly, the topics have been chosen to reflect core themes from
the academic literature, rather than to act as a practical guide on how to ‘do’ regeneration.
So, for example, we have not chosen to cover the legal aspects of regeneration — while
these aspects play a crucial role in work on the ground, the technical elements are probably
of less interest to a general academic audience. We have also aimed to strike a balance
between covering the wider context for regeneration, while retaining a focus on regenera-
tion itself. Transport, for example, though playing a major role in where and how
regeneration can be undertaken, is not covered separately. Similarly, while social issues are
discussed to provide context for urban regeneration policies and case studies, these are not
given chapters in their own right. A number of texts already cover these issues in more
depth than is possible in a general review of regeneration activity and these are indicated
where appropriate.

The book is organised into eight chapters, with each chapter covering a distinct aspect
of regeneration with illustrative case studies used throughout. Chapter 2 deals with the pol-
icy framework, detailing the legislative context in which urban regeneration operates.
A brief overview is given of post-industrial policy approaches during the 1980s and early
1990s, before moving on to critically review urban policy under the Labour governments
from 1997 (including the urban renaissance agenda and the impact of devolution). Chapter 3
considers issues of governance, in order to understand the political processes through
which urban regeneration is actually delivered. The notion of partnerships, which is cen-
tral to contemporary regeneration, is critically analysed. Chapter 4 explores the strategies
for economic growth that underpin urban regeneration through the idea of the ‘competi-
tive city’. The chapter identifies key funding streams and approaches to urban economic
regeneration and examines their success.

Chapter 5 tackles the issue of sustainability, which has become a central concept in all
discussions of contemporary regeneration. Key social and environmental policies are
reviewed and different approaches to integrated planning are assessed. Chapter 6 consid-
ers the visual transformation of the cityscape, examining issues of design and cultural
elements of regeneration. A number of key tensions are explored, surrounding architec-
tural innovation and the retention of heritage and as well as questions of culture and
identity. Chapter 7 charts the extension of the urban regeneration agenda beyond central
cities, to suburban and ex-urban developments, and asks whether the central city regener-
ation model can be transposed on to the suburbs. It also explores regional-scale
mega-regeneration projects through an examination of the Thames Gateway. Finally,
Chapter 8 summarises and integrates the key themes that span each chapter, and explores
the future direction of developments within the sector.

How to use this book

This book has a number of features that are intended to make it easier to use. Most impor-
tantly, it makes extensive use of case studies to demonstrate how concepts and policies
work in practice. The case studies are primarily drawn from academic research and are
used to think critically about the advantages and disadvantages of different ways of doing
urban regeneration. The book aims to give detailed descriptions and explanations of how
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urban regeneration works, while also questioning dominant approaches. At the start of
each chapter there is an overview, summarising the contents, arguments and overall struc-
ture of the chapter. At the end of each major section within chapters key arguments are
summarised to enable the major points to be easily identified. Each chapter ends with an
annotated reading list that highlights key academic texts for each of the concepts
addressed, and reading about the wider ideas that frame regeneration. This list allows the
reader to undertake further research in specific areas of interest.

In addition to an index, the book also has a glossary of academic terms that are used
(highlighted in bold), and an annotated list of acronyms to help guide the reader through
the ‘alphabet soup’ of multiple agencies and policies. While the book has been designed as
a coherent whole, with key concepts and cases crossreferenced within the text, each
chapter can also be read as a stand-alone learning aid. Due to the fast-paced nature of the
regeneration sector, we have also included a ‘keeping up to date’ section after the final
chapter, which lists key websites and news feeds for regeneration in the UK.



2|/ Policy
Framework

Overview

This chapter details the legislative context in which urban regeneration operates.

e Introduction: the road to 1997: gives a brief overview of the development of urban pol-
icy prior to the election of the New Labour government at the end of the 1990s.

e Contemporary English Policy: explores the main policies and agencies responsible for
urban regeneration within England.

e Devolution: explores the policy landscape developed by the devolved governments in
Scotland, Wales and Northern Ireland.

Introduction: the road to 1997

It is impossible to discuss urban regeneration without looking at the policy context in
which it operates. The details of different urban policies can be a rather dry subject, but it
is of critical importance to the way in which actors in the regeneration process are able to
operate. For a little over a quarter of a century now the political context for urban regener-
ation has been broadly neoliberal. The election of Margaret Thatcher in 1979 crystallised
an emerging belief that the state could no longer be the primary actor in the redevelop-
ment of cities. Instead, the philosophy was one of market forces guiding the private sector
to invest, with the state intervening only as far as it created the conditions for the private
sector to step in.

There was an important political context in which this neoliberal shift took place. The
financial crises of the 1970s required swingeing cuts to public spending. The Conservatives
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took office in 1979 determined to further rein in the public sector, which was seen not only
as inefficient, but also giving too much power to the labour unions. Many city councils were
controlled by the Labour party, which at that time was fighting its own internal battle
against ‘militant’ hard-left tendencies, played out in cities like Liverpool. Thatcherite urban
policy was directed towards greatly reducing the power of these local authorities as part of
a broader assault on the political left. This did not, however, automatically mean that the
private sector entirely took over urban redevelopment, but rather that central government
took much more control over spending at local level, sidelining those Labour councils.

Competitive bidding

As part of the Thatcherite reforms a new principle was introduced to determine the level
of funding that central government gave to local authorities to undertake urban redevelop-
ment. The maintenance and regeneration of local authority housing estates had been
funded through the Housing Improvement Programme (HIP), which left local authorities
free to determine where they spent resources allocated within a block grant. While HIP
was retained, new competitive bidding regimes were introduced which required councils
to put proposals together for redeveloping individual estates and areas. These proposals
would be evaluated alongside proposals from other local authorities within the region and
funding allocated to the projects deemed most ‘deserving’.

Schemes like Estate Action resulted in large injections of cash for relatively small areas,
resulting in a kind of ‘grand slam’ approach to redevelopment. Local authorities had an
incentive to put their most deprived areas into these competitions to increase their chance
of winning funds against less deprived estates within other local authority areas — a kind of
ugliness contest. This actually helped certain very deprived areas as there had been a ten-
dency among some local authorities to concentrate resources on less run-down areas
where they felt the money would do more good. The problem was that these competitive
schemes were funded by reducing the overall HIP allocation, which meant overall cuts in
general maintenance. This resulted in considerable neglect and decline of areas which
were not successful in the competitions, with local authorities not permitted by central gov-
ernment to divert revenue from other areas into maintenance.

The Estates Action scheme was primarily targeted at upgrading areas of run-down coun-
cil housing, but the principle of area-based competitive bidding which it developed became
the model for more general funding in what, from the mid-1980s, was beginning to be
called urban ‘regeneration’. The City Challenge scheme contained an element of physical
renewal in areas of council housing, but had a broader remit to foster the economic
redevelopment of the target area. Rebecca Fearnley (2000) has examined a City Challenge-
funded scheme based in the Stratford area of Newham in east London, which was seen by
the government as one of the most successful of these projects. Fearnley notes that the
Stratford scheme, which ran from 1993 to 1998, had some significant successes, such as an
overall increase in housing satisfaction as well as decreases in reported crime and fear of
crime in the area. She argues, however, that the scheme focused on issues which were
comparably easy to tackle, such as physical renewal of the housing stock. Indeed, in terms
of economic regeneration, while much work was done increasing the employability of res-
idents, the scheme was much less successful at actually attracting employers to the area to
increase the number of jobs available.
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One of Fearnley’s overall criticisms of City Challenge was that it mostly worked through
the existing structures of local service delivery — local authorities and schools — and was
much less successful at bringing in and nurturing community-led organisations and
projects. In more recent urban policy there has been a much greater emphasis on the need
to successfully bring the community into the process. If there is one fundamental shift that
came out of Conservative neoliberal policies, it has been the need to bring together multiple
actors — community, private sector and various state agencies — in order to undertake
regeneration, even if today the neoliberal rhetoric has been somewhat softened. To give
a simple example, it is no use bringing new employers into an area if the schools are not
producing students with the necessary skills to fill the jobs. This central idea of bringing
partners into regeneration projects will be discussed in more detail in Chapter 3 where
questions of governance are addressed.

New institutional structures

As well as setting the general parameters for how central government funding schemes
now operate, the neoliberal approach of the 1980s and 1990s had major implications
for how regeneration would be organised. The term used at the time, although it is
not much heard now, was the central government ‘quango’ (quasi-autonomous national/
non-governmental organisation). These essentially were arms’ length executive agencies
which wielded considerable power, but answered only to the relevant minister, rather than
having any direct democratic line of accountability. In terms of urban regeneration, per-
haps the most important quangos set up under Thatcher were the urban development
corporations (UDCs).

The UDCs were parachuted into chronically deprived urban areas to bypass local author-
ities and attempt to stimulate a process of physical and economic renewal. The first two,
London Docklands and Merseyside, were established in 1981 and eventually 11 others
were put in place. These were limited-life organisations and were all wound up by the
mid-1990s, with the exception of Laganside Development Corporation in Belfast, which ran
until early 2007. The London Docklands Development Corporation (LDDC) was probably
the best known, investing heavily in new infrastructure projects to help lever in major new
private office developments. In spite of the collapse of the office property market in the late
1980s, which briefly left Canary Wharf looking dangerously like a white elephant, there is
little doubt that there has been a radical improvement in the physical infrastructure and
economic activity in the area — which were, after all, the main aims of the UDCs.

The LDDC was finally wound up in 1998 and produced a series of publications examin-
ing its own achievements. Reviewing these studies, Florio and Brownhill (2000) note that
the somewhat heroic accounts of dramatic changes to the area brush over the considerable
tensions that the LDDC created. The primary problem was that it represented the redevel-
opment of the area, not its regeneration — existing socio-economic problems in the area
were not helped by the creation of a shiny new office cluster. Indeed, the argument is that
the developments actually increased social polarisation by creating islands of extreme
wealth while leaving untouched large neighbouring populations suffering acute poverty.
For all of this criticism, however, it is interesting that the UDC model has recently been
revived in order to meet some of the needs of the 2003 Sustainable Communities Plan,
discussed below.
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The later UDCs were considerably less well funded and it was clear that the model was
really too expensive to be more generally applicable. By the 1990s, there was a degree of
pragmatism among the British political left that the neoliberal agenda was here to stay with
Labour-controlled local authorities accepting that they had to work within these strictures.
In turn, under John Major’s premiership, there was a softening of the stance on local
authorities and a rehabilitation of these bodies as partners in the regeneration process.
With their powers greatly curtailed, there would be no return to councils being able to take
on much of the process themselves, but unlike the UDCs, they not only had expertise in
physical renewal but also in community issues such as education, health and social welfare.

Policy continuity

The year 1997 and the election of a (‘New’) Labour government is as much a watershed
in British politics as the election of Margaret Thatcher’s Conservatives in 1979, but this
was not necessarily immediately obvious at the time. Committed to the Conservative’s
spending plans during that early period in order to reassure middle-class voters, there
was no sudden abandonment of neoliberal policy principles. In the first few years, key
Conservative policies were retained, in particular the Single Regeneration Budget and
attempts to move local authority housing out of council control and into the housing
association sector.

The Single Regeneration Budget (SRB) was introduced in England in 1994 and drew
together a series of different funding strands, with the idea of reducing complexity in the
system. Unlike projects based around the UDCs or funding schemes such as Estates
Action, the SRB Challenge Fund was not exclusively targeted at areas of acute deprivation.
In the first three rounds of SRB funding, spending in the 99 most deprived areas amounted
to £122.50 per head. The remainder of the country was not forgotten, however, with £21.30
per head spent in the other 267 districts designated ‘non-deprived’ (Brennan et al.,
1999: 2074). Indeed, having rolled together a number of different programmes, the types
of project which received funding could vary enormously, which was a significant advan-
tage for taking an holistic approach to tackling complex socio-economic-environmental
problems in an area.

SRB was originally administered by the Government Offices for the Regions — essentially
regional offshoots of the Department of the Environment — and, post-1997, the Department
for Environment, Transport and the Regions (DETR). As such it remained something
which was very much controlled by central government. In 2001 it was announced that
SRB would cease running, although existing projects would continue to be funded. The
administration of these projects was handed over to the newly established regional devel-
opment agencies (RDAs), which were given the remit to operate the replacement for SRB,
the so-called ‘single pot’ (see below).

The SRB was still essentially predicated on competitive bidding and there was no
attempt to move away from this post-1997. More controversially than the continuation of
SRB funding during the early years of New Labour, however, was the acceleration of the
programme of Large Scale Voluntary Transfer (LSVT). In neoliberal terms, this was a log-
ical extension of right-to-buy legislation, which had reduced the overall size of council
housing stock by encouraging sitting tenants to purchase their homes at a significant dis-
count. Under LSVT local authorities were encouraged to transfer the ownership and
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management of their remaining council housing to housing associations. These housing
associations, though eligible for public sector grants and regulated by the public sector, are
effectively private sector, non-profit bodies that can borrow private finance — their activity
does not therefore show up in measures of public spending/borrowing.

Some councils had assumed that with Labour returned to power in 1997, the very
tight restrictions on how much could be spent maintaining their housing stock would
be eased and the transfer policy scrapped. Such assumptions were rapidly scotched.
Transfers required a vote in favour from tenants and the primary attraction was that trans-
fer would bring with it a significant injection of new funds — with the implicit threat that
housing stock would continue to be neglected for lack of resources if left with the local
authority. The rate of transfers, which had stayed below 50,000 housing units per year
under the Conservatives, topped 100,000 a year between 2000 and 2002. Indeed, of 133
tenant ballots between 1999 and 2004, only 16 resulted in a rejection of the transfer proposals
(Ginsberg, 2005).

LSVT and the fact that local authorities are simply no longer permitted to build new
homes has significant implications for urban regeneration. Where housing stock has not
been transferred, it is now almost impossible to undertake significant changes to the phys-
ical infrastructure of council housing areas. Birmingham, which rejected stock transfer in
2003, continues to struggle to find investment for run-down areas of council housing.
Glasgow, on the other hand, voted in favour of transfer, making it much easier to work on
strategic schemes of demolition and rebuilding such as that associated with the bid to host
the 2014 Commonwealth Games in the East End area of the city.

Key points

e Under the Thatcher governments local authorities were partially bypassed as
agents of urban redevelopment, with urban development corporations used
to lever in non-state partners and finance.

e The principle of competitive bidding for central government grants has become
a key element in resource allocation, creating the suspicion that this allows
the central state to set local priorities.

e The election of a Labour government in 1997 saw the acceleration, rather
than reversal, of these principles of partnership and competition.

Contemporary English policy

This section deals with the current situation in England. Broadly similar policies also apply
in Wales, although these are filtered through the different governance structures which
have been put in place since the partial devolution of powers to the Welsh Assembly in 1999
(see below). The Thatcherite emphasis on bringing a variety of partners into any regener-
ation process has been retained and extended in current policy and the implications of this

13
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in terms of governance are discussed in the next chapter. Where Thatcher’s governments
expanded the number and variety of arm’s length agencies dealing with regeneration,
Labour governments since 1997 have taken this flowering of state agencies to dizzying
heights of complexity. It can, in fact, be quite difficult to keep up even with changes to the
formal institutions, let alone the policies being operated. Indeed, the complexity of the
bureaucratic process has led in part to the establishment of the Academy for Sustainable
Communities (yet another executive agency!) dedicated to building capacity within local
communities and other non-state actors trying to negotiate the minefield of contemporary
regeneration policy — of which see below.

From holistic regeneration to sustainable communities

Some of these changes can in part be explained by the rise and fall of John Prescott, the
Deputy Prime Minister from 1997 to 2007. Prescott was given overall responsibility
for urban policy in 1997 and a new ‘super Ministry’ (the Department for Environment,
Transport and the Regions, DETR) was set up, integrating the old Department of the
Environment with some functions taken from other departments to give a much more
holistic approach when it came to regeneration. Labour’s first term saw a whole variety of
exciting and innovative urban policies being floated; this was the era of the Urban Task
Force led by internationally renowned architect Richard Rogers and the establishment of
the Commission for Architecture and the Built Environment (CABE). During Labour’s sec-
ond term, the DETR was replaced by the Office of the Deputy Prime Minister (ODPM),
which retained the local government and regional portfolios, but lost much of the environ-
mental remit to the newly established Department for Environment, Food and Rural Affairs
(DEFRA) and the economic growth remit to the Department for Trade and Industry (DTI).
With Prescott forced to relinquish his remaining departmental responsibilities following a
personal scandal in 2006, the Department for Communities and Local Government (CLG)
was created. Regeneration policy lost both the coherence that the DETR structures had
brought and also the political clout of the Deputy Prime Minister — becoming just another
department competing for resources from the Treasury. Although CLG retains responsi-
bility for planning policy, the change of name to ‘communities’ is quite significant as it
de-emphasises the macho world of altering physical forms. Instead, the new name reminds
us that the point of urban regeneration is not new buildings and townscapes, but rather that
reforms to the physical environment are just one part of making life better for people —
improving society and communities. Nonetheless, in the rough, tough world of struggles
for power between different branches of the civil services, ‘communities’ does have a
rather weak feel to it. As the initially holistic remit of this key government department was
slowly eroded, there was a marked impact on the direction of urban policy during the
Blair regime.

Urban Task Force, Urban White Paper

The Urban White Paper, Our Towns and Cities: The Future (DETR, 2000), staked out the
shape of urban policy at an early point in the Labour administration. It was based in part on
the report of a task force commissioned by John Prescott to look at urban policy. Their
report, Towards an Urban Renaissance (Urban Task Force, 1999), reflected the optimism
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of the period and had a strong leaning towards the importance of high-quality design —
unsurprising given the involvement of Richard Rogers. Praise was lavished on cities like
Barcelona, combining high-density housing, high standards of urban design and vibrant
cultural identity. The Urban Task Force report was not without its critics (detailed by
Cooper, 2000) and while the emphasis on urban design did find its way into the subsequent
White Paper, it was not top of the priority list. Instead, issues of local involvement in
decision-making, an emphasis on partnership working and a reinvigoration of local and
regional government were emphasised first.

Perhaps the most important thing that came out of both the Urban Task Force report
and the subsequent White Paper was a clear commitment to sustainability being at the
heart of urban policy. Sustainability as a concept will be discussed in more detail in Chapter 5,
but given its centrality to contemporary policy it must be briefly mentioned here. As the
White Paper argued:

We also have to bring together economic, social and environmental measures in a
coherent approach to enable people and places to achieve their economic poten-
tial; bring social justice and equality of opportunity; and create places where
people want to live and work. These issues are interdependent and cannot be
looked at in isolation. ... That is why moving towards more mixed and sustainable
communities is important to many of our plans for improving the quality of urban
life. (DETR, 2000)

Note that there was a close link made between communities being ‘mixed’ and therefore
being ‘sustainable’. Mixing is not only about demographics — income, age, family structure,
ethnicity, etc. — but also about that live/work/play mix in the built form that the Urban
Task Force stressed. This holistic notion of sustainability integrating economic, social and
environmental concerns had a relatively coherent bureaucratic form under the DETR, but
in the reorganisation after the 2001 election this integration was lost.

Planning policy and the Barker reviews

In spite of responsibilities for the different aspects of sustainability being split across
departments, it remains key to the entire policy discourse — no subsequent initiative
has been launched without making at least some reference to sustainability. This was
reflected, for example, in the launch of the replacements to the Planning Policy Guidance
(PPG) series, which set the framework within which local authorities operate planning
policy. The new documents are called Planning Policy Statements (PPS) (see Box 2.1) and
the first in the series, replacing the old PPG1 General Policies and Principles was, signif-
icantly, titled Delivering Sustainable Development. The essence of this document is the
assertion that: ‘Plans should be drawn up with community involvement and present a
shared vision and strategy of how the area should develop to achieve more sustainable
patterns of development’ (ODPM, 2005b: 3). Again, note the interdependence of strong,
involved communities and sustainability. While practice may not live up to these visions,
the rhetoric highlights an important shift of mindset towards actively pursuing a sustain-
ability agenda post-1997.
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Box 2.1 Planning Policy Statements/Guidance

In revising the existing Planning Policy Guidance (PPG) notes to a new series of
Planning Policy Statements (PPSs), the ODPM prioritised the most potentially con-
tentious areas in order to reduce uncertainty in the planning system that was a
result of the pending changes. As such, some of the less contentious PPGs remain
in force, sitting alongside the newer PPSs. Perhaps the most contentious of all was
PPS 3, Housing, which was published slightly later in order to integrate the findings
of the Barker Review of Housing Supply.

Planning Policy Statement 1: Delivering Sustainable Development (February 2005)
Planning Policy Guidance 2: Green Belts (March 2001)

Planning Policy Statement 3: Housing (November 2006)

Planning Policy Guidance 4: Industrial, Commercial Development and Small Firms
(November 1992)

Planning Policy Guidance 5: Simplified Planning Zones (November 1992)

Planning Policy Statement 6: Planning for Town Centres (March 2005)

Planning Policy Statement 7: Sustainable Development in Rural Areas (August 2004)
Planning Policy Guidance 8: Telecommunications (August 2001)

Planning Policy Statement 9: Biodiversity and Geological Conservation (August 2005)
Planning Policy Statement 10: Planning for Sustainable Waste Management (July 2005)
Planning Policy Statement 11: Regional Spatial Strategies (September 2004)
Planning Policy Statement 12: Local Development Frameworks (September 2004)
Planning Policy Guidance 13: Transport (March 2001)

Planning Policy Guidance 14: Development on Unstable Land (April 1990)
Planning Policy Guidance 15: Planning and the Historic Environment (September 1994)
Planning Policy Guidance 16: Archaeology and Planning (November 1990)
Planning Policy Guidance 17: Planning for Open Space, Sport and Recreation (July
2002)

Planning Policy Guidance 18: Enforcing Planning Control (December 1991)
Planning Policy Guidance 19: Outdoor Advertisement Control (March 1992)
Planning Policy Guidance 20: Coastal Planning (September 1992)

Planning Policy Guidance 21: Tourism (was cancelled in May 2006 and replaced by
the Good Practice Guide on Planning for Tourism)

Planning Policy Statement 22: Renewable Energy (August 2004)

Planning Policy Statement 23: Planning and Pollution Control (November 2004)
Planning Policy Guidance 24: Planning and Noise (September 1994)

Planning Policy Statement 25: Development and Flood Risk (December 2006)

The new policy statements came in the aftermath of the Planning and Compulsory
Purchase Act, 2004 which placed sustainability of communities and environments — as well
as the economy - at the heart of the planning system. The 2004 Act introduced a number
of major reforms with the intention of streamlining the planning process. New regional spa-
tial strategies were introduced, replacing the old regional planning guidance but, crucially,
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having statutory force. At the local level, older plans, such as the unitary development
plans, were replaced by local development documents which have to work in accordance
with the regional spatial strategy. The intention was to give developers more clarity and cer-
tainty about the process and to try to cut down the amount of time plans languished within
the system.

This agenda of streamlining the planning process has been driven in part by the Barker
reviews. Work on the first of these reports began in 2003 when Kate Barker, an economist
and member of the Monetary Policy Committee, was asked by the Chancellor and the
Deputy Prime Minister to produce a review of housing supply in the UK. When this review
was commissioned, UK house prices had been rising steeply for a number of years and the
Treasury was concerned that this was causing the economy to overheat, while the ODPM
was concerned about affordability.

The first Barker report, Delivering Stability: Securing Our Future Housing Needs
(Barker, 2004) argued that housing supply was not being mapped on to demand.
Allocations of housing land were previously allocated by local authorities based on popula-
tion projections. The concern was that where areas had low demand, too much housing
land might be released for development, while high-demand areas might see local author-
ities refusing further planning permissions in a given development cycle where their
existing demographic targets had been met. Barker proposed that allocations of housing
land should be more closely related to the market price of land.

This was quite a controversial move as it was seen as further encouraging the growth of the
south east of England, where there is clearly a high market demand for development land.
Nonetheless, the review fed directly into the drawing up of Planning Policy Statement 3:
Housing (PPS 3) which was released at the end of 2006. This is quite an interesting turn as it
means that the Treasury is now taking a very direct role in shaping planning policy - resulting
in a decidedly market-driven slant. There are a lot of positive reforms in PPS 3, particularly
about the need to ensure high-quality design, the need to preserve/restore biodiversity and
secure mixed communities through the provision of socially rented/affordable housing. Even
s0, lobby groups such as the Campaign to Protect Rural England (CPRE) fear that the need to
forecast market needs up to 20 years ahead of time is potentially problematic. If demand is not
as high as forecast, the CPRE argue, housebuilders will simply build at low densities to fill up
the ‘surplus’ land (CPRE Oxfordshire, 2006).

The housing review which heavily influenced PPS3 was followed up by the Barker
Review of Land Use Planning (Barker, 2006). This was in the same vein as the housing
review in that it called for a more market-determined view on organising the release of land
for more general development. Indeed, there was also a view that in certain circumstances
some reconfiguration of the green belt surrounding urban areas might be appropriate. The
obvious critique of this is that if not carefully managed, it could lead to a return to the boom
of out-of-town shopping centres that occurred in the late 1980s. There is, after all, a clear
market for such developments, although it would work against more general policy aims of
revitalising urban centres and reducing reliance on car-based transport. The review also
called for significant changes to the planning process in an attempt to give developers a
clearer sense of what was required and thus speed up the processing of applications, with
a slow planning process seen by the Treasury as a major brake on economic development.
Even with this major Treasury involvement, it is interesting that the review is heavily
couched in the language of sustainability, not, as would have been the case in the 1960s for
example, on the need to promote ‘growth’.
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Regional policy

When the DETR was broken up in 2001, the new ministry, though retaining responsibility
for the regions, lost control of regional economic policy. The regional development
agencies (RDAs), which had only been established in 1998, were passed over to the
Department for Trade and Industry (DTI). The loss of the RDAs was significant because
it meant that the Ministry with responsibility for urban regeneration lost direct control
over one of its major funding streams as the Single Regeneration Budget was scrapped
and replaced with the RDA-administered Single Programme. The concern is that these
bodies, with their statutory obligation to further economic development in the regions,
should see regeneration merely as part of an economic agenda, rather than as an holistic
process of which economic development is one part. Intriguingly, the money RDAs have
to spend mostly comes from CLG but they have much less influence over how that money
is spent, with the Department for Business, Enterprise & Regulatory Reform (DBERR,
the successor to the DTI) remaining in overall control and the RDAs having considerable
freedom in determining how they choose to spend the resource allocated to them
(Greenhalgh and Shaw, 2003).

The original intention was that the RDAs would be matched to newly established
regional assemblies, but these were to have very limited powers — nothing like what was
given to the Welsh Assembly or the Scottish Parliament. With the exception of the London
Assembly, none of the English Assemblies are directly elected. A referendum in the north
east saw the proposal for a directly elected assembly resoundingly rejected in 2004. This
has left an odd situation where the bodies established to give democratic oversight to the
actions of the unelected RDAs are themselves without democratic mandate. These bodies
are, however, charged with drawing up the regional spatial strategies. These cover trans-
port, housing, economic development, the environment, tourism and regeneration,
establishing at regional level the locations, size and priority of development — setting, for
example, the amount and location of land to be released for housing development. The fail-
ure of the regional assembly policy following the 2004 north east referendum has,
therefore, left a significant democratic deficit in these crucial areas of regional planning.

Urban regeneration companies and urban development
corporations

The urban regeneration companies (URCs) were considered a major policy instrument for
delivering the aims of the Urban White Paper (DETR, 2000). Based on three pilot URCs
established in 1999, there are now 21 in England, one in Wales, five in Scotland and one in
Northern Ireland. Unlike the old urban development corporations, they are not set up with
the assumption that the local authority has failed and therefore needs to be bypassed.
Essentially these are strategic partnerships funded by CLG (sometimes alongside English
Partnerships) with the relevant regional development agency and local authority.

The idea is that the URC should set out a masterplan for the regeneration of a specific
area. Public sector partners can then use this to prioritise the redevelopment of key infra-
structure. This, in turn, can attract private capital to realise the rest of the plan. URCs
themselves do not have significant resources, simply acting to bring the other agents
together with a clear focus on physical redevelopment rather than community renewal.
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The URCs have, however, been involved in very significant projects. Liverpool Vision, for
example, one of the first URCs, has been involved in the dramatic transformation of the
Ropewalks district into a cultural quarter as well as the vast Paradise Street redevelopment
in the commercial core.

The ODPM (2004b) undertook a policy stocktake of the URCs and concluded that the
programme should continue. There has, however, been some tinkering over the details of
implementation, particularly over the working relationship between the URCs and their
partner regional development agency and the extent to which English Partnerships would
be involved. Although the programme has expanded from the 12 URCs originally envi-
sioned in the Urban White Paper, it is interesting to look at the geographic locations of
these bodies. With a few exceptions, the URCs are disproportionately concentrated in the
northern former industrial heartlands, suggesting that these areas still face major chal-
lenges requiring state intervention.

Interestingly, however, in addition to the URCs, the Labour government has decided
to revive the urban development corporation (UDC) model in certain circumstances.
These are still operating under the original legislation, namely section 136 of the Local
Government, Planning and Land Act 1980. This most Thatcherite of regeneration tools was
set up with the intention of:

e bringing land and buildings into effective use;

e encouraging the development of existing and new industry and commerce;

e creating an attractive environment; and

e ensuring that housing and social facilities are available to encourage people to live and
work in the area.

Notably absent from these aims is any sense that the UDC should attempt to foster com-
munity cohesiveness or actively work with existing communities within their area. This is
particularly significant given the critique of the UDC model was always its divisiveness by
effectively engaging in state-sponsored gentrification, building infrastructure to attract a
new (wealthier) population, rather than engaging with needs of the existing community.

Community policies

Although this book focuses less on the community aspects of regeneration, it is interesting
that there has been a real split in policy terms during the New Labour period. What has
been produced is a division between community-led policies, which are broadly tagged
with the label ‘renewal’, and changes to the physical infrastructure which is broadly
referred to as regeneration. This changing discourse has broken up the notion of an holis-
tic economy-society—environment conception of regeneration. In all fairness, however, one
can perceive coordinating agencies such as the Housing Market Renewal Pathfinders (see
below), as an attempt to draw together these different strands, although with varying
degrees of success.

This idea that there is a somewhat separate discourse of community/social renewal
comes out of the Neighbourhood Renewal Unit (NRU) which was set up in 2001. The asso-
ciated Neighbourhood Renewal Fund (NRF) provided £1.875bn in 2001-06 to 88 of the
most deprived authorities in England, with a further £1.05bn allocated in 2006-08 to the
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86 most deprived authorities (Neighbourhood Renewal Unit, 2007). Perhaps the most sig-
nificant initiative operated by the NRU is the New Deal for Communities (NDC), though
this programme slightly predates the NRU having been established in 1998. The idea is
that NDC partnerships are set up at local level to produce a local response to tackle five
key indicators of social deprivation: unemployment, crime, educational under-achievement,
poor health and problems with housing and the physical environment (although the NDCs
do not have major resources for large-scale rebuilding programmes).

The NDCs have received quite a critical reception. For all that the intention is that tar-
gets and actions should be set locally, there was considerable underspend of resources as
locally agreed targets were subsequently rejected at national level. As Imrie and Raco
(2003: 27) argue: ‘Communities are often “shoehorned” on to local policy initiatives accord-
ing to central government guidelines ... limiting the effectiveness of programmes on the
ground.” There remains a tension in policy on community renewal between the rhetoric of
bottom-up community empowerment and the setting of very rigid, centrally-driven priori-
ties for what issues can and cannot be tackled.

This continuing tension in community policy is reinforced by the creation of Local
Strategic Partnerships (LSPs). Where the NDCs are targeted to specific areas — a group
of housing estates, for example — the LSPs take a larger-scale overview. Originally LSPs
were limited to the areas which qualified for NRF resources, but this quickly expanded to
include most areas of England with LSP boundaries matching those of local authorities.
The core group of LSPs have considerable power as the main conduit through which
Neighbourhood Renewal Funding passes into those 86 most deprived local authority
areas. These bodies are not, however, democratically elected, but are instead run by rep-
resentatives from partner organisations, particularly local authorities, local police
authorities as well as the health and education sectors, alongside a variety of other state
and non-state actors.

LSPs work around the notion of ‘floor targets’, a term established in the Treasury’s
Spending Review of 2000 to set minimum standards on a variety of social indicators for
deprived areas in order to narrow the gap between these and less deprived areas. This type
of indicator-driven target setting has become a familiar part of Labour policy-making over
the last decade and the floor targets have become a key part of the LSPs’ operation (Bailey,
2003). Indeed, more recently, the idea of floor targets has been still more formalised into
Local Area Agreements (LAAs). From 2007 LSPs were required to operate through LAAs,
which essentially represent an agreement between central government, the local authority
and the LSP as to what the priorities for action are in a given area. While the rhetoric of
joined-up thinking between different agencies is laudable and ensuring that socially
deprived areas are targeted for improvements in education, health and public safety
entirely sensible, the extent to which LSPs will truly respond to local needs, rather than
chasing floor targets set nationally, is moot.

Commission for Architecture and the Built Environment

With a parallel ‘renewal’ agenda covering social policy, ‘regeneration’ can be seen as some-
what skewed towards a concern with physical infrastructure. This said, when Labour came
to power in 1997, the country clearly had a distinct problem dealing with a very troubled
legacy of post-war urban design which needed to be addressed. Just as the Urban Task
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Force had a distinct design-led flavour, there were other reforms in the first New Labour
term that emphasised the importance of good quality architecture and spatial planning
in Britain’s cities. The Royal Fine Art Commission had been set up in 1924 and had the
power to call in and comment on development plans — though it had no statutory power to
enforce changes. In 1999, the Commission was rolled into the newly established CABE
(Commission for Architecture and the Built Environment). As with the Urban Task Force,
CABE was closely associated with the personal interests of the Deputy Prime Minister
John Prescott, and its creation brought with it a clearer remit to promote high-quality
design, both through commenting on major development plans and providing advice to
developers and various public bodies. As with the original Royal Fine Art Commission,
however, CABE’s advice is not statutorily binding and its main power is in naming and
shaming poor design through its Design Review Comments. In recent years CABE has
helped establish the principle of design coding, whereby designated redevelopment areas
have a series of design specifications at various different degrees of detail laid out for them.
These can include such things as height of buildings, set backs from the street, overall
street/frontage patterns, guidance on material textures/colours, even sometimes specific
guidance on detailing. The idea was piloted in a series of projects in 2004-06 and was sub-
sequently embedded into Planning Policy Statement 3: Housing (CLG, 2007a). There will,
therefore, be a much greater use of design codes in the future, with CABE positioned to
provide advice and guidance on how they are drawn up.

Construction policy

Where the Urban Task Force chaired by Lord Rogers grabbed most of the headlines, it was
Sir John Egan’s Construction Task Force which has probably had more of a direct impact
on current policy. Sir John was not a construction industry insider and his review high-
lighted concerns with the flexibility of the building industry, in particular how easy it was
to introduce new practices and new technologies as well as the Kkinds of training needed by
construction workers and managers to help meet these new challenges. Egan particularly
identified the advantages of longer-term partnerships between construction firms and
developers, noting the cost and quality advantages that these arrangements brought to the
housing association sector (Construction Task Force, 1998). The original review has fed
into a broader Egan agenda supported through a new executive agency, Constructing
Excellence, co-funded by both the CLG and the DBERR. The construction industry has a
massive role to play in meeting targets on sustainability because of the very large impact
that construction has on the environment. By helping to restructure how the industry oper-
ates, the Egan agenda has encouraged the much wider application of new technologies and
practices which has driven more sustainable construction.

This agenda of sustainable construction has also been driven by a progressive tighten-
ing up of the Building Regulations, with ever more stringent standards of insulation and
energy use. The Regulations have also been altered to minimise other environmental
impacts of new construction, such as reducing the quantity of surface water runoff through
the use of sustainable drainage systems (SuDS). The Building Research Establishment has
also been driving this agenda through its Environmental Assessment Method (BREEAM)
and its EcoHomes standards. Many of these ideas have subsequently been absorbed into
the CLG’s Code for Sustainable Homes, launched in 2006. Level 6 of that Code is for homes
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which are effectively carbon neutral, in that they generate sufficient energy from renewable
sources to ‘pay back’ any energy they draw from the national grid. English Partnerships is
currently running a Carbon Challenge on behalf of the CLG to encourage the construction
of carbon neutral homes, with ideas being mooted of all new homes having to be carbon
neutral by 2016 (English Partnerships, 2007). This poses as massive challenge to the con-
struction industry and gives some indication that the government is now taking the threat
of climate change very seriously in terms of policy practice.

The Sustainable Communities Plan

The ODPM/CLG’s most visible intervention in the physical environment of England is the
Sustainable Communities Plan. The plan was launched in February 2003 and led with a
strong physical reconstruction remit, outlined in its first publication, Sustainable
Communities: Building for the Future (ODPM, 2003). The priority areas were identified as:

the 20% most deprived wards in England;
former coalmining areas;

e growth areas in the south east (Milton Keynes and the south Midlands, the London—
Stansted-Cambridge-Peterborough Corridor, Thames Gateway and Ashford);

e the northern growth corridor;

e strategic areas of brownfield land; and

e the Housing Market Renewal Pathfinder areas.

This document was not uncontroversial, not least because it proposed an additional 200,000
homes in the ‘growth areas’ in the south east of England, most notably in the Thames
Gateway area. To many critics, the Communities Plan therefore gave a mandate to con-
crete over the south east. A key agency in the delivery of the plan is English Partnerships,
which was founded in 1993 as the ‘national regeneration agency’. It has grown significantly,
both in remit and power, absorbing a number of other agencies including the old
Commission for New Towns, the defunct UDCs and the remaining assets of the Housing
Action Trusts. It has ended up as a major landowner in several strategic areas and thus crit-
ical to the delivery of major changes in physical infrastructure.

A key delivery mechanism for the Sustainable Communities Plan are the Housing
Market Renewal Pathfinders. Nine areas in the Midlands and north of England were des-
ignated in 2002, where it was deemed that the housing market was near collapse with
abandoned houses and a decayed physical environment. The Pathfinders began operation
in 2003 with a remit to restart the housing market by making the area more attractive
through physical reconfiguration. On the one hand, this is quite an enlightened initiative,
recognising the very different challenges faced in certain parts of the country compared
to the high-demand south east (see Box 2.2). In the period 2004-08 £1.2bn has been allo-
cated to the Market Renewal Fund, with Pathfinders also expected to draw in resources
from the Neighbourhood Renewal Fund and the New Deal for Communities, both of which
are targeted at the ‘social’ side of regeneration. Stuart Cameron (2006) has argued, how-
ever, that the Pathfinder initiative has shifted from a particular concern with housing
abandonment to a more general drive to ‘modernise’ housing areas, i.e. fitting in with
broader regional economic policy rather than prioritising the particular needs of individual
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communities/areas. CABE’s (2005a) review of how the Pathfinders were progressing,
was very much focused on the need to work at a sub-regional level, to consult carefully
with communities to work out the source of problems in particular areas. This can be seen
in part as a reaction to local criticism that the Pathfinders have been rather insensitive
about the way that certain properties have been demolished. Any programme which
seeks to physically reconfigure an area and bring in new residents is always open to the
charge that it represents little more than gentrification and this accusation has dogged the
Pathfinders.

Box 2.2 Bridging NewcastleGateshead Pathfinder

One of the nine Housing Market Renewal Pathfinders established by the Sustainable
Communities Plan, Bridging NewcastleGateshead (BNG) covers the inner urban areas
of both Newcastle and Gateshead. The conurbation is still feeling the effects of post-
industrial decline with economic growth at around 1.3% compared to a national
average of 3.1%. The BNG covers an area containing 140,000 people and 77,000
dwellings, of which 47% is socially rented and 40% owner occupied. Vacancy levels
run at 7%, which is relatively high and the area experienced a 6% population decline
between the 1991 and 2001 censuses (Leather et al., 2007: 134).

During the first three years BNG oversaw the refurbishment/upgrading of 800
homes, particularly targeting the “Tyneside flat’, a housing type peculiar to the north
east of England, converting these into single family homes. A further 50 empty proper-
ties were brought back into use, while some 1,300 ‘obsolete’ properties were
demolished to make room for new properties to be built. The BNG also boasts that dur-
ing its first three years private developers have delivered 1,850 new properties and
that land for a further 600 new dwellings has been acquired (Coulter et al., 2006: 23).

The Sustainable Communities Plan has had a general concern with capacity-building
among the different organisations drawn into the regeneration process. Following on from
recommendations in the Urban Task Force Report, the Urban White Paper (DETR, 2000)
asked the RDAs to establish ‘Regional Centres of Excellence’ which would seek to foster a
skills and training culture for issues around the built environment. The idea was raised
again in Sustainable Communities: Building for the Future (ODPM, 2003) and the RDA
Advantage West Midlands was the first to establish such a body — RegenWM - in 2003. The
Egan Report on Skills for Sustainable Communities (ODPM, 2004a) gave further impetus
to this idea and there are now eight such centres of excellence. The idea is not that these
bodies should supply training, but that they should facilitate groups in the private, public
and community sectors, identifying the skills they need to work in regeneration and help-
ing them to acquire the necessary training. The centres of excellence are supported by the
Academy for Sustainable Communities (ASC). This national body is charged with increas-
ing the skills base in the sector in order to improve the kinds of new environment that are
produced through regeneration. As with the regional centres of excellence, the ASC is not
intended to provide training itself, but rather to foster a culture within the sector which
appreciates the importance of skills. The ASC also took over some of the awards schemes
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which were run by the ODPM, acknowledging innovation and best practice, launching the
Future Vision awards in 2007 for undergraduates coming up with ways to improve co